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March 15, 2015 
 
Ms. Barbara Barhydt 
Ms. Helen Donaldson 
City of Portland Planning Authority 
4th Floor, City Hall 
389 Congress Street 
Portland, ME 04101 
 
 
RE:  AC Hotel Portland 
 Fore Street / Hancock Street / Thames Street  

Chart, Block, Lot: 19-B-20 
 
 
Dear Barbara / Nell, 
 
On behalf of Portland Norwich Group, LLC we are pleased to submit this Level III - Final Site Plan 
Application along with supporting materials relating to the proposed hotel.  
 
The following is a brief summary of the current proposed project. The subject property, located in the  
B6 Eastern Waterfront Mixed Zone, is a vacant (previously developed) lot approximately 1.39 acres in 
size. The current proposal calls for the lot to be split (by right) and only the northern lot (0.65 ac) is 
included as part of the current application. The remaining land will be retained for future development. 
 
The subject property is essentially non-vegetated due to the intense level of past development. The 
entire lot slopes gently from southwest to northeast. The parcel has most recently been used as a gravel 
parking lot and historically as a portion of the Canadian National Railways Grand Trunk Railroad system. 
The main body of the lot is bound on three sides by streets; Fore to the west, Hancock to the north, and 
Thames (Commercial Street Extension) to the east. Other parcels on the block include a vacant lot to the 
southwest, an existing lot to the south containing the former Grand Trunk Railroad office building and 
an existing lot to the west containing the Portland Water District Pump Station. Surrounding land uses 
include: a parking garage with ground floor retail space and a hotel to the west across Fore Street;  
commercial, office, and parking to the north across Hancock Street; and the Ocean Gateway Terminal to 
the east across Thames Street (Commercial Street Extension). 
 
The proposed hotel lot is 28,540 sf and will be developed as a six (6) story building that fronts along the 
three adjacent streets, and will include a 180 room AC Hotel. The proposed site will have vehicular 
access from Fore Street by a shared two-way driveway that terminates in a formal cul-de-sac. New on-
street parking is proposed along Fore Street by a shift in the painted center line. More details 
concerning the proposed development are available in the attached project description. 
 
Since the Preliminary Application the significant changes that have occurred to the project are listed 
below: 
 
_____________________________________________________________________________________________ 
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1. The original lot (19-B-20) is to be split. The current (hotel) project only involves the northern lot 

(28,540 sf). The southern lot (32,102 sf) will be retained (for future development) by the 
applicant but is not part of the current project. 

2. The residential component (16 condominium units) of the project has been removed – 
subdivision review is no longer applicable. 

3. The separate retail / restaurant component (4,000 sf) of the project has been removed. The 
hotel bar / lounge and kitchen remain. 

4. The first floor has been reworked to add meeting rooms and a community space.  
5. The main hotel entrance has been moved from Hancock Street to the interior of the site; a 

secondary access point to the hotel is located on the corners of Hancock and Thames; access to 
the community space / meeting rooms are at Hancock near Fore Street; and a more pronounced 
pedestrian approach in the interior. 

6. Façade modifications. 
7. Entry drive has been revised to remove radius curbs and instead uses straight tip-downs with a 

flared driveway per City the standard. Width of driveway has been reduced to 20’ wide. 
8. Modified interior courtyard. 

 
Attached you will find one copy of the required written documents , one full size (24”x36”) copy of the 
plans, one reduced size (11”x17”) copy of the plans, and a CD with the entire application (written 
documents and plans). 
 
We look forward to working with you, the Staff, and the Planning Board in the review of this project. 
Please feel free to contact me to discuss any questions or concerns you may have regarding the 
attached application materials. 
 
Sincerely, 
CARROLL ASSOCIATES 

 
Patrick J. Carroll 
Principal 
 
Enc. 
 
Cc: Ara Aftandilian, Portland Norwich Group, LLC 
 Rob Festa, Group One Partners 
 Maureen McGlone, Ransom Consulting Engineers 
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Updated:  June 1, 2015 

Level III – 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 III: 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 III:  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 

http://me-portland.civicplus.com/DocumentCenter/Home/View/1080
http://me-portland.civicplus.com/DocumentCenter/View/2355
http://me-portland.civicplus.com/DocumentCenter/View/2356
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PROJECT NAME:

PROPOSED DEVELOPMENT ADDRESS:  

PROJECT DESCRIPTION: 

CHART/BLOCK/LOT:  _______________________ PRELIMINARY PLAN 
FINAL PLAN  

CONTACT INFORMATION:  
Applicant – must be owner, Lessee  or Buyer 

Name: 

Business Name, if applicable: 

Address: 

City/State : Zip Code: 

Applicant Contact Information 

Work # 

Home# 

Cell #

e-mail: 

Owner – (if different  from Applicant) 

Name: 

Address:

City/State : ip Code:

Owner Contact Information 

Work # 

Home# 

Cell # Fax# 

e-mail: 

Agent/ Representative 

Name: 

Address: 

City/State : Zip Code: 

Agent/Representative Contact information 

Work # 

Cell # 

e-mail: 

Billing Information 

Name: 

Address: 

City/State : Zip Code:

Billing Information 

Work # 

Cell #

e-mail: 

Fax# 

Fax# 
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Engineer 

Name: 

Address: 

City/State : Zip Code: 

Engineer Contact Information 

Work # 

Cell # Fax# 

e-mail: 

Surveyor 

Name: 

Address: 

City/State : Zip Code: 

Surveyor Contact Information 

Work # 

Cell #        Fax# 

e-mail: 

Architect 

Name: 

Address: 

City/State : Zip Code: 

Architect Contact Information 

Work # 

Cell # Fax# 

e-mail: 

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 III Development (check applicable reviews) 
___ Less than 50,000 sq. ft. ($500.00) 
___ 50,000 - 100,000 sq. 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: 

• Notices ($.75 each)
• Legal Ad (% of total Ad)
• Planning Review ($40.00 hour)
• 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)    
___ Subdivisions ($500 + $25/lot) 
       # of Lots ___ x $25/lot = ______ 
___ 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 

ROB FESTA
GROUP ONE PARTNERS, INC.
21 WEST THIRD STREET

BOSTON, MA      02127

STEPHEN BRADSTREET
RANSOM CONSULTING ENGINEERS
400 COMMERCIAL ST., SUITE 404

PORTLAND                     04101

207.772.2891

STEPHEN.BRADSTREET@RANSOMENV.COM

JOHN SWAN
OWEN HASKELL, INC.
390 US ROUTE ONE

FALMOUTH                 04105

207.774.0424

JSWAN@OWENHASKELL.COM

617.268.7000

ROB@GROUPONEINC.COM

LEE LOWRY
JENSEN BAIRD GARDNER HENRY 
10 FREE STREET, PO BOX 4510

PORTLAND     04112-4510

207.775.7271

LLOWERY@JBGH.COM
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PROJECT DATA 

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

Total Area of Site   sq. ft. 
Proposed Total Disturbed Area of the Site   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)  sq. ft.
Impervious Area (Total Proposed)   sq. ft.

Building Ground Floor Area and Total Floor Area 
Building Footprint (Total Existing)   sq. ft. 
Building Footprint (Total Proposed)   sq. ft. 
Building Floor Area (Total Existing)   sq. ft. 
Building Floor Area (Total Proposed)   sq. ft. 

Zoning 
Existing 
Proposed, if applicable 

Land Use 
Existing 
Proposed 

Residential, If applicable 
# of Residential Units (Total Existing) 
# of Residential Units (Total Proposed) 
# of  Lots (Total Proposed) 
# of Affordable Housing Units (Total Proposed) 

Proposed Bedroom Mix 
# of Efficiency Units (Total Proposed) 
# of One-Bedroom Units (Total Proposed) 
# of Two-Bedroom Units (Total Proposed) 
# of Three-Bedroom Units (Total Proposed) 

Parking Spaces 
# of Parking Spaces (Total Existing) 
# of Parking Spaces (Total Proposed) 
# of Handicapped Spaces (Total Proposed) 

Bicycle Parking Spaces 
# of Bicycle Spaces (Total Existing) 
# of Bicycle Spaces (Total Proposed) 

Estimated Cost of Project 
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FINAL PLAN - Level III Site Plan 

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies 

GENERAL WRITTEN SUBMISSIONS CHECKLIST 
(* If applicant chooses to submit a Preliminary Plan, then the * items were 
submitted for that phase and only updates are required) 

1 * Completed Application form
1 * Application fees
1 * Written description of project
1 * Evidence of right, title and interest
1 * Evidence of state and/or federal permits

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

Zoning requirements

1 
* Summary of existing and/or proposed easements, covenants, public or

private rights-of-way, or other burdens on the site
1 * Evidence of financial and technical capacity
1 Construction Management Plan 

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

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

1 Stormwater management plan and stormwater calculations 
1 Written summary of project's consistency with related city master plans 
1 Evidence of utility capacity to serve 

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

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

1 

Where applicable, an assessment of the development's consistency with any 
applicable design standards contained in Section 14-526 and in City of Portland 
Design Manual  

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

X
X
X
X
X

X

X
X
X

X
X

X
X
X
X

X

X

X
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Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies 

SITE PLAN SUBMISSIONS CHECKLIST  
(* If applicant chooses to submit a Preliminary Plan, then the * items were 
submitted for that phase and only updates are required) 

1 
* Boundary Survey meeting the requirements of Section 13 of the City of
Portland's Technical Manual 

1 Final Site Plans including the following: 
Existing and proposed structures, as applicable, and distance from property line 
(including location of proposed piers, docks or wharves if in Shoreland Zone); 
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 
and pedestrian access ways, and bicycle access ways, with corresponding curb 
lines;  
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;  
Existing and proposed public transit infrastructure with applicable dimensions and 
engineering specifications;  
Location of existing and proposed vehicle and bicycle parking spaces with 
applicable dimensional and engineering information;  
Location of all snow storage areas and/or a snow removal plan; 

A traffic control plan as detailed in Section 1 of the Technical Manual; 
Proposed buffers and preservation measures for significant natural features, 
where applicable, as defined in Section 14-526(b)(1);  
Location and proposed alteration to any watercourse; 
A delineation of wetlands boundaries prepared by a qualified professional as 
detailed in Section 8 of the Technical Manual;  
Proposed buffers and preservation measures for wetlands; 
Existing soil conditions and location of test pits and test borings; 
Existing vegetation to be preserved, proposed site landscaping, screening and 
proposed street trees, as applicable;  
A stormwater management and drainage plan, in accordance with Section 5 of the 
Technical Manual;  
Grading plan; 
Ground water protection measures; 
Existing and proposed sewer mains and connections; 

- Continued on next page -

X

X
X

X
X

X

X

X

N/A

X
X

X
N/A

N/A
N/A

N/A
X
X

X

X
X
X
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Location of all existing and proposed fire hydrants and a life safety plan in 
accordance with Section 3 of the Technical Manual;  
Location, sizing, and directional flows of all existing and proposed utilities within 
the project site and on all abutting streets;  
Location and dimensions of off-premises public or publicly accessible 
infrastructure immediately adjacent to the site;  
Location and size of all on site solid waste receptacles, including on site storage 
containers for recyclable materials for any commercial or industrial property;  
Plans showing the location, ground floor area, floor plans and grade elevations for 
all buildings;  
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 
the Application for Certificate of Appropriateness, if applicable, as specified in 
Section Article IX, the Historic Preservation Ordinance;  
Location and dimensions of all existing and proposed HVAC and mechanical 
equipment and all proposed screening, where applicable;  
An exterior lighting plan in accordance with Section 12 of the Technical Manual; 
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.  

X

X

X

X

X

N/A

N/A

X
X

X

X
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May 10, 2016 
 
Ms. Helen Donaldson 
City of Portland Planning Authority 
4th Floor, City Hall 
389 Congress Street 
Portland, ME 04101 
 
 
RE:  AC Hotel Portland 
 Response to Staff Review Comments  
 
 
Dear Nell, 
 
On behalf of Portland Norwich Group, LLC we are pleased to submit this response letter to the Level III - 
Final Site Plan Review Comments from the City Staff along with supporting materials relating to the 
proposed hotel. Below are the comments taken from the Staff Review Letter (in italics) along with 
responses from the applicant (in bold) as well as a summary on one additional site plan modification 
proposed by the applicant. 
 
Since the last submission the architect and the construction management company have been diligently 
working on refining the structural and interior design of the hotel. As a result of that work the applicant 
has decided to shift the location of the hotel approximately 1-2 feet closer to Fore Street (depending on 
where measurement is taken from).  As a result of the shift towards Fore Street the setbacks on Fore 
and Thames are now as follows: 
    

Min.  Max. 
Fore Street   4.90’  5.70’ 
Thames Street  6.60’  8.10’ 
 
The setback along Hancock Street and along the west property line has remained the same. 
------------------------------------------------------------------------------------------------------------------------------------------ 
 
 
Design (Caitlin Cameron) 
 
 B. Buildings/Architecture: Guidelines  
1. Contextual Design – The project is proposed in an eclectic and underdeveloped area on the waterfront 
providing less architectural context as other parts of the neighborhood. The hotel is contemporary in 
design and is of similar scale as the Residence Inn and Ocean Gateway garage. The building orientation 
respects the mid-block permeability found in the India Street Form-based Code zone (which was not 
applicable at the time of the application) and therefore places its longest dimension on the “B” street of 

_____________________________________________________________________________________________ 
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Hancock and the interior alley will be created through the site keeping physical and visual connections to 
the waterfront.  
RESPONSE: none required 
 
2. Building Composition:  

a. Placement – The building has three street frontages and creates a street wall by placing the 
building at the property line on all three streets. This helps to establish the more urban street 
wall sought to be built up in the neighborhood and on the waterfront as it develops. The primary 
entrance faces directly onto Thames Street.  
RESPONSE: none required 

 
b. Height – The Eastern Waterfront Master Plan recommended 3-5 stories for this section of the 
neighborhood. Building height meets zoning and is similar to surrounding new construction. 
Much of the surrounding context is unbuilt at this time.  
RESPONSE: none required 
 
c. Massing – The project places its largest massing on the “B” street of Hancock to mitigate the 
impact of the building length. Scaling elements such as material and façade plane changes, 
canopies, and fenestration are used to make the scale more comfortable at the street for 
pedestrians. The building corners on Hancock at Thames and Fore Street are curved for emphasis 
of entries and in acknowledgment of the surrounding buildings in the context.  
RESPONSE: none required 

 
d. Proportion - The long proportion of the building is oriented to Hancock Street in order to 
mitigate the scale of the building from the waterfront approach.  
RESPONSE: none required 

 
e. Articulation – The reviewers find the use of “traditional” lintels and headers on the brick 
portion of the building to be out of context with the contemporary nature of the building as a 
whole. Articulation in these sections of the building should be provided with details such as 
punched windows, soldier course, or texture, for example.  
RESPONSE: The articulation of the window openings in the brick masonry façade have been 
revised from traditional heavy cast stone heads and sills to a more contemporary punched 
look with a slim sill and brick reveal. 
 
f. Materials – Please provide material samples. There are too many material types and colors 
without an apparent relationship to each other. The reviewers propose that the Hancock/Fore 
Street corner material be revised, possibly in color to grey, to be more subtle and provide a visual 
cohesion for the building as a whole.  
RESPONSE: The corner of Fore and Hancock Streets has been revised to a dark grey tone 
pulling from the buildings color palette therefore providing the desired visual cohesion.  
Material samples will be provided for review and comment. 
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3. Pedestrian Environment – The project is intended to foster a walkable and enjoyable pedestrian 
environment through the addition of street trees and pedestrian lights, active street wall in key locations, 
outdoor dining, and a mid-block pedestrian passage. The building architecture attempts to add 
pedestrian comfort through articulation and scaling details.  
RESPONSE: none required 
 
4. Primary Entrances and Service Entrances – This project has frontage on three public streets and one 
internal street. The building is oriented towards Thames Street with the principal façade of the project 
facing the water and having the most visual exposure as people approach from the ferry, cruise ships, 
and trail. A prominent entrance faces directly onto Thames with hotel pick-up and drop-off situated 
interior to the block in the alley which will include a pedestrian-friendly alley accessible to pedestrian 
traffic from Thames and the Ocean Gateway garage. The service entries are on “B” streets (Hancock and 
the block interior). An additional public entrance faces Hancock at the community room.  
RESPONSE: none required 
 
5. Parking Structures – N/A Parking is provided off-site in the Ocean Gateway Garage.  
RESPONSE: none required 
 
6. Infill and Small Scale Development – N/A  
RESPONSE: none required 
 
7. Historic Structures – N/A 
RESPONSE: none required 
 
8. Civic Structures – N/A 
RESPONSE: none required 
 
9. Marine Development – N/A  
RESPONSE: none required 
 
C. Open Space and the Public Realm: Guidelines  
1. Public Open Space and Plazas – N/A  
RESPONSE: none required 
 
2. Private Open Space and Plazas  

a. Internal Open Space – The project provides internal open space in the form of a mid-block alley 
accessible to pedestrians from Thames and Fore Streets and for vehicles from Fore Street. The 
space is designed as the pick-up and drop-off for the hotel and also serves as a welcome mid-
block permeable break in the large block providing visual and physical connection through the 
block to the waterfront. The amenities include landscaping, bollards, benches, potentially an art 
installation, and high quality paving – the intention is to make the space inviting for pedestrian 
travel.  
RESPONSE: none required 
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b. Internal/External Interplay – The project will also include outdoor dining spaces on Thames 
Street with the intention of activating the street.  
RESPONSE: As a result of the building being shifted slightly towards Fore Street there is now 
greater room along the Thames Street sidewalk to better accommodate outdoor dining, 
pedestrians, and streetscape elements, all which in turn help to create an active street scene. 

 
c. Passageways – See a. above – mid-block passage is included in project and is open air and 
publicly accessible.  
RESPONSE: The passageway is an important piece of the Master Plan for the two lots. It is a 
critical connection for the project to the surroundings, both physically and visually. Although 
the passage way has not been fully designed yet the India Street Form Based Code requires at 
least 25 feet and there will be at least that between the hotel and the future Thames Street 
building.    

 
3. Historic Sites – N/A  
RESPONSE: none required 
 
4. Public Art – N/A 
RESPONSE: none required 
  
5. View Protection – N/A 
RESPONSE: none required 
------------------------------------------------------------------------------------------------------------------------------------------ 
 
Civil (David Senus) 
 
1. The Applicant has noted that a construction management plan will be provided by the contractor once 
a contractor has been selected. If this approach is acceptable to Planning and other reviewers, the 
submittal of a construction management plan should be made Condition of Approval for the project. 
RESPONSE: none required 
 
2. In accordance with Section 5 of the City of Portland Technical Manual, a Level III development project 
is required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter 
500 Stormwater Management Rules, including conformance with the Basic, General, and Flooding 
Standards. We offer the following comments: 

 
a) Basic Standards: The Applicant has included plan and detail sheets that contain details and 
notes related to erosion and sediment control requirements, inspection and maintenance 
requirements, and good housekeeping practices in general accordance with Appendix A, B, & C 
of MaineDEP Chapter 500. In addition to the information provided, sheet C1.2 should include 
notes requiring frequent street sweeping within the Right-of-Way, and a silt sack should be 
called out on the catch basin located at the intersection of Hancock and Thames. 
RESPONSE: Sheet C1.2 has been revised to include the requested information. 

 
b) General Standards: The Applicant has noted that the entire parcel is considered impervious 
with concrete pads or gravel surfaces and that future development on the remaining property is 
anticipated to consist of multiple structures for retail/office/residential use, with landscaped 
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areas and walking paths. With the addition of landscaped areas, it is anticipated that the 
proposed development will decrease the Site’s overall impervious area. The project will not result 
in an increase in impervious area. As such, the project is not required to include any specific 
stormwater management features for stormwater quality control. Although not specifically 
required, the Applicant has proposed permeable pavers with a filter system to provide treatment 
on the site. We find the project to be compliant with the City’s requirements for the General 
Standards. 
RESPONSE: none required 

 
c) Flooding Standard: The project will not result in an increase in impervious area. As such, the 
project is not required to include any specific stormwater management features to control the 
rate or quantity of stormwater runoff from the site. The Applicant has proposed an R-Tank 
system below a portion of the permeable paver filter system to provide storage for stormwater 
runoff. The Applicant has demonstrated that the project will not result in an increase in the peak 
rate of runoff from the Site; as such, we find the project to be in compliance with the City’s 
requirements for the Flooding Standard. 
RESPONSE: none required 

 
3. The proposed storm drain connection into the public storm drain system in Thames Street is shown as 
a 12” pipe connecting into an existing 15” storm drain; the Applicant should include a proposed drain 
manhole at this connection location within Thames Street. Also, an additional area of sidewalk repair 
(beyond what is currently shown on the plans) will be necessary to install the storm drain as proposed. 
RESPONSE: Sheet C1.0 has been revised to include additional sidewalk repair and Sheet C1.2 has been 
revised to include a proposed drain manhole. 
 
4. The Stormwater model was developed anticipating that roof runoff from the building will be directed 
into the subsurface R-Tank system. The plans should reflect storm drain connection(s) from the building 
into the R-Tank system for roof water. 
RESPONSE: Connections for roof drains have been added to Sheet C1.2.  Additional 4” maintenance 
ports have also been included. 
 
5. The plans call for Loam & Seed of any disturbed areas on Lot 2. This note would imply that only areas 
on Lot 2 that are impacted by this construction work will receive a surface improvement, while other 
areas will remain in their current condition. The City’s Planning Staff and the Planning Board will need to 
decide whether the current condition, along with proposed loam and seed of “disturbed areas”, 
represents an acceptable surface condition for Lot 2 upon completion of this work. We agree with the 
Applicant’s response that any surface improvements on Lot 2 can continue to be considered existing 
impervious surface (reflective of the current condition) for future stormwater calculations. If additional 
improvements on Lot 2 are not required by the City at this time, we recommend that the City consider 
identifying a timeframe whereby the current condition would need to be improved if other development 
does not occur on Lot 2. 
RESPONSE: It is the opinion of the applicant that the remaining land should not have to be loamed and 
seeded until at least the hotel opens. This land is currently being used by Gorham Savings Bank as a 
construction staging area will also be utilized for hotel construction staging. The applicant feels that 
any of the remaining land, approved and pending construction for a future building, at the time of the 
hotel opens would not be required to be loamed and seeded. 
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6. The Applicant should provide the following details in accordance with the City of Portland Technical  
Manual for work within the City Right-of-Way: 
a) Vertical Granite Curb; 
b) Brick Sidewalk; 
RESPONSE: Details 5 and 6 on Sheet C2.1 comply with the City of Portland standards. 

 
7. Sheet C-1.1 – Utility Plan 

a) A street lighting design (including service feeds and conduit) should be detailed on the utility 
plan or on a separate electrical plan for review. 
RESPONSE: Sheet C1.1 identifies the new street lighting locations.  The notes identify that the 
existing service feeds will be relocated as part of this construction and will be coordinated with 
the City DPW. 

 
b) The existing utility pole at the corner of Fore and Hancock is a termination pole with a guy 
wire and a transformer that appears to provide power for a City street lighting circuit. The plans 
call for the removal of the pole and associated guy wire, with coordination through CMP. 
Removal of this pole will require time to coordinate, and may result in a requirement for the 
installation of additional pole(s) at alternate locations. We recommend that this process begin at 
this time, and that the City DPW be included in the discussions for relocation of the CMP and 
street lighting infrastructure 
RESPONSE: The applicant will include the City DPW in discussions with CMP regarding the 
removal of the pole at the intersection of Fore and Hancock Street. 

------------------------------------------------------------------------------------------------------------------------------------------ 
 
Engineering (Michael Farmer) 
 
1. We recommend that the electric power supply for the project be extended from the existing 
underground electric power distribution system in Fore Street and other adjacent streets, not from the 
existing utility pole and overhead wires at the corner of Fore St. And Hancock St., as shown on the plans. 
The project plans should include removing the existing utility pole and overhead wires, if this can 
reasonably be done at a reasonable cost. Item addressed. 
RESPONSE: none required 
 
2. Underground electric power (and underground communication) conduits in the street right of way 
should be in incorporated into concrete encased duct banks. The details on sheet C2.0 should be revised 
accordingly. Item addressed. 
RESPONSE: none required 
 
3. We would like to have a chance to review the electric utility service plans for the project after they 
have been approved by CMP Co. staff. We are assuming what is being proposed is what will be 
constructed. No further comments. 
RESPONSE: none required 
 
4. The plans show two grease traps, which would be privately owned and maintained, in the street right 
of way. We have allowed private grease traps in City streets in some retrofit situations where existing 
buildings and existing businesses had no practical alternatives. However, in projects such as this, which 
entail complete site development and new building construction from the foundation up, there would 
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seem to be no good reasons why an efficient and practical design that includes private grease traps on 
private property could not be created. We believe that public streets should be reserved for public 
purposes. For these reasons, we recommend that the design be revised to put the grease traps on private 
property. There should also be sanitary sewer manhole(s) on the grease trap discharge lines, so that the 
wastewater from the grease traps could be isolated and collected for analysis. 
One proposed grease trap has been eliminated. The remaining proposed grease trap is still shown within 
the street right of way. We have allowed this in the pass when no other alternatives exist. In this case 
there are alternatives and this department is not supportive of the proposed location. 
RESPONSE: The AC Hotel is a select service hotel with minimal food preparation, thus, an internal 
grease trap located within the kitchen area will be sufficient. 
 
5. The grease trap details on sheet C2.0 should be revised as follows, if they are to be located in a public 
street or sidewalk. The grease traps should be H20 load rated. The grease traps should be recessed below 
finish grade and the access ports should be provided with cast iron manhole frames and covers, set on 
three or more courses of brick and mortar (concrete grade rings might be used in some situations). 
Item addressed. 
RESPONSE: none required 
 
6. All new (or reset) granite curb construction should be laid out so that mitered corners are not used on 
curb “bump outs,” or other areas, where they are exposed to possible plow damage. Circular curb should 
be used in these areas in lieu of mitered corners. The curb layout should be designed so no curb pieces 
shorter than 4 feet are required. The bump out cannot be constructed as shown. Radius needs to be 10’ 
with 4’ min. lengths of curbing. The applicant has indicated they will address this item. 
RESPONSE: Refer to Sheet C1.0 
 
7. The circular driveway plans show accessible sidewalk ramps adjacent to granite cobblestone 
pavement in the driveway. The granite cobblestones would look nice; but, I wonder if the cobblestone 
surface can be constructed smooth enough to meet ADA design standards. Applicant must assure that 
entire site is ADA compliant and has indicated they will do so. 
RESPONSE: Refer to Sheet C1.2 
 
8. Fore St is under a paving moratorium until 10-22-16. The applicant has indicated they will not disturb 
Fore St before 10-21-16. 
RESPONSE: none required 
 
9. William Clark will be forwarding survey comments under a separate cover. 
RESPONSE: none required 
 
10. This project is not located within the Historic Zone therefore the driveway apron must be constructed 
of asphalt unless a council waiver is requested. This Department would be supportive if a waiver is 
requested. 
RESPONSE: Section 1.8 of the Technical Manual suggests that the apron can be constructed of brick or 
bituminous.  A 1’ bituminous strip was included as shown on the City details.  If a waiver is required, 
could you reference the section which needs to be waived? 
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11. Please add note to plan set stating, “All work within the street right of way shall meet City of 
Portland Technical Manual standards.” 
RESPONSE: Refer to C2.0 
 
12. The applicant is showing a proposed 12” ADS N12 drain line to be installed in Thames St. N12 is not 
allowed to be installed within the street right of way. Please refer to the City’s Technical Manual. Also a 
drain manhole is required where the propose 12” pipe connects with the existing 15” pipe in Thames St. 
RESPONSE: The pipe has been revised to PVC. 
 
13. The City’s Technical Manual require of catch basis which discharge to the City’s 
stormwater system to have three foot sumps. Please change plan details to reflect this requirement. 
RESPONSE: The type F basins shown on the plans discharge to the R-Tank storage system and not 
directly to the City’s stormwater system.  However, the sump called out on detail 2, Sheet C2.2 has 
been revised. 
------------------------------------------------------------------------------------------------------------------------------------------ 
 
Traffic (Tom Errico) 
 
1. The applicant will be developing a detailed pavement marking plan for Fore Street that depicts 
adjustment to the center line and implementation of on-street parking on the south side. I’ll review the 
details upon receipt of the plan. 
RESPONSE: The applicant will work with City staff and Mr. Errico on the design of the section of Fore 
Street fronting the site. A note has been added to the Site Plan. 
 
2. The City will coordinate with the applicant on proposed on street parking regulations for Fore Street. 
At this time the City is considering time limit parking regulations. 
RESPONSE: See response to item 1. 
 
3. The applicant is proposing conversion of a vehicle parking space to a loading space on Hancock Street. 
I generally find this change to be acceptable, but I still need to review final details. 
RESPONSE: The applicant will work with City staff and Mr. Errico on the approval and implementation 
of converting any parking spaces along Hancock Street. A note has been added to the Site Plan 
showing the proposed location for the Hancock Street loading space. 
 
4. The above parking regulation changes will need City Council approval and the applicant shall be 
responsible for assisting City staff in seeking the approval. 
RESPONSE: See response to item 3. 
 
5. It is my recommendation that a crosswalk be implemented on the west side of Fore Street at Hancock 
Street (particularly given use of the Gateway Parking Garage by the project). The crosswalk may include 
warning signs and shall be fully ADA compliant on both sides of Fore Street. 
RESPONSE: See response to item 1. 
 
6. City staff continues to review the curb extension at the southwest corner of the Fore Street/Hancock 
Street intersection. Alterations to the ramp configuration and depth of the extension will be required. 
RESPONSE: See response to item 1. 
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7. The applicant should provide specific details on the current, committed, and proposed users of the 
Gateway Parking Garage. 
RESPONSE: A summary of current leases at the Ocean Gateway Garage is attached; it also includes 
future parking lease obligations such as the 400 spaces for the Portland Gateway Development Site 
and the AC Hotel.  The future parking lease obligations are "up to" numbers and even at the full 
amounts the total number of 121% of available parking spaces is within industry standards taking into 
account the mix of uses. 
 
8. The City does not support the provision of two approach lanes on Fore Street at India Street. The 
applicant shall confirm only one lane is necessary. 
RESPONSE: Gorrill Palmer analyzed this approach as a single lane approach in the previously 
submitted traffic evaluation and found the capacity to be acceptable, and therefore a single lane is 
appropriate.  See also item 1. 
 
9. The City is requesting the applicant evaluate the provision of a four way STOP controlled intersection 
at the Fore Street/Hancock Street intersection to address safety and traffic issues. 
RESPONSE: Gorrill Palmer completed this review and submitted the results to the City and Mr. Errico in 
a Memo (Driveway Capacity Analysis, Fore Street / Hancock Street All-Way Stop Analysis) dated April 
15, 2016.   The results indicate that a four way STOP is not warranted. 
 
10. Fore Street is classified as a Collector Street and City standards require 150 feet of corner clearance 
to Hancock Street. I support a waiver from City standards given that the location of the driveway is 
approximately mid-block between Hancock Street and India Street. 
RESPONSE: The applicant will be seeking a waiver for the proposed driveway location, see below. 
 
The City of Portland Technical Manual Section 1.7, Subsection 1.7.2.7 (Location and spacing of 
driveways), third bullet states the following: 
 
• Along arterial and collector streets, access driveways to corner lots shall be located a minimum of 

one hundred fifty (150) feet from the intersection of the projection of right-of-way lines to the 
center line of the driveway except as provided for hereinafter. 

 
Since Fore Street is classified as a Collector Street, this requirement applies. 
The proposed driveway measured as described above is approximately 120 feet rather than the 
required 150 feet.  The proposed driveway location was determined based on allowable site frontage 
and positioning the driveway in the center of the frontage.  This positioning locates the driveway 
approximately half way between Hancock Street and the accesses to the parking garage on the 
opposite side of the street and the Portland Water District driveway on the same side of the street.  
Thus allowing maximum separation between Hancock Street and two driveways. 
 
 Therefore, the applicant respectfully requests a waiver from the 150 feet of required separation as 
identified above.  
----------------------------------------------------------------------------------------------------------------------------------------- 
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Planning (Nell Donaldson) 
 
1. Please specify where sloped granite curb transitions to vertical granite curb in the turnaround and 

confirm ADA access into the main entrance to the hotel from this approach.  
RESPONSE: The drop-off circle is defined by sloped curb, except for in front of the main entrance 
where it will be flush to accommodate ADA access. The driveway from Fore Street will be defined 
by vertical curb and will transition into slope at the start of the radii into the circle. Please see Site 
Plan Sheet C1.0 for notes indicating transition, curb materials, and ADA access.  

 
2. The revised submittal includes a copy of the deed transferring ownership of the garage and notes that 

the garage ownership was subsequently sold. Please provide a copy of the lease agreement for 
garage spaces.  
RESPONSE:  The parking lease for the Portland Gateway development site including the AC Hotel 
site is attached, this parking lease is for up to 400 parking spaces.  The Applicant and Ocean 
Gateway Garage are completing a new parking lease specifically for the AC Hotel for 
approximately 100 parking spaces that will be provided to the Planning Staff upon execution. 

 
3. On-street parking on Fore should be designated as 1-hour parking. 

RESPONSE: A note has been added to the Site Plan indicating that on-street parking on Fore Street 
will be designated as 1-hour. 

 
4. Show the loading zone proposed on Hancock Street. 

RESPONSE: The applicant will work with City staff and Mr. Errico on the approval and 
implementation of converting any parking spaces along Hancock Street. A note has been added to 
the Site Plan showing the proposed location for the Hancock Street loading space 

 
5. Provide water capacity letter. 

RESPONSE: A capacity letter from Portland Water District is attached. 
 
6. Show awnings and grease trap on Final Site Plan. 

RESPONSE: Awnings and canopies are now included on the Site Plan. Grease traps will now be 
located internally. 
 

7. Provide the average grade calculation. 
RESPONSE: Please see Grading Plan and Architectural Elevations. 

------------------------------------------------------------------------------------------------------------------------------------------ 
 
Landscape (Jeff Tarling) 
 
We met with the City Arborist on April 13 to go over his review comments. He suggest that the proposed 
raised granite tree planters at the end of the on-street parking, within the curb extensions, be located at 
the end of the parking to help delineate it and to prevent odd left over spaces in the sidewalk. He also 
recommended that these specific tree planters should be more triangular in shape to fit the space 
better and larger to allow for additional low planting to happen.  
RESPONSE: We have incorporated four alternative style raised tree planters (with under planting of 
perennials) into the streetscape; two each at the curb extensions at Fore/Hancock and 
Thames/Hancock.  
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Fire (Keith Gautreau) 
 
The Fire Dept. has reviewed the final drawings and documents; the applicant has addressed my 
questions /concerns. I remember discussion in the pre-application phase that there might be connectivity 
between Thames and Fore by extending the drive-up to Thames. The Fire Dept. would very much be in 
favor of such a proposal. 
RESPONSE: The Applicant will investigate maintaining sufficient width within the pedestrian 
connection from the vehicular circle to Thames Street to permit fire apparatus vehicles to access the 
vehicular circle from Thames Street. 
------------------------------------------------------------------------------------------------------------------------------------------ 
 
 
Attached you will find an electronic copy of the written documents and the revised plans on a CD. 
 
We look forward to working with you, the Staff, and the Planning Board in the review of this project. 
Please feel free to contact me to discuss any questions or concerns you may have regarding the 
attached application materials. 
 
Sincerely, 
CARROLL ASSOCIATES 

 
Patrick J. Carroll 
Principal 
 
Enc. 
 
Cc: Ara Aftandilian, Portland Norwich Group, LLC 
 Rob Festa, Group One Partners 
 Maureen McGlone, Ransom Consulting Engineers 
  
  

 
 



 
 
May 18, 2016 
 
Ms. Helen Donaldson 
City of Portland Planning Authority 
4th Floor, City Hall 
389 Congress Street 
Portland, ME 04101 
 
RE:  AC Hotel Portland 
 Response to Staff Review Comments  
 
Dear Nell, 

On behalf of Portland Norwich Group, LLC we are pleased to submit this response letter to the 
additional Site Plan Review Comments from the Department of Public Works (dated May 13, 2016) and 
Planning (dated May 16, 2016) along with supporting materials relating to the proposed hotel. Below 
are the comments taken from the Staff Review (in italics) along with responses from the applicant (in 
bold) as well as a summary on one additional site plan modification proposed by the applicant. 

 
Planning (Helen Donaldson) 

1. Your application includes a request for a waiver on the screening/buffering requirements of the 
TM.  You're technically required to screen things like loading and servicing areas and utility structures 
(hence some of our discussions about the rooftop screen).  However, I don't think you technically need a 
screening waiver.  Can you eliminate the request to avoid confusion?  All that would be left for waiver 
requests is the driveway separation waiver that you included in your most recent letter. 
RESPONSE: Please see attached, revised “Request for Waiver” Exhibit, which now contains only waiver 
requests for the driveway location and brick driveway apron. 
 
2. Can you verify the floor area (108,960 SF - is this right?) and footprint (20,040 SF is listed in the 
application, 20,385 is cited on the plans). 
RESPONSE: According to the latest from the Architect and Construction Manager, the current footprint 
is 19,403 sf and the current floor area is 106,223 sf. See revised Floor Plans. 
 
3. Can you get us updated renderings to correspond with the revised elevations you sent on the 10th?   
RESPONSE: Revised perspective/elevation renderings are attached. Also attached are images of the 
hotel material samples. 
------------------------------------------------------------------------------------------------------------------------------------------ 

_____________________________________________________________________________________________ 
217 Commercial Street, Suite 200  Portland, Maine  04101   v.207.772.1552  f.207.772.0712   www.carroll-assoc.com 
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Department of Public Works (David Margolis-Pineo) 
 
1. Sheet C1.0 – Site Plan, the applicant is showing a brick driveway apron and has asked where the code 
states an asphalt drive is required. It is my understanding that the City Council in 2000 passed such a 
material policy and that any change from this policy requires Council authorization. 
RESPONSE: The applicant is requesting a waiver from the City Council’s driveway apron material policy 
requiring asphalt aprons in non-historic districts to and allow for a brick paver apron. The applicant 
feels that the proposed brick apron provides a more refined look (while being just as durable as 
asphalt) and fits with the surrounding better as both the Ocean Gateway Garage and Residence Inn 
have brick driveway aprons and the subject property is located adjacent to the Historic District. 

2. Sheet C1.2, Grading, it is desirable to have the pedestrian crossings of Fore St and Hancock St 
Extension be perpendicular. This issue will need more discussion. 
RESPONSE: The applicant is prepared to work with the City and the City’s Traffic consultant to provide 
intersection improvements that meet the needs of all parties.  At issue is the best way to manage safe 
pedestrian passage and landing on the opposite side of the Fore Street and Hancock Street when the 
existing landings are not perpendicular.  We believe that a compromise can be reached that does not 
involve the reconstruction of the remaining 3 corners of the intersection and are willing to work with 
the City to achieve this and can incorporate this into the Fore Street improvement plan. 
 
3. The proposed a catchbasin in the travel way of Fore St at the Hancock St intersection is not desirable. 
The proposed N12 piping in Fore St. is not allowed by City standards. The applicant is requested to 
provide more research and detail of the existing and provide a revised drainage system layout. 
RESPONSE: We have removed the proposed catchbasin from the travel way of Fore Street and have 
relocated it along the curb at the parking spaces.  The existing CBs along that section of Fore Street 
currently discharge into the 48” brick combined sewer that terminates at the adjacent pump 
station.  We have provided a connection between the proposed CB and an existing CB rather along the 
same side of Fore Street rather than connecting to the 48” brick sewer.  We are not aware of the City’s 
plans for future separation of the system along this section of Fore Street, but are willing to discuss 
them and provide a drainage connection that best meets those needs. 
 
4. It is understood that the grease generated by the food preparation now proposed by this facility can 
be handled by under counter devices. Please coordinate with Rachel Smith (8748833) of this department 
for proper sizing and approval. 
RESPONSE: None necessary. 
------------------------------------------------------------------------------------------------------------------------------------------ 
 
Surveying (Bill Clark) 

1. Set property corners. 
RESPONSE: Plan will be revised as requested prior to recording. 
 
2. Add State Plane Coordinates as indicated. 
RESPONSE: Plan will be revised as requested prior to recording. 
 
3. Commercial Street Extension is not an official street name. The new street was accepted in 2008 as 
Thames Street. 
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RESPONSE: Plan will be revised as requested prior to recording. 
 
4. Hancock Street Extension is not an official street named. The new street was accepted in 2008 as 
Hancock Street. 
RESPONSE: Plan will be revised as requested prior to recording. 
 
5. The "Maine D.O.T. 26' wide Rail Corridor" as shown on the plan was relocated in 2004 to the 
southeasterly side of Thames Street. Refer to Ocean Gateway Subdivision Plan CCRD Plan Book 204, Page 
622 for the relocation. Refer to two deeds: 
(1.) CCRD 21687_054 from the State of Maine to the City of Portland dated 10/01/2004. 
(2.) CCRD 21986_343 from the City of Portland to the State of Maine dated 9/13/2004. 
RESPONSE: Plan will be revised as requested prior to recording. 
------------------------------------------------------------------------------------------------------------------------------------------ 
 
Civil (Lauren Swett) 

1. The Applicant has noted that a construction management plan will be provided by the contractor once 
a contractor has been selected. If this approach is acceptable to Planning and other reviewers, the 
submittal of a construction management plan should be made Condition of Approval for the project. 
RESPONSE: None necessary. 
 
2. The Applicant has noted that the remaining land on Lot 2 will not be loamed and seeded as part of this 
project and that the area is currently being used as a construction staging area, and will be used for that 
purpose during the hotel construction. Following completion of the construction of the hotel and the use 
of the Lot 2 space for staging, the area should be stabilized to prevent erosion. Per the Basic Standards 
for erosion and sedimentation control in the Maine DEP Chapter 500 Stormwater Management rules, if 
an area will not be worked on for more than seven days, it should receive temporary stabilization, and if 
it will not be worked on for more than one year, permanent stabilization is required. We recommend that 
the Applicant identify temporary and permanent stabilization measures to be utilized on Lot 2, 
dependent on the timing of future development. 
RESPONSE: Temporary and Permanent Erosion Control methods are discussed in the erosion control 
notes on Detail Sheet C2.0 (which was not on the list of documents reviewed by the reviewer as it had 
not been revised with the May 10 submission).  Further clarification was made to the permanent 
erosion control measures to address “exposed soils” which will remain after construction activities in 
addition to the previously discussed disturbed soils.  As previously discussed, regardless of the method 
of erosion control further stormwater calculations will still consider this area as gravel. 

------------------------------------------------------------------------------------------------------------------------------------------ 
 
Attached you will find an electronic copy of the written documents and the revised plans on a CD. 
 
We look forward to working with you, the Staff, and the Planning Board in the review of this project. 
Please feel free to contact me to discuss any questions or concerns you may have regarding the 
attached application materials. 
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Sincerely, 
CARROLL ASSOCIATES 

 
Patrick J. Carroll 
Principal 
 
Enc. 
 
Cc: Ara Aftandilian, Portland Norwich Group, LLC 
 Rob Festa, Group One Partners 
 Maureen McGlone, Ransom Consulting Engineers 
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Location Map – USGS  

 

USGS map of approximate subject property (outlined in black and filled with yellow).  
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Location Map – Aerial photograph  

 

Aerial photograph of approximate vacant subject property (outlined in red).  

Approx. location 
of hotel site 

Approx. 
location of 
remaining land 
to be retained 
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5. Description of Project 
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Proposed AC Hotel Portland                    
City of Portland Final Site Plan Application 

Description of Project 

Site: The proposed project consists of the development of a six (6) story building that fronts along the 

three abutting streets, and will include a 180 room AC Hotel. 

New on‐street parking (6 spaces), brick sidewalks, and other streetscape improvements are proposed 

along the existing property frontage on Fore Street, from the existing Portland Water District Pump 

Station lot north to the intersection with Hancock Street where a curb extension is proposed. By 

introducing on‐street parking and a curb extension along Fore Street a section of lane and centerline 

restriping must occur, please see sheet C1.0 ‐ Site Plan by Ransom Consulting as well as the Traffic 

Movement Permit Application (TMP) by Gorrill‐Palmer Traffic Engineers (under separate cover) for 

further details. Hancock and Thames Streets are proposed to remain in their current configurations. New 

brick sidewalks, curb ramps, street trees, and lighting (updated and or relocated) will occur on all the 

three abutting streets. 

The project will be accessed from Fore Street with a 20’ driveway that terminates at a one‐way cul‐de‐

sac. The outermost portion of the cul‐de‐sac provides short term valet/drop‐off/pick‐up zone; the middle 

portion is an 18’ one‐way travel lane; and the inner most zone is a 10’ radius raised island and 5’ 

cobblestone buffer. This area has been designed for passenger and small delivery type vehicles. The 

driveway will provide access to the hotel’s main entry/exit, and interior courtyard.  

It is proposed that long‐term/permanent parking will occur across the street at the Ocean Gateway 

Parking Garage. The applicant has secured sufficient parking spaces subject to long term leases. There is 

ample parking available in the garage with approximately half of the 720 parking spaces currently subject 

to leases. 

Landscaping: On the south side of the hotel, between the hotel and employee entry/exit doors is a small, 

three season gathering space designed to take advantage of the southern exposure. It is defined by the 

drop‐off cul‐de‐sac, street trees, and flanked by landscaping and stone benches which helps to soften 

edges and highlight the building access points with multi‐season interest. The center island in the cul‐de‐

sac will have space reserved for a piece of sculpture or art set in a bed of vegetation. All sidewalks will be 

planted with street trees either in flush tree grates (in narrow areas) or raised granite planters (where 

more is available). The street trees will help to reduce the mass of the building to a more pedestrian 

scale, define sidewalks, provide shade, and offer seasonal color/interest. 
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Utilities: 

The utilities for the hotel building will be accessed on Fore Street, Hancock Street, and Thames Street. 

Water (fire and domestic service) will be made at a water main within Fore Street. Natural gas service 

and electrical service will also be accessed in Fore Street as the water, gas, and electrical demarcation 

locations are on that end of the structure.  With the hotel use (including kitchen) and the bar/lounge, it is 

estimated that water consumption could be on the order of 23,000 gallons per day.  Water service 

connection will be made to the 12‐inch water main in Fore Street and separated at the street for 

domestic and fire use.  Sanitary discharge from the building will be into the 12‐inch sanitary line 

in Hancock Street.  The hotel kitchen will have separate discharges to the system which include a grease 

trap.  The discharge from the hotel kitchen can be made into the sanitary line in Hancock Street.  The 

natural gas main on the south side of Fore Street will need to be relocated to within the ROW prior to 

excavation for the building foundation.   Future development of the parcel will likely utilize service 

connections within Fore Street or may consider access from Thames Street, but will consider a trunk line 

to the interior of the property and branch off to individual structures. 

 Three phase electric power is available in Fore Street.  This project proposes to make a primary 

connection to an existing underground electric duct bank (shown on CMP drawing 905‐3768) reportedly 

installed during construction for the Ocean Gateway Parking Garage. The primary ductbank will continue 

along Fore Street, and will terminate in an 8x12 sidewalk underground transformer vault adjacent to the 

hotel.  The secondary electric will enter the building at the electrical room.  The telephone, data, and 

cable service will be underground from a manhole in Fore Street and terminate at the telephone/data 

room along Hancock Street. 

  

Stormwater:  

The existing site has been vacant for some time, but exists as a gravel site with several concrete pads at 

or close to the surface.  The site was most recently used as a staging area for construction projects in the 

area completed within the last ten years.  The site is relatively flat with general grade sloping 

from west to east.  Surface stormwater currently sheds off of the property and enters into the separated 

storm drain system within Hancock and Thames Street.  This system discharges to the ocean adjacent to 

the Ocean Gateway terminal building.  While Chapter 500 redevelopment standards would indicate that 

new development of the site would not specifically require treatment of stormwater, the developer has 

chosen to provide permeable pavers with a filter system within the driveway and drop‐off area.  Storage 
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of the stormwater would be provided below the filter system (R‐Tank system is currently proposed).  The 

hotel roof is not proposed to be treated; however, the roof drains will connect to the subsurface storage 

system and provide detention prior to discharge to the storm drain.  The storage system has been 

oversized to include connection for buildings within the future development. 

 

Architecture: The proposed building is a 6‐story, ‘C’ shaped structure containing 108,960 gsf with 180 

guestrooms.  Its longer axis fronts on Hancock Street and the two short legs front on Fore and Thames 

Streets.  

The ground floor will consist of the hotel’s lobby, reception, meeting rooms, lounge / bar, back of house 

areas, meeting rooms, community space, fitness room, and mechanical rooms. The hotel entry points 

break down as follows: Interior Courtyard will consist of the main entry, a valet office, employee 

entrance, electrical room, and lounge; Thames Street will consist of entry to the bar/lounge; and 

Hancock Street will consist of entry to the trash/receiving and secondary entry to the hotel / common 

room. Within the middle of the hotel ground floor there is a proposed interior, common receiving, 

delivery, and trash room. This service area will be accessed for service from Hancock Street. 

Floors two through six will be comprised of 180 hotel rooms.  

Exterior façade materials on the ground floor will be precast concrete, aluminum storefront, metal and 

glass canopy at the tenant entry and glass vestibules at the hotel and residential entries.  Other typical 

floors will use brick veneer, cast unit masonry, composite metal panel, metal shingle and punched 

aluminum “warehouse” style windows. 

   



6. Evidence of Right, Title, or Interest 
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7. Evidence State and/or Federal Permits 
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Evidence of State and/or Federal Permits 

 

No State or Federal permits are anticipated as part of this project due to the City’s delegated review 

authority over the stormwater component. See attached Stormwater Management Plan, Exhibit #16. 

 

No State or Federal permits are anticipated as part of this project due to the City’s delegated review 

authority over traffic component. See attached Traffic Plans and narratives, Exhibit #14. 
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8. Summary of Compliance with Zoning Requirements 
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Summary of Compliance with Zoning Requirements: 
 
DIVISION 15.1   
B‐6 Eastern Waterfront Mixed Zone 
 
Sec. 14‐269. Permitted uses.  
The following uses are permitted in the B‐6 zone:  
 
(a) Commercial:  

1. Professional, business and general offices; N/A 
2. Restaurants and other eating and drinking establishments, except that no drinking 
establishments as defined in section 14‐47 that are located east of Waterville Street shall be 
permitted within fifty feet (50’) of Fore Street, and provided that restaurants that are located east 
of Waterville Street and within fifty feet (50’) of Fore Street must meet the following requirements:  

a. The hours of operation shall be limited to between 5:00 a.m. and 11:00 p.m. each day; 
and  
b. Food service and consumption are the primary function of the restaurant;  
Applicable – Hotel lounge / bar space on 1st floor, fronting on Thames Street 

3. Hotels and inns limited to no more than 150 rooms; N/A – 180 rooms on floors 2‐6 per the 
current Form Based Code 
4. Craft and specialty shops, including the on premises production of handcrafted goods; N/A 
5. Retail and retail service establishments, excluding those with gas pumps;  
6. Theatres; N/A 
7. Banking services, excluding vehicular drive‐up services; N/A 
8. Cabinet and carpentry shops; N/A 
 9. Personal services; N/A 
10. Business services; N/A 
11. Offices of business trades people; N/A 
12. Miscellaneous repair services, excluding all types of automotive repair except for automobile 
repair and service establishments; N/A 
13. Telecommunication and broadcast and receiving facilities, except as prohibited in section 14‐ 
271 (prohibited uses); In addition, building mounted telecommunications antennas, discs, 
transmitting and receiving equipment and the like shall adhere to the following criteria. Such roof‐
mounted equipment shall be: N/A 

a. No taller than 15 feet above the highest structural steel of the building roof; and  
b. Set back no less than 15 feet from the building perimeter; and  
c. Integrated into the architecture of the building in placement, form, color, and material so 
as to screen or camouflage such equipment from public view.  

14. Brew pubs and microbreweries without associated bottling facilities; and brewpubs and 
microbreweries with associated bottling facilities limited to 5,000 bottles per year output, except 
that no brew pubs or microbreweries that are located east of Waterville Street shall be permitted 
within fifty feet (50’) of Fore Street;  
15. Electronic data storage; N/A 
16. Marine products wholesaling and retailing; N/A 
17. Harbor and marine supplies and services, chandlery and ship supply; N/A 
18. Underground marine fuel storage provided that fuel storage structures shall be used solely for 
the purpose of fueling vessels; N/A 
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19. Bakeries, coffee roasters, and commercial kitchens with building footprints limited to fifteen 
thousand (15,000) square feet of contiguous building space. Applicable, hotel kitchen 
20. Printing establishments. N/A 

 
(b) Residential: N/A 

1. Attached dwellings including row houses, two‐family and multifamily dwellings;  
2. Handicapped family units;  
3. Combined living/working spaces, including but not limited to artist residences w/ studio space; 
4. Mixed use residential and commercial structures. 

 
(c) Public: N/A 

1. Utility substations, including sewage collection and pumping stations, water pumping stations, 
transformer stations, telephone electronic equipment enclosures and other similar structures;  
2. Landscaped pedestrian parks, plazas and other similar outdoor pedestrian spaces;  
3. Pedestrian and multi‐use trails;  

 
(d) Other: N/A 

1. Studios for artists, photographers and craftspeople including but not limited to, painters, 
sculptors, dancers, graphic artists and musicians;  
2. Accessory uses customarily incidental and subordinate to the location, function and operation of 
permitted uses, except that parking lots shall not be considered a permitted accessory use and such 
parking is subject to the conditional use section of the B‐6 zone.  
3. Health clubs, martial arts and meditation facilities.  
4. Intermodal transportation facilities.  
5. Nursery schools, kindergartens, and daycare facilities or home babysitting services.  
6. Private clubs or nonprofit social and recreational facilities, as defined in 14‐47.  
7. Educational facilities.  
8. Temporary events, provided that all such events on a lot do not exceed a combined total of (60) 
days per year and that the total floor area utilized for such uses does not exceed seventy thousand 
(70,000) square feet at any one (1) time.  
9. Museums and art galleries.  

 
e) Wind energy systems, as defined and allowed in Article X, Alternative Energy. N/A 
 
Sec. 14‐270. Conditional uses.  
 
(a) The following uses shall be permitted as conditional uses in the B‐6 zone as provided in 14‐474 
(conditional uses), provided that, notwithstanding section 14‐474(a) or any other provision of this code, the 
planning board shall be substituted for the board of appeals as the reviewing authority:  
 

(1) Commercial: N/A 
a. Meeting and exhibition facilities limited to a total of 20,000 gross square feet of interior 
floor area.  
b. Wholesaling, providing the wholesale operation is associated with an onsite retail 
establishment and that the wholesaling component of the facility occupies a building 
footprint of less than 15,000 square feet.  

(2) Parking:  
a. All surface parking lots shall meet the applicable conditions outlined below. N/A  
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i. No surface parking lot shall be encumbered by lease or other use commitment exceeding 
a twenty‐four month term.  
ii. Any such parking shall in its lease stipulate that developer/owner reserves the right to 
relocate said parking (to a parking structure) or convert surface parking to structured 
parking as long as the replacement parking is located a reasonable distance from the 
associated use.  
iii. Surface lots shall be laid out in a manner conducive to development of future buildings, 
and/or structured parking. 

b. All structured parking, including multi‐level parking garages shall meet the applicable conditions 
outlined below. Applicable – all required parking shall be provided at Ocean Gateway Garage 
through long term leases obtained by applicant.  

i. Parking garages shall incorporate first floor retail space or other mixed use (an active use 
other than parking) along all street frontages unless the applicant requests from the 
planning board a waiver of this provision subject to the following criteria:  
ii. Waivers: the planning board may waive the requirement for first floor mixed use upon 
demonstration that the project meets one or more of the criteria listed under provisions a, 
b, and c below. Where the board allows a waiver of first floor mixed use, garages shall 
display architecture that enhances the pedestrian experience and disguises the parking use 
to the extent possible. Standards for waiving first floor mixed use:  

a. That the applicant demonstrates that steepness of grade or the character of the 
adjacent street will not support retail or first‐floor mixed use in the foreseeable 
future.  
b. That the first floor of the garage is set back a minimum of 35 feet from the street 
right of way and its design does not provide an impediment for development of 
such space for mixed use in the future. Such space (between the garage and the 
street) shall, in the interim, not be used for surface parking.  
c. Where the applicant can demonstrate to the satisfaction of the Planning Board 
that a market for first floor mixed uses currently does not exist, the Planning Board 
may grant a waiver of this condition, provided that the structure of the garage is 
designed to accommodate retail and or mixed uses in the future. The Planning 
Board will need to find that on the street level deck of a proposed parking garage a 
minimum of twenty (20) feet horizontal distance of depth from the street and nine 
(9) feet finished floor to finished ceiling clearance could in future house retail and or 
mixed use. The applicant will further need to demonstrate that the garage design 
anticipates the future development of utilities and circulation necessary for non‐
parking uses. Where a parking garage fronts on more than one public street and 
where there is a existing change in grade elevation of over 5% across the footprint 
of the garage, the nine foot floor to ceiling requirement of this section only applies 
to the primary (higher traffic volume) street.  

 
 
 
 
 
 
 
 
Sec. 14‐272. Dimensional requirements.  
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In addition to the provisions of article III, division 25 of City this Code, lots in the B‐6 Eastern Waterfront 
Business Zone shall meet the following requirements:  

(a) Minimum lot size: None. Hotel lot: 28,540 sf (0.655 acres) 
(b) Minimum frontage: None. Fore Street = +115’ 
                Hancock Street = +225’ 
                Thames Street = +115’ 
(c) Yard dimensions:  

1. Minimum yards in the B‐6 zone: 
Front setback: None required except as provided in 3. below:  
Fore Street: +/‐1’ 
Hancock Street: <1’ 
Thames Street: +/‐1’ 
Side setback: None required. N/A 
Rear setback: None required. 15’ 
2. Maximum building setback from street line except for parking garages, public 
transportation facilities and provided in 3. below: 10 feet.             Fore Street: 7.6’ 
                Hancock Street: <1’ 

Thames Street: 7.1’ 
a. For lots fronting on more than one street, the setback can be increased more 
than ten (10) feet if all of the following conditions are met: N/A 

i. The increased setback occurs at the intersection of the streets; 
ii. The increased setback area is the primary pedestrian entrance to the 
building; 
 iii. Seventy‐five (75) percent of the total building wall length facing the 
abutting streets shall be setback no greater than ten (10) feet; and  
iv. All building wall segments, which make up the increased setback shall be 
included in the calculation of the total building wall length noted in 
subsection iii above.  

In addition, for any new construction on a lot abutting three or more streets, the 
maximum setback shall apply only to the two most major streets. (For purposes of 
this section, major street shall mean that street with the highest traffic volume or 
the greatest street width in comparison with the remaining streets).  

3. View Corridors and Key Street Wall Development Notwithstanding sections 1. and 2. 
above, new structures located in the blocks located south of Fore Street and north of 
Commercial Street and its extension, shall build to the key building envelopes shown on the 
B6 Building Height Overlay & Building Envelopes map .Buildings located in the easternmost 
key building envelope, shall not have a maximum front setback, and shall not be required to 
build to the key building envelope perimeter. Parking structures and the buildings for public 
transportation facilities may, however, set back beyond the key building envelopes (toward 
the interior of blocks), but may not occupy the land between the key building envelope and 
the street right of way. 

(d) Minimum length of building wall required to be located along street frontage of lot (except that 
buildings located in the easternmost key building envelope, as shown on the B6 Building Height 
Overlay & Building Envelopes map, shall not be subject to this requirement). 

 i. 70% of lot street frontage; or 
 ii. 25% of building perimeter, 
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 iii. For buildings fronting on two or more streets, the minimum building wall on one street 
may be decreased so long as the frontage is proportionally increased on other streets in so 
far that the building wall on the secondary street is not reduced to less than 25 feet.  

(e) Maximum lot coverage: One hundred (100) percent. 70.2% 
(f) Maximum building height: 65 feet, or as otherwise governed by a Building Height Overlay map 
(for example, in the Eastern Waterfront). Building Height Overlay maps are found in the Planning 
and Development Department Office. 65’ 
(g) Minimum building height: No new construction of any building shall have less than three (3) 
floors of habitable space above the average adjacent grade within twenty five (25) feet of any 
public street (except that buildings located in the easternmost key building envelope, as shown on 
the B6 Building Height Overlay & Building Envelopes map, shall not be subject to a minimum 
building height). This provision shall not apply to: N/A   

i. Parking attendant booths, 
   ii. Information kiosks and ticketing booths,  

iii. Parking garages,  
iv. Public transportation facilities,  
v. Additions to buildings existing as of December 8, 2004 provided that the cumulative 
additions since December 8, 2004 does not exceed 25% of the building footprint on 
December 8, 2004 except that such restriction shall not apply to those portions of the 
building addition that are constructed closer to the street line than the building footprint 
existing as of December 8, 2004,  
vi. Buildings or building additions of less than 2,000 square feet footprint, on lots or 
available building sites of less than 2,000 square feet, vii. Utility substations, including 
sewage collection and pumping stations, water pumping stations, transformer stations, 
telephone electronic equipment enclosures and other similar structures, and  
viii.Additions to and/or relocations of designated historic structures. Ord. 184‐14/15, 6‐1‐
2015  

 
Sec. 14‐273 Performance standards.  
All new development in the B‐6 Eastern Waterfront Business Zone shall comply with the following 
standards:  

(a) Storage: Any storage of new materials, finished products, or related equipment must be suitably 
screened from the public way and from abutting properties by a solid fence at least five (6) feet in 
height. All waste shall be stored in covered containers that do not leak or otherwise permit liquids 
or solids to escape from the container. All food processing waste shall be stored within a completely 
enclosed structure and if not refrigerated shall be removed from the site in an enclosed container 
within forty‐eight (48) hours of its generation. All enclosed and exterior areas shall be cleaned and 
sanitized on a regular basis. Outdoor storage of refuse or debris shall be in an appropriate container 
or located within a designated, screened area. Applicable ‐ there is a proposed interior, common 
receiving, delivery, and trash room which will be accessed from Hancock Street.  
 
(b) Noise:  

1. Definitions:  
a. Tonal sounds are defined as sound waves usually perceived as a hum or whine 
because their instantaneous sound pressure varies essentially as a simple sinusoidal 
function of time.  
b. Impulse sounds are defined as sound events characterized by brief excursions of 
sound pressure, each with duration of less than one (1) second.  
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2. Measurement: Sound levels shall be measured with a sound level meter with a frequency 
weighting network manufactured according to standards prescribed by the American 
National Standards Institute (ANSI) or its successor body. Measurements shall be made at 
all major lot lines of the site, at a height of at least four (4) feet above the ground surface. 
In measuring sound levels under this section, sounds with a continuous duration of less than 
sixty (60) seconds shall be measured by the maximum reading on a sound level meter set to 
the A weighted scale and the fast meter response (L maxfast). Sounds with a continuous 
duration of sixty (60) seconds or more shall be measured on the basis of the energy average 
sound level over a period of sixty (60) seconds (LEQ1).  
3. Maximum permissible sound levels: The maximum permissible sound level of any 
continuous, regular or frequent source of sound produced by an activity shall be as follows:  

a. Sixty (60) dBA between the hours of 7:00 a.m. and 10:00 p.m.  
b. Fifty (50) dBA between the hours of 10:00 p.m. and 7:00 a.m., as measured at or 

within the boundaries of any residential zone. In addition to the sound level standards 
established above, all uses located within this zone shall employ best practicable sound 
abatement techniques to prevent tonal sounds and impulse sounds or, if such tonal and 
impulse sounds cannot be prevented, to minimize the impact of such sounds in residential 
zones. Applicable ‐ all mechanical equipment will be located on the roof or in 
underground vaults. Cut sheets showing anticipated sound levels will be submitted once 
the equipment has been selected. 
4. Exemptions:  

a. Noises created by construction and maintenance activities between 7:00 a.m. 
and 10:00 p.m. are exempt from the maximum permissible sound levels set forth in 
subsection (a)3 of this section. Construction activities on a site abutting any residential use 
between the hours of 10:00 p.m. of one (1) day and 7:00 a.m. of the following day shall not 
exceed fifty (50) dBA.  
b. The following uses and activities shall also be exempt from the requirements of 
subsection (a) 3 of this section:  

i. The noises of safety signals, warning devices, emergency pressure relief 
valves, and any other emergency devices.  
ii. Traffic noise on public roads or noise created by airplanes and railroads.  
iii. Noise created by refuse and solid waste collection, provided that the 
activity is conducted between 6:00 a.m. and 7:00 p.m. 
iv. Emergency construction or repair work by public utilities, at any hour.  
v. Noise created by any temporary activities which are permitted by law 
and for which a license or permit has been granted by the city, including but 
not limited to parades, sporting events, fireworks displays, festivals, events 
and concerts. 

 
(c) Vibration: Vibration inherently and recurrently generated shall be imperceptible without 
instruments at lot boundaries. N/A 
(d) Federal and state environmental regulations: All uses shall comply with federal and state 
environmental statutes and regulations regarding emissions into the air, except where provisions of 
this Code are more stringent. All Federal and State environmental regulations will be met. 
(e) Storage of vehicles: Outdoor storage of any unregistered automotive vehicle on the premises for 
more than ten (10) days, and outdoor storage of any used automotive tires on the premises shall 
not be permitted. N/A 
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(f) Off‐street parking and loading: Off street parking is required as provided in division 20 (off‐street 
parking) of this article. Division 21 (off‐street loading) of this article shall not apply.  
Applicable – See Off‐Street Parking section following. 
(g) Shoreland and flood plain management regulations: Any lot or portion of a lot located in a 
shoreland zone as identified on the city shoreland zoning map or in a flood hazard zone shall be 
subject to the requirements of division 26 and/or division 26.5. Applicable – See Shoreland Zone 
section following. 
(h) Glare, radiation or fumes: Glare, radiation or fumes shall not be emitted to an obnoxious or 
dangerous degree beyond lot boundaries. N/A 
(i) Enclosure of uses: All uses shall be operated within a fully enclosed structure, except for those 
customarily operated in open air. N/A 
(j) Materials or wastes: Any permitted outdoor storage of materials shall be done in such a manner 
as to prevent the breeding and harboring of insects or vermin, to prevent the transfer of such 
materials from the site by natural causes or forces and to contain fumes, dust, or other materials 
which constitute a fire hazard. This storage shall be accomplished within enclosed containers or by 
one (1) or more of the following methods: raising materials above ground, separating materials, 
preventing stagnant water, or by some other means. Any areas used for permitted outdoor storage 
of materials shall be screened from view of any adjoining properties and public rights‐of‐way. No 
outdoor storage shall be permitted between the front of any building on the site and the street. N/A 
(k) Odor: Uses in the B‐6 zone shall adhere to the odor regulations of the IL zone. N/A 
(l) Smoke: Discharges of smoke shall not exceed opacity percentage of forty (40) percent or number 
2 on the ringelman chart. N/A 
(m) Discharge into sewers: No discharge shall be permitted at any point into any private sewage 
disposal system, or surface drain, or into the ground, of any materials in such a way or of such 
nature or temperature as to contaminate any water supply, or the harbor, or otherwise cause the 
emission of dangerous or objectionable elements, except in accordance with standards approved by 
the health authority or by the public works authority. Applicable – all discharges into public sewer 
will be legal, permitted, and approved by the City. 
(n) Lighting: All lighting shall be designed and installed with cut‐off fixtures to direct illumination 
onto the site and to prevent illumination from such fixtures on neighboring properties and as 
otherwise governed by the site lighting standards of the City of Portland Technical Manual.  
Applicable – all proposed interior property lighting will meet City standards. All roadway lighting 
will be City’s approved Eastern Waterfront or Commercial Street light fixtures/poles. Exterior 
hotel lighting will be submitted for Staff review/approval once the design has been completed. 
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DIVISION 20 OFF STREET PARKING 
 
Section 14‐332 Uses requiring off‐street parking. 
In all zones where off street parking is required the following minimum off‐street parking requirements shall 
be provided. Except as provided in Section 14‐332.1, 14‐332.2 (exceptions) and 14‐345 (fee in‐lieu of 
parking) of this division, for the uses listed below the following minimum off‐street parking requirements 
shall be provided and maintained in the case of new construction, alterations which increase the number of 
units, and changes of use:  

(a) Residential structures:  
1. For new construction, two, (2) parking spaces for each dwelling unit.  
See attached Trip Generation and Parking Demand Analysis, Exhibit #14. 

(c) Hotels: One (1) parking space for each four (4) guest rooms. 
    See attached Trip Generation and Parking Demand Analysis, Exhibit #14. 

(h) Retail stores: One (1) parking space for each two hundred (200) square feet of first floor area in 
excess of two thousand (2,000) square feet not used for bulk storage and one (1) parking space for 
each seven hundred (700) square feet, or major fraction thereof, for each floor above the first floor 
not used for bulk storage. N/A 
(i) Restaurants or establishments constructed and intended for the dispensing of food and drink  
as the principal activity: One (1) parking space for each one hundred fifty (five s) square feet, or 
major fraction thereof, of floor area not used for bulk storage or food preparation. 

See attached Trip Generation and Parking Demand Analysis, Exhibit #14. 

Section 14‐332.1 Zone specific off‐street parking exceptions and modifications. 
The off street parking requirements established for uses are hereby modified for the following 
zones according to the revisions as described below. 

(h) B‐6 Eastern Waterfront Mixed Use Zone: Off‐street parking for all projects regardless of size 
shall be governed by 14‐332.2(c) of this article. See below. 

 
Sec. 14‐332.2. Categorical exceptions and modifications to off‐street parking requirements.  
Regardless of which zone a project of use is located, the following exceptions to the off‐street parking 
requirements listed above in section 14‐332 are additionally hereby established. 

(c) Site plans over 50,000 square feet and projects in the B‐6, B‐7, and USM Overlay Zones: Where 
construction is proposed of new structures having a total floor area in excess of fifty thousand 
(50,000) square feet, the planning board shall establish the parking requirement for such structures. 
The parking requirement shall be determined based upon a parking analysis submitted by the 
applicant and upon the recommendation of the city transportation engineer. 
This exception and modification applies to the proposed project. See attached Trip Generation 

and Parking Demand Analysis, Exhibit #14. 

Section 14‐332.3 Uses requiring off‐street bicycle parking. 
In all zones where of‐street motor vehicle parking is required, minimum off‐street bicycle parking shall be 
provided and maintained.....as specified in Section 14 ‐ 526(a) (2) (Site Plan Standards). 

See attached Trip Generation and Parking Demand Analysis, Exhibit #14. This project will not 
provide on‐site vehicle parking as it will be provided at Ocean Gateway Garage through long 
term leases obtained by the applicant, across Fore Street. Bicycle parking for ten bikes will be 
provided on‐site as part of this project. See Site Plan.   
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DIVISION 26 SHORELAND REGULATIONS 
Section 14‐449 Land Use Standards 
 
(a) Principal and accessory structures: All principal and accessory structures shall be set back at least 
seventy‐five (75) feet horizontal distance, from the normal high water line of water bodies..... except that in 
the following zones the setback shall be as indicated: W‐PD Zone: 
No setback required. 
The project does not propose to locate any structures within the 75’ of the normal high water line. 
  
(b) Piers, docks, wharves, bridges and other structures and uses extending over below the normal high 
water line of a water body or within a wetland: New permanent structures, and expansions thereof, 
projecting into or over water bodies shall require a permit from the D.E.P.  
N/A 
 
(c) Clearing of vegetation.  
The existing project site is completely void of any significant vegetation. It in only sparsely covered by 
grass and grass type weeds growing over a gravel surface.   
 
(d) Erosion & Sedimentation Control:  
Both temporary and permanent erosion and sedimentation control devices/application conforming to 
the current best management practices will be used. Please see attached sheet C1.2 Grading, Drainage, 
and Erosion Control Plan. 
 
(e) Soils:  
According to the Soil Survey of Cumberland County, published by the United States Department of 
Agriculture (1974); the project soils are generally cut/fill over marine clay. Also see Geotechnical Report, 
Exhibit #23. 
 
(f) Water Quality:  
No pollutants will be deposited into State waters as a result of this project. As part of this project the 
proposed stormwater system will ultimately tie into an existing City owned stormwater outfall which 
discharges into the Fore River; only after it filters through a crushed stone filter layer and is detained in 
the proposed underground chamber system.  
 
(g) Archaeological Sites:  
The project site has been completely disturbed by its past uses and the hotel site is not within the City’s 
Historic District. However, the adjacent property does contain a building from the Grand Trunk Railroad 
complex and we understand it is a historic building. Deb Andrew’s, Historic Preservation, felt the current 
project would not be considered abutting a historic structure, and this not under HP review. However, 
when the remaining lot is developed it would require HP review.  
 
(h) Installation of Public Utility Service:  
This is a pre‐disturbed, vacant site that will require many new utility connections which are available to 
tie into in the adjacent streets. All applicable utility service companies will be contacted and worked with 
to install any necessary new services to both their and the City’s standards. As part of this project it is 
proposed to tie the stormwater system into an existing City owned stormwater outfall that eventually 
discharges into the Fore River after going through a downstream defender and our private stormwater 
system.  
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 (i) Essential Services:  
This is a pre‐disturbed, vacant site. All applicable essential service companies and the City will be 
contacted and worked with to install any necessary new services. 
 
(j) Roads & Driveways: 
Roads: The project does not propose any new roads; instead it uses the adjacent established road 
network. The project proposes some adjustments to the road lanes, striping, and curb line along Fore 
Street and some curb line adjustments along Hancock Streets. New on‐street parking is proposed for the 
portion of Fore Street from the Portland Water District Pump Station driveway to the intersection with 
Hancock Street. The street centerline will be shifted to the west to accommodate for the 8’ on‐street 
parking lane, single 12’ outbound lane, and single 12’ inbound lane.  In conjunction to the lane 
shifting/restriping the project proposes to bump out the curb at the corner of Fore and Hancock Streets. 
This will provide a larger pedestrian space at the hotel entrance, provide definition and protection to cars 
parked on the street and makes the pedestrian crossing shorter and safer. All road improvements will 
occur outside the Shoreland Zone. All improvements will take place within the right‐of‐way or within the 
applicant’s property.  
 
Internal Driveway: The project calls for a single, 20’ driveway which terminates at a one way cul‐de‐sac. 
The outermost portion of the loop is an 8’ valet drop‐off/pick‐up zone; the middle portion is an 18’ one‐
way, travel lane; and the inner most zone is a 10’ radius landscaped island and 5’ cobblestone buffer. 
This area has been designed for passenger and small delivery type vehicles.  No portion of the drive or 
loop will be located within the Shoreland Zone.  
 
(k) Parking Areas:  
The project does not include any permanent or long term vehicle parking on‐site, but it does include an 
area for short term valet drop‐off/pick‐up. No portion of the short term drop‐off/pick‐up will be located 
within the Shoreland Zone.  
 
(l) Septic Waste Disposal: 
New wastewater connections are a part of this project. New connections are proposed from the hotel  
and from the hotel kitchen space ( including a grease trap). Part of this application includes a waste 
water analysis application to be reviewed by the City staff. We will work closely with the City to 
determine best methods of handling waste water.  
 
(m) Stormwater runoff:  
The existing project site is a gravel surface. The proposed condition will contain less impervious area than 
the current site does, thus a reduction in stormwater runoff. A large portion of the internal driveway has 
been designed with a pervious paver system for stormwater treatment and storage. As part of this 
project it is proposed to tie the stormwater system into an existing City owned stormwater outfall that 
eventually discharges into the Fore River after going through a downstream defender and our private 
stormwater system.  
 
(n) Agriculture: Not Applicable. 
 
(o) General site plan features:  
The applicant feels that the proposed project meets the intent of the Shoreland Zone regulations.







Project: AC Hotel
Address: Portland ME
Date: 5/16/2016

Distance Average
Node Grade Spots (feet) Grade Weighted

A 15.00
A-B 29.3 15.5 454.2

B 16.00
B-C 409.5 16.0 6,552.0

C 16.00
C-D 109.0 15.9 1,734.7

D 15.83
D-E 41.2 15.5 640.2

E 15.25
E-F 26.5 15.0 398.6

F 14.83
F-G 31.8 14.9 474.3

G 15.00
G-A 107.5 15.0 1,612.5

A 15.00
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AVERAGE BUILDING HEIGHT CALCULATION
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9. Summary of Existing and Proposed Easements 
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Summary of Proposed & Existing Easements 
 
Existing easements, encumbrances, and other burdens: There are no known on the subject property. 
See attached Existing Conditions / Boundary Survey and deed of property. 
 
Licenses: Will be needed for the hotel’s canopies/awnings along Hancock and Thames Streets, for the 
grease trap on Hancock Street, and for the sewer backwater valves on Hancock Street. 
 
 
   



10. Written Requests for Waivers 
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Written Requests for Waivers (updated May 18, 2016) 
 
 
The applicant will be seeking a waiver for the proposed driveway location. 
 
The City of Portland Technical Manual Section 1.7, Subsection 1.7.2.7 (Location and spacing of 
driveways), third bullet states the following: 
 
• Along arterial and collector streets, access driveways to corner lots shall be located a minimum of 

one hundred fifty (150) feet from the intersection of the projection of right-of-way lines to the 
center line of the driveway except as provided for hereinafter. 

 
Since Fore Street is classified as a Collector Street, this requirement applies. 
The proposed driveway measured as described above is approximately 120 feet rather than the required 
150 feet.  The proposed driveway location was determined based on allowable site frontage and 
positioning the driveway in the center of the frontage.  This positioning locates the driveway 
approximately half way between Hancock Street and the accesses to the parking garage on the opposite 
side of the street and the Portland Water District driveway on the same side of the street.  Thus allowing 
maximum separation between Hancock Street and two driveways. 
 
 Therefore, the applicant respectfully requests a waiver from the 150 feet of required separation as 
identified above.  
----------------------------------------------------------------------------------------------------------------- 
 
 
The applicant will be seeking a waiver from the asphalt driveway apron in non-historic districts. 
 
The City Council’s driveway apron material policy requires asphalt driveway aprons in non-historic 
districts. 
 
The applicant feels that the proposed brick apron provides a more refined look (while being just as 
durable as asphalt) and fits with the surrounding better as both the Ocean Gateway Garage and 
Residence Inn have brick driveway aprons and the subject property is located adjacent to the Historic 
District. 

 



11. Evidence of Financial Capacity 
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12. Evidence of Technical Capacity 
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Evidence of Technical Capacity 

The applicant has assembled a highly qualified team of professionals for the preparation of this project. 
All members of this team have significant experience with this type of project and many have worked 
together on other similar projects. The project is being designed by a multi-disciplinary team of design 
professionals. All members of the design team have proven experience working on projects located in 
the city of Portland. 
 
The applicant is the same development team as for the Residence Inn by Marriott on Fore Street that 
opened in 2009.  

Proposed AC Hotel Portland             
City of Portland Final Site Plan Application 



 
Portland Norwich Group, LLC     Applicant / Developer 
2330 Palm Ridge Road #305 
Sanibel, FL 33957 
978-887-3640 
Contact: Ara Aftandilian 
 
Group One Partners, Inc.     Architect 
21 West Third Street 
Boston, MA 02127 
617-268-7000 
Contact: Rob Festa 
 
Carroll Associates      Landscape Architect 
217 Commercial Street, Suite 200 
Portland, ME 04101 
207-772-1552 
Contact: Pat Carroll / Matthew Phillips 
 
Ransom Consulting Engineers     Consulting Engineer (Civil) 
400 Commercial Street, Suite 404 
Portland, ME 04101 
207-772-2891 
Contact: Stephen Bradstreet / Maureen McGlone 
 
Gorrill-Palmer Consulting Engineers    Consulting Engineer (Traffic) 
15 Shaker Road 
Gray Road, ME 04039 
207-657-6910 
Contact: Randy Dunton / Don Ettinger 
 
Owen Haskell, Inc.      Surveyor 
390 US Route One, Unit 10 
Falmouth, ME 04105 
207-774-0424 
Contact: John Swan 
 
Jensen Baird Gardner Henry     Attorney 
10 Free Street 
PO Box 4510 
Portland, ME 04112-4510 
207-775-7271 
Contact: Lee Lowry 
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13. Construction Management Plan 
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Proposed AC Hotel Portland                    
City of Portland Final Site Plan Application 

Construction Management 

As discussed with Planning ‐ this item will be better addressed when the contractor is involved and 

building plans are being developed.  It is requested that this item are required as conditions of 

approval prior to the issuance of a building permit or an advance site work approval. See enclosed 

email to Planning outlining the above. 

   



1

Matt Phillips

From: Barry Stowe <barrys@opechee.com>
Sent: Wednesday, March 16, 2016 12:20 PM
To: Keith A Kelley
Cc: aa.summit@prodigy.net; mphillips@carroll-assoc.com; hcd@portlandmaine.gov
Subject: Planning Submission, AC Hotel

Hi Keith et al. 
 
I spoke with Planning (specifically Nell Donaldson) regarding the construction management and fire/life safety 
plans.  Planning understands these items will be better addressed when the contractor is involved and 
building plans are being developed.  No need any waiver request or initial submittal.  In the project narrative 
indicate a request for the fore mentioned plans to be required as conditions of approval prior to the issuance 
of a building permit or an advance site work approval.  Also, this correspondence should be included in the 
AC Hotel submittal as confirmation Opechee understands these items will be required.  Thanks 
 
Best, 
 
Barry Stowe 
 
Opechee Construction Corporation 
11 Corporate Dr | Belmont | NH 03220 
P (603) 527-9090 | F (603) 527-9191 
 
barrys@opechee.com | www.opechee.com 
 



14. Traffic Impact Study, Transportation Demand Management Plan, and Trip 

Generation and Parking Demands  
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I. Introduction 
 
This study examines the traffic impact of the development of the Portland Gateway hotel 
in Portland, Maine.  The site is bounded by Fore Street, Hancock Street Extension, and 
Thames Street.  The existing site has a building at 1 India Street which is proposed to 
remain.  The proposed development consists of an upscale select service hotel with up to 
180 rooms.  This building is part of a larger development with three potential additional 
buildings, but only the hotel is being permitted at this time.  There will be no on-site 
parking.  The Portland Gateway Hotel plans to use the Ocean Gateway Garage and a valet 
service.  Access to the site is via a new full movement driveway onto Fore Street.   
 
The attached Figure 1 in Appendix A shows the location of the site.   

 
II. Existing Traffic Volumes 

 
Morning and afternoon turning movement counts were completed on October 7, 2015 
from 7:00 AM to 8:30 AM and again from 4:00 PM to 6:00 PM at the following 
intersections: 
 

• Fore Street / India Street 
• Commercial Street / India Street 
• Hancock Street / Fore Street 

 
The date, time, and locations of the counts were approved by the City prior to the counts.  
The results of these counts are shown on the attached Figure 2 in Appendix A.   
 

III. Other Development 
 
Approved projects that are not yet opened as well as projects for which applications have 
been filed are required to be included in the predevelopment volumes for this project.  
Based on conversations with Nell Donaldson, Portland Planner, and the City’s peer 
reviewer, the traffic from three developments should be included in the background 
traffic; a four story mixed use building at 185 Fore Street, a five story mixed use building 
at 16 Middle Street, and a four story housing development at 113 Newbury Street.  The 
traffic from these three developments that is anticipated to impact this project is shown 
on the attached Figure 4 in Appendix A.   
 

IV. Pre-Development Traffic Volumes 
 
The traffic volumes shown in Figure 2 were counted in October 2015.  Traffic volumes 
are typically seasonally adjusted to approximate the 30th highest hour of the year using 
the weekly group mean factors published by the MaineDOT.  The factors are specific to 
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the classification of the roadway; urban, arterial, recreational, or a mixture of the three.  
This seasonal adjustment resulted in an increase of 4.5%.   

 
In addition to seasonally adjusting the traffic volumes, they are also increased by a yearly 
growth to approximate the build out year of the project.  The proposed project is 
anticipated to be completed in 2016.  MaineDOT traffic counts in the area show a 
decrease in traffic volumes during recent years.  However; to be conservative we used a 
growth rate of one percent per year.  This growth rate was approved at a preliminary 
workshop with the City and City’s peer reviewer.  The 2016 seasonally and annually 
adjusted volumes are shown on Figure 3 in Appendix A.   
 
The annually and seasonally adjusted traffic volume has been combined with the approved 
other development ahead of this project in the approval process to yield the 2016 
Predevelopment Design Hour Volumes (DHV) on the attached Figure 5 in Appendix A.   

 
V. Trip Generation 

 
The proposed Portland Gateway hotel will have up to 180 rooms.  The Institute of 
Transportation Engineers’ publication Trip Generation, Seventh Edition, Land Use Code 
(LUC) 312 – Business Hotel was used to forecast the traffic to be generated by the site.  
The trip generation is summarized as follows: 
 

• AM Peak Hour of adjacent street traffic: 104 trip ends (61 in / 43 out) 
• PM Peak Hour of adjacent street traffic: 112 trip ends (67 in / 45 out) 

 
A trip end is defined as a trip into or out of the site; thus a round trip is equal to two trip 
ends.  The detailed trip generation calculations are attached.   
 
Based on this forecast trip generation, a MaineDOT Traffic Movement Permit will be 
required since the trip generation is greater than 99 trip ends during a peak hour.  The 
City of Portland has delegated review authority from MaineDOT so they will be able to 
review the Traffic Movement Permit Application at the City level.   

 
VI. Trip Composition and Assignment 

 
We have assumed that all trips going to and from the site are primary trips made for the 
sole purpose of going to and from the site.  The trip assignment has been based on the 
traffic counts at the study area intersection.  The trip assignment is shown on the attached 
Figure 6 in Appendix A.   
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VII. Post-Development Traffic Volume 
 
The pre-development traffic volumes shown in Figure 5 have been combined with the 
traffic forecast for the project shown on Figure 6 to yield the 2016 Post-Development 
DHV shown on the attached Figure 7 in Appendix A.   

 
VIII. Capacity Analysis 

 
GP completed capacity analyses for the three intersections discussed above using the 
Synchro/SimTraffic computer analysis software.  Level of service rankings are similar to 
the academic ranking system where an ‘A’ is very good with little control delay and an ‘F’ 
represents very poor conditions.  At an unsignalized intersection, if the level of service 
falls below a ‘D’, an evaluation should be made to determine if mitigation is warranted.   
 
The following table summarizes the relationship between control delay and level of 
service.   

Level of Service Criteria for Unsignalized Intersections 

Level of Service Control Delay per Vehicle (sec) 
A Up to 10.0 
B 10.1 to 15.0 
C 15.1 to 25.0 
D 25.1 to 35.0 
E 35.1 to 50.0 
F Greater than 50.0 

 
The results of the capacity analyses are summarized as follows.  The detailed analyses are 
included in Appendix B.   

Level of Service Summary 

Approach Level of Service 
AM Pre AM Post PM Pre PM Post 

India / Fore     
Fore EB A A A B 
Fore WB A A A A 
India SE A A A A 

India NW A A A A 
Commercial / India     

Commercial EB A A A A 
Commercial WB A A A A 

India SE A A A A 
Fore / Hancock     

Fore NB A A A A 
Fore SB A A A A 

Hancock SE A A A A 
Hancock NW A A A A 
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As the results indicate, the intersections are forecast to operate at high levels of service 
in both the predevelopment and postdevelopment conditions.   

 
IX. Sight Line Evaluation 

 
Both the City of Portland and Maine Department of Transportation have guidelines for 
sight distances.  The City’s sight distance criteria is the same as MaineDOT.  The basic 
sight line standards are as follows: 
 

Standards for Sight Distance 

Posted Speed (mph) MaineDOT Sight Distance City of Portland Sight 
Distance 

25 200 200 
30 250 250 
35 305 305 
40 360 360 
45 425 425 

 
MaineDOT and the City measure sight distance using the same methodology.  GP has 
evaluated the available sight lines at the access to the site in accordance with MaineDOT 
/ City Standards.   
 
The evaluation method is as follows: 
 
Driveway observation point: 10 feet off edge of traveled way 
Height of eye at driveway: 3 ½ feet above pavement 
Height of approaching vehicle: 4 ¼ feet above pavement 
 
All speed limits in the immediate area are posted 25 mph.  The following table summarizes 
the measured sight distances at the site driveway.   

 
Sight Distance Summary 

Approach 
Sight Distance (ft) 

Looking 
Left 

Looking 
Right 

MaineDOT / Portland 
Required 

Exiting Driveway onto Fore Street +250 +250 200 

 
As shown in the table, the sight distances at the proposed site driveway meet the City 
and MaineDOT requirements.   
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X. Crash Summary Data 
 
GP obtained the crash data from MaineDOT for the period of 2012-2014, the most recent 
period available at the time this study was prepared.  The crash data in included in 
Appendix C.   
 
In order to evaluate whether a location has a crash problem, MaineDOT uses two criteria 
to define a High Crash Location (HCL).  Both criteria must be met in order to be classified 
as an HCL.   
 

1. A critical rate factor of 1.00 or more for a three-year period.  (A Critical Rate 
Factor {CRF} compares the actual crash rate to the rate for similar 
intersections in the state. A CRF of less than 1.00 indicates a rate of less than 
average) and: 
 

2. A minimum of eight crashes over the same three-year period.   
 
Based on the crash data provided by MaineDOT there are two high crash locations within 
the study area.  One is at the intersection of Fore Street with India Street and the other 
is Fore Street from India Street to Mountfort Street.  To better evaluate the high crash 
locations and identify any correctable crash patterns, the police reports for these 
locations were requested from MaineDOT and collision diagrams were created 
(attached).  The two locations are described in more detail as follows:      
 
The intersection of Fore Street with India Street has a CRF of 2.48 and 10 crashes over 
the three-year period.  It is a four legged intersection that is controlled by an all-way stop.  
Based on a review of the collision diagram there does not appear to be a clear and 
correctable crash pattern.  Most of the collisions occurred because a driver failed to yield 
to another, ran a stop sign, or did not see the other vehicle.  Field observations showed 
that in the northern corner of the intersection a fence with privacy screening blocked the 
line of sight of vehicles approaching the intersection from the east due to the location of 
the stop bars.  We recommend the privacy screening be removed.   
 
Fore Street from India Street to Mountfort Street has a CRF of 2.00 and 8 crashes over 
the three year period, five of which occurred at the intersection of Fore Street with 
Hancock Street.  The intersection of Fore Street with Hancock Street is stop controlled, 
with stop signs on Hancock Street and free flowing traffic on Fore Street.  Based on a 
review of the collision diagram there does not appear to be a clear and correctable crash 
pattern.  Most collisions at the intersection of Hancock Street and Fore Street were 
caused by a driver failing to yield the right of way.   
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XI. Parking  
 
Parking for the facility will be provided at the adjacent Ocean Gateway parking garage.  
The site will provide a circular drop-off area in front of the Hotel.  
 

XII. Pedestrian Accommodations 
 
The immediate area benefits from a complete sidewalk network of sidewalks to 
accommodate pedestrians and those who want to visit the site on foot.  A Fore Street 
improvement plan will be provided as the project progresses through the approval 
process that is also planned to provide additional pedestrian accommodations such as 
ADA ramps. 
 

XIII. Conclusions / Recommendations 
 
The following is a summary of the Conclusions / Recommendations: 
 
1. The proposed Gateway hotel is forecast to generate 104 AM peak hour trip ends and 

112 PM peak hour trip ends.  This level of trip generation does require a MaineDOT 
traffic movement permit.   
 

2. The capacity analysis results indicate the intersections are forecast to operate at high 
levels of service after the development is occupied.   

 
3. The sight distances at the immediate access to the site exceed both City and 

MaineDOT requirements.   
 
4. The MaineDOT crash data indicates that there are two high crash locations in the 

vicinity of the site; one at the intersection of India Street with Fore Street and the 
other on Fore Street from India Street to Mountfort Street.  Based on a review of the 
collision diagrams, there are no clear and correctable crash patterns.  

 
5. In our opinion, the proposed project will have minimal impact on the surrounding 

roadway network and the surrounding roadway network has the capacity to 
accommodate the proposed project.   



Appendix A 
Site Location Map 

Turning Movement Diagrams 
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Appendix B 
Capacity Analysis Results 



Predevelopment 

 

 

 

 

 

 

 

 

 

 

 

 



U:\2969_Portland_Ara Hotel\Capacity Analysis\AM Pre.syn
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Summary of All Intervals

Run Number 1 2 3 4 5 Avg
Start Time 6:57 6:57 6:57 6:57 6:57 6:57
End Time 8:00 8:00 8:00 8:00 8:00 8:00
Total Time (min) 63 63 63 63 63 63
Time Recorded (min) 60 60 60 60 60 60
# of Intervals 2 2 2 2 2 2
# of Recorded Intervals 1 1 1 1 1 1
Vehs Entered 1067 1040 1083 1072 1071 1065
Vehs Exited 1070 1041 1072 1078 1071 1064
Starting Vehs 14 10 8 13 11 10
Ending Vehs 11 9 19 7 11 10
Travel Distance (mi) 172 167 173 172 172 171
Travel Time (hr) 10.6 10.2 10.6 10.4 10.5 10.5
Total Delay (hr) 2.9 2.7 2.8 2.7 2.8 2.8
Total Stops 1457 1396 1457 1424 1446 1435
Fuel Used (gal) 8.9 8.6 8.9 8.8 8.8 8.8

Interval #0 Information  Seeding
Start Time 6:57
End Time 7:00
Total Time (min) 3
Volumes adjusted by Growth Factors.
No data recorded this interval.

Interval #1 Information  Recording
Start Time 7:00
End Time 8:00
Total Time (min) 60
Volumes adjusted by Growth Factors.

Run Number 1 2 3 4 5 Avg
Vehs Entered 1067 1040 1083 1072 1071 1065
Vehs Exited 1070 1041 1072 1078 1071 1064
Starting Vehs 14 10 8 13 11 10
Ending Vehs 11 9 19 7 11 10
Travel Distance (mi) 172 167 173 172 172 171
Travel Time (hr) 10.6 10.2 10.6 10.4 10.5 10.5
Total Delay (hr) 2.9 2.7 2.8 2.7 2.8 2.8
Total Stops 1457 1396 1457 1424 1446 1435
Fuel Used (gal) 8.9 8.6 8.9 8.8 8.8 8.8
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5: India Street & Fore Street Performance by approach 

Approach EB WB SE NW All
Denied Del/Veh (s) 0.2 0.0 0.2 0.0 0.1
Total Del/Veh (s) 6.1 6.6 6.6 5.6 6.4

6: Commercial Street/Thames Street & India Street Performance by approach 

Approach EB WB SE All
Denied Del/Veh (s) 0.3 0.1 0.0 0.1
Total Del/Veh (s) 5.3 5.3 4.7 5.0

8: Fore Street & Hancock Street Performance by approach 

Approach NB SB SE NW All
Denied Del/Veh (s) 0.0 0.3 0.1 0.1 0.2
Total Del/Veh (s) 1.4 0.8 5.5 6.0 1.7

Total Network Performance 

Denied Del/Veh (s) 0.2
Total Del/Veh (s) 9.2
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Intersection: 5: India Street & Fore Street

Movement EB WB SE NW
Directions Served LTR LTR LTR LTR
Maximum Queue (ft) 67 108 110 74
Average Queue (ft) 28 56 53 34
95th Queue (ft) 55 89 85 54
Link Distance (ft) 330 332 192 221
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 6: Commercial Street/Thames Street & India Street

Movement EB WB SE
Directions Served LT TR LR
Maximum Queue (ft) 94 60 79
Average Queue (ft) 50 29 38
95th Queue (ft) 80 53 61
Link Distance (ft) 298 302 221
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Fore Street & Hancock Street

Movement NB SB SE NW
Directions Served LTR LTR LTR LTR
Maximum Queue (ft) 22 58 39 68
Average Queue (ft) 2 10 14 27
95th Queue (ft) 13 40 33 54
Link Distance (ft) 332 210 220 205
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Summary of All Intervals

Run Number 1 2 3 4 5 Avg
Start Time 6:57 6:57 6:57 6:57 6:57 6:57
End Time 8:00 8:00 8:00 8:00 8:00 8:00
Total Time (min) 63 63 63 63 63 63
Time Recorded (min) 60 60 60 60 60 60
# of Intervals 2 2 2 2 2 2
# of Recorded Intervals 1 1 1 1 1 1
Vehs Entered 1317 1414 1367 1364 1367 1367
Vehs Exited 1313 1415 1375 1364 1368 1366
Starting Vehs 12 14 12 11 13 9
Ending Vehs 16 13 4 11 12 8
Travel Distance (mi) 203 220 211 207 212 211
Travel Time (hr) 12.4 14.1 13.5 12.9 13.5 13.3
Total Delay (hr) 3.6 4.6 4.3 3.8 4.3 4.1
Total Stops 1680 1838 1784 1753 1786 1769
Fuel Used (gal) 10.5 11.7 11.3 10.8 11.1 11.1

Interval #0 Information  Seeding
Start Time 6:57
End Time 7:00
Total Time (min) 3
Volumes adjusted by Growth Factors.
No data recorded this interval.

Interval #1 Information  Recording
Start Time 7:00
End Time 8:00
Total Time (min) 60
Volumes adjusted by Growth Factors.

Run Number 1 2 3 4 5 Avg
Vehs Entered 1317 1414 1367 1364 1367 1367
Vehs Exited 1313 1415 1375 1364 1368 1366
Starting Vehs 12 14 12 11 13 9
Ending Vehs 16 13 4 11 12 8
Travel Distance (mi) 203 220 211 207 212 211
Travel Time (hr) 12.4 14.1 13.5 12.9 13.5 13.3
Total Delay (hr) 3.6 4.6 4.3 3.8 4.3 4.1
Total Stops 1680 1838 1784 1753 1786 1769
Fuel Used (gal) 10.5 11.7 11.3 10.8 11.1 11.1
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5: India Street & Fore Street Performance by approach 

Approach EB WB SE NW All
Denied Del/Veh (s) 0.3 0.1 0.2 0.0 0.2
Total Del/Veh (s) 8.8 7.5 7.4 7.6 7.9

6: Commercial Street/Thames Street & India Street Performance by approach 

Approach EB WB SE All
Denied Del/Veh (s) 0.4 0.2 0.0 0.2
Total Del/Veh (s) 6.2 5.1 4.6 5.6

8: Fore Street & Hancock Street Performance by approach 

Approach NB SB SE NW All
Denied Del/Veh (s) 0.0 0.2 0.1 0.2 0.1
Total Del/Veh (s) 1.7 0.6 6.3 6.3 2.5

Total Network Performance 

Denied Del/Veh (s) 0.3
Total Del/Veh (s) 10.5
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Intersection: 5: India Street & Fore Street

Movement EB WB SE NW
Directions Served LTR LTR LTR LTR
Maximum Queue (ft) 109 110 94 98
Average Queue (ft) 47 52 47 49
95th Queue (ft) 88 89 79 82
Link Distance (ft) 330 332 192 221
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 6: Commercial Street/Thames Street & India Street

Movement EB WB SE
Directions Served LT TR LR
Maximum Queue (ft) 108 60 70
Average Queue (ft) 63 36 34
95th Queue (ft) 98 54 52
Link Distance (ft) 298 302 221
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Fore Street & Hancock Street

Movement NB SB SE NW
Directions Served LTR LTR LTR LTR
Maximum Queue (ft) 18 45 45 99
Average Queue (ft) 1 8 17 44
95th Queue (ft) 10 31 36 77
Link Distance (ft) 332 210 220 205
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Summary of All Intervals

Run Number 1 2 3 4 5 Avg
Start Time 6:57 6:57 6:57 6:57 6:57 6:57
End Time 8:00 8:00 8:00 8:00 8:00 8:00
Total Time (min) 63 63 63 63 63 63
Time Recorded (min) 60 60 60 60 60 60
# of Intervals 2 2 2 2 2 2
# of Recorded Intervals 1 1 1 1 1 1
Vehs Entered 1183 1160 1180 1168 1146 1166
Vehs Exited 1189 1158 1177 1169 1151 1169
Starting Vehs 10 6 10 12 16 10
Ending Vehs 4 8 13 11 11 8
Travel Distance (mi) 182 183 184 180 181 182
Travel Time (hr) 11.3 11.2 11.4 11.3 11.3 11.3
Total Delay (hr) 3.2 3.2 3.3 3.2 3.3 3.2
Total Stops 1544 1542 1538 1532 1529 1537
Fuel Used (gal) 9.4 9.5 9.4 9.4 9.4 9.4

Interval #0 Information  Seeding
Start Time 6:57
End Time 7:00
Total Time (min) 3
Volumes adjusted by Growth Factors.
No data recorded this interval.

Interval #1 Information  Recording
Start Time 7:00
End Time 8:00
Total Time (min) 60
Volumes adjusted by Growth Factors.

Run Number 1 2 3 4 5 Avg
Vehs Entered 1183 1160 1180 1168 1146 1166
Vehs Exited 1189 1158 1177 1169 1151 1169
Starting Vehs 10 6 10 12 16 10
Ending Vehs 4 8 13 11 11 8
Travel Distance (mi) 182 183 184 180 181 182
Travel Time (hr) 11.3 11.2 11.4 11.3 11.3 11.3
Total Delay (hr) 3.2 3.2 3.3 3.2 3.3 3.2
Total Stops 1544 1542 1538 1532 1529 1537
Fuel Used (gal) 9.4 9.5 9.4 9.4 9.4 9.4
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5: Fore Street & India Street Performance by approach 

Approach EB WB SE NW All
Denied Del/Veh (s) 0.2 0.0 0.3 0.0 0.2
Total Del/Veh (s) 7.2 7.3 7.3 5.9 7.0

6: Commercial Street/Thames Street Performance by approach 

Approach EB WB SE All
Denied Del/Veh (s) 0.3 0.1 0.0 0.1
Total Del/Veh (s) 5.3 5.1 4.7 5.0

8: Fore Street & Hancock Street Performance by approach 

Approach NB SB SE NW All
Denied Del/Veh (s) 0.0 0.3 0.1 0.1 0.2
Total Del/Veh (s) 1.5 0.9 6.2 6.4 1.9

Total Network Performance 

Denied Del/Veh (s) 0.3
Total Del/Veh (s) 9.6
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Intersection: 5: Fore Street & India Street

Movement EB WB SE NW
Directions Served LTR LTR LTR LTR
Maximum Queue (ft) 81 113 114 76
Average Queue (ft) 36 58 58 39
95th Queue (ft) 66 96 94 62
Link Distance (ft) 330 332 192 221
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 6: Commercial Street/Thames Street

Movement EB WB SE
Directions Served LT TR LR
Maximum Queue (ft) 98 59 70
Average Queue (ft) 53 29 39
95th Queue (ft) 84 52 61
Link Distance (ft) 298 302 221
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Fore Street & Hancock Street

Movement NB SB SE NW
Directions Served LTR LTR LTR LTR
Maximum Queue (ft) 30 78 44 66
Average Queue (ft) 2 11 17 26
95th Queue (ft) 13 42 36 52
Link Distance (ft) 332 210 220 205
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Summary of All Intervals

Run Number 1 2 3 4 5 Avg
Start Time 6:57 6:57 6:57 6:57 6:57 6:57
End Time 8:00 8:00 8:00 8:00 8:00 8:00
Total Time (min) 63 63 63 63 63 63
Time Recorded (min) 60 60 60 60 60 60
# of Intervals 2 2 2 2 2 2
# of Recorded Intervals 1 1 1 1 1 1
Vehs Entered 1441 1502 1464 1422 1460 1459
Vehs Exited 1448 1500 1471 1429 1450 1459
Starting Vehs 22 17 20 16 8 17
Ending Vehs 15 19 13 9 18 13
Travel Distance (mi) 220 229 226 220 223 224
Travel Time (hr) 14.1 15.2 14.9 14.4 14.6 14.6
Total Delay (hr) 4.5 5.1 4.9 4.8 4.8 4.8
Total Stops 1842 1932 1939 1852 1895 1891
Fuel Used (gal) 11.6 12.3 12.0 11.7 11.7 11.8

Interval #0 Information  Seeding
Start Time 6:57
End Time 7:00
Total Time (min) 3
Volumes adjusted by Growth Factors.
No data recorded this interval.

Interval #1 Information  Recording
Start Time 7:00
End Time 8:00
Total Time (min) 60
Volumes adjusted by Growth Factors.

Run Number 1 2 3 4 5 Avg
Vehs Entered 1441 1502 1464 1422 1460 1459
Vehs Exited 1448 1500 1471 1429 1450 1459
Starting Vehs 22 17 20 16 8 17
Ending Vehs 15 19 13 9 18 13
Travel Distance (mi) 220 229 226 220 223 224
Travel Time (hr) 14.1 15.2 14.9 14.4 14.6 14.6
Total Delay (hr) 4.5 5.1 4.9 4.8 4.8 4.8
Total Stops 1842 1932 1939 1852 1895 1891
Fuel Used (gal) 11.6 12.3 12.0 11.7 11.7 11.8



U:\2969_Portland_Ara Hotel\Capacity Analysis\PM Post.syn
Baseline 3/8/2016

PM Post SimTraffic Report
GP Page 2

5: India Street & Fore Street Performance by approach 

Approach EB WB SE NW All
Denied Del/Veh (s) 0.3 0.1 0.2 0.0 0.2
Total Del/Veh (s) 10.6 9.3 8.3 8.4 9.3

6: Commercial Street/Thames Street & India Street Performance by approach 

Approach EB WB SE All
Denied Del/Veh (s) 0.3 0.1 0.0 0.2
Total Del/Veh (s) 6.3 5.0 4.5 5.6

8: Fore Street & Hancock Street Performance by approach 

Approach NB SB SE NW All
Denied Del/Veh (s) 0.0 0.2 0.1 0.2 0.1
Total Del/Veh (s) 1.7 0.7 6.0 6.1 2.4

Total Network Performance 

Denied Del/Veh (s) 0.3
Total Del/Veh (s) 11.6
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Intersection: 5: India Street & Fore Street

Movement EB WB SE NW
Directions Served LTR LTR LTR LTR
Maximum Queue (ft) 158 145 115 108
Average Queue (ft) 59 63 51 53
95th Queue (ft) 112 112 89 90
Link Distance (ft) 348 332 192 221
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 6: Commercial Street/Thames Street & India Street

Movement EB WB SE
Directions Served LT TR LR
Maximum Queue (ft) 116 60 59
Average Queue (ft) 63 34 33
95th Queue (ft) 98 52 49
Link Distance (ft) 298 302 221
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Intersection: 8: Fore Street & Hancock Street

Movement NB SB SE NW
Directions Served LTR LTR LTR LTR
Maximum Queue (ft) 32 65 35 106
Average Queue (ft) 2 9 13 42
95th Queue (ft) 15 36 31 77
Link Distance (ft) 332 210 220 205
Upstream Blk Time (%)
Queuing Penalty (veh)
Storage Bay Dist (ft)
Storage Blk Time (%)
Queuing Penalty (veh)

Network Summary
Network wide Queuing Penalty: 0
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Driveway Capacity Analysis 

Fore Street / Hancock Street All-Way Stop Analysis 

Portland Gateway Hotel Project – Portland, ME 
JN 2969 

 
Date:  April 15, 2016 

Subject:  Driveway Capacity and Fore / Hancock All-Way Stop Evaluation 

  Portland Gateway Hotel Project 

To:  Ara Aftandilian, Nell Donaldson, Tom Errico 

From:  Randy Dunton, Gorrill Palmer (JN 2969) 

 

As requested at the April 5, 2016 Scoping Meeting for the Portland Gateway Hotel located in Portland, 

Maine, the following is an assessment of the operation of the site driveway / Fore Street intersection and 

the traffic control evaluation at the intersection of Fore Street / Hancock Street.   

 

Driveway Operation 

 

The proposed stop controlled site driveway is located on Fore Street, approximately 120 feet to the west 

of Hancock Street.  Gorrill Palmer used Synchro/SimTraffic computer software to complete a capacity 

analysis for the site driveway.  Level of service rankings are similar to the academic ranking system where 

an ‘A’ is very good with little control delay and an ‘F’ represents very poor conditions.  The intersection 

was evaluated using both vehicles in and out of the driveway and the consideration of the valet service 

using the parking garage.  The following table summarizes the relationship between control delay and level 

of service for unsignalized intersections: 

 

Level of Service Criteria for Unsignalized Intersections 

Level of Service Control Delay per Vehicle (sec) 

A Less than 10.0 

B 10.1 to 15.0 

C 15.1 to 25.0 

D 25.1 to 35.0 

E 35.1 to 50.0 

F Greater than 50.0 

 

The results of the capacity analysis for the site driveway are summarized as follows: 

 

Level of Service Summary 

Approach 
Level of Service 

AM Postdevelopment PM Postdevelopment 

Fore Street / Site Driveway   

Site Driveway NB A A 

Fore Street EB A A 

Fore Street WB A A 
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As shown in the table, the site driveway is forecast to operate at high levels of service during both the 

AM and PM peak hours.   

 

All-Way Stop Evaluation at Fore Street / Hancock Street 

 

At the April 5, 2016 Scoping Meeting the question was raised if the intersection of Fore Street / Hancock 

Street should be an all-way stop.  The existing intersection is stop controlled, with stop signs on both 

Hancock Street approaches and marked crosswalks across the northbound and westbound approaches.  

The following is an evaluation of the intersection to determine if an all-way stop is warranted: 

 

Source: Manual on Uniform Traffic Control Devices, Section 2B.07 

 

Support: “Multi-way stop control can be useful as a safety measure at intersections if certain traffic 

conditions exist.  Safety concerns associated with multi-way stops include pedestrian, bicyclists, and all 

road users expecting other road users to stop.  Multi-way stop control is used where the volume of 

traffic on the intersecting roads is approximately equal.” 

 

Criterion A: “Where traffic control signals are justified, the multi-way stop is an interim measure that 

can be installed quickly to control traffic while arrangements are being made for the installation of the 

traffic control signal.”  

 

This intersection is not anticipated to require a traffic control signal, so Criterion A is not met.   

 

Criterion B: “Five or more reported crashes in a 12-month period that are susceptible to correction by 

a multi-way stop installation.  Such crashes include right-turn and left-turn collisions as well as right-angle 

collisions.” 

 

As shown on the attached collision diagram, there were four collisions at this intersection, and three of 

those would be susceptible to correction by a multi-way stop.  This is less than the required five 

crashes, so Criterion B is not met.   

 

Criterion C: Minimum Volumes 

 

1. “The vehicular volume entering the intersection from the major street approaches (total of both 

approaches) averages at least 300 vehicles per hour for any 8 hours of an average day; and” 

2. “The combined vehicular, pedestrian, and bicycle volume entering the intersection from the 

minor street approaches (total of both approaches) averages at least 200 units per hour for the 

same 8 hours, with an average delay to minor-street vehicular traffic of at least 30 seconds per 

vehicle during the highest hour; but” 

3. “If the 85th-percentile approach speed of the major-street traffic exceeds 40 mph, the minimum 

vehicular volumes warrants are 70 percent of the values provided in Items 1 and 2.” 

 

The major street at this intersection is Fore Street and the minor street is Hancock Street.   
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1. The vehicular volume entering the intersection from Fore Street is 447 during the AM peak 

hour and 538 during the PM peak hour based on the 2016 Postdevelopment DHV.  The peak 

hour volumes appear to meet the requirement, but since this Criterion is based on 8 hours of 

an average day, more information would be needed to make a final determination.   

2. The combined vehicular, pedestrian, and bicycle volume entering the intersection from Hancock 

Street is 103 during the AM peak hour and 210 during the PM peak hour based on the 2016 

Postdevelopment DHV.  Although this appears to meet the Criterion during the PM peak hour, 

the volumes for 8 hours of an average day are not expected to meet the Criterion.   

3. The speed limit on Fore Street is 25 mph and the 85th-percentile speed does not exceed 40 

mph, so this is not met.   

 

Since both Items 1 and 2 must be met to warrant an all-way stop at the intersection, the traffic volumes 

do not meet Criterion C.   

 

Based on this evaluation, none of the Criteria for an all-way stop are met for the intersection of Fore 

Street / Hancock Street, so an all-way stop is not required at this intersection.   
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DRAFT 
Transportation Demand Management Plan 

Portland Gateway Hotel 
City of Portland, Maine 

March 2016 
JN 2969 

 
 

The Portland Norwich Group LLC provides this description of the proposed techniques of the 
Transportation Demand Management Plan for the proposed Portland Gateway Hotel located on 
the block defined by Fore Street, Hancock Street Extension, India Street, and Thames Street.  
This is in support of the City’s transportation and environmental sustainability goals by 
encouraging and promoting bicycling, walking, and use of transit.  The existing site has a building 
at 1 India Street which is proposed to remain.  The proposed development is a hotel up to 180 
rooms.  There is no parking proposed on-site, only a circular drop-off area in front of the hotel.  
Parking for the hotel will be provided at the adjacent Ocean Gateway parking garage with valet 
service.     
 
The site is located very close to Franklin Street, which is an access to I-295.  It also has one bus 
stop adjacent to the site and several more within walking distance.  The site is surrounded by a 
network of sidewalks.  To reduce the impact of traffic during the peak hours of the adjacent 
street, the following is a description of the elements of the TDM Plan.   
 
TDM Coordinator 
 
The Gateway Hotel will have a designated TDM Coordinator to administer the TDM Plan.  The 
TDM Coordinator will be responsible for posting changes and updates to the METRO schedule, 
local UhaulCarShare information and car share information in the lobby, monitoring bike rack 
use, as well as providing other information relevant to promoting and encouraging the greater 
use of bicycling, walking, and bus-based transit.   
 
Guest and Employee Survey 
 
The TDM Coordinator will be expected to promote interaction with the employees and guests 
staying at the hotel.  In addition, the employees and guests can be surveyed to gain information 
on how the TDM Plan is working and suggestions to improve the Plan.  The employees will be 
surveyed on a regular basis to gather thoughts and ideas on how to improve the TDM measures.  
In addition guests can be surveyed using cards left in their hotel rooms or using an online survey.  
The surveys will be electronically tabulated and will produce comparable data with each survey.  
The data will be used by employers and the TDM Coordinator to identify barriers to public 
transit, bicycle, and pedestrian transportation.   
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Parking and Trip Reduction Strategies 
 
The forecast trip generation for this project is 104 AM trip ends and 112 PM trip ends during the 
adjacent street peak hours of traffic.  The forecast trip generation is based on ITE Trip 
Generation, Seventh Edition LUC - 312.  The peak parking demand requirement for this 
development based on the City of Portland Ordinance is 45 vehicular parking spaces.  Since the 
Hotel parking is provided in the Gateway Parking Garage, the Hotel will have to rent the spaces.  
The valet service is also an additional cost.  As such, there is a monetary incentive for the Hotel 
to encourage other forms of transportation to reduce the number of spaces needed in the parking 
garage.   
 
Education 
 
The TDM Coordinator will be responsible for providing information that includes; educational 
and promotional materials that identify the advantages and cost saving opportunities of using 
alternative transportation, promotion of the on-site bicycle racks, METRO stop schedules and 
stop locations in the area, information on the UHaulCarShare, and contact information for the 
TDM Coordinator.   
 
METRO 
 
The site is closely situated to METRO Route 8, the Peninsula Loop, and is approximately a seven 
minute walk from a bus stop on Congress Street serving METRO Routes 1, 6, and 7.  The bus 
schedules will be provided in the front lobby.   
 
Bicycle Use 
 
The Gateway Hotel will provide on-site bicycle racks for 10 bicycles, based on the City 
Ordinance.  The TDM Coordinator will monitor the bicycle rack use to identify if additional bike 
racks are warranted.   
 
UHaulCarShare 
 
Maine is one of 21 states served by UHaulCarShare in the United States.  In Portland the service 
provides a total of eight cars at seven locations.  There is one UHaulCarShare vehicle located 
close to the site at 30 Commercial Street.  This vehicle is available on an hourly or daily basis.   
 
Airport Shuttle 
 
Since it is likely that many guests could be coming from the Portland Jetport, a van-based shuttle 
could be utilized to bring guests to or from the airport on a regular schedule.   
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Sidewalk Facilities 
 
One of the many benefits of being located in the downtown area is that sidewalks surround the 
proposed project encouraging walking to and from the site.  The building will be accessed by a 
doors directly onto Fore Street and Thames Street, as well as doors at the center of the site, 
with sidewalks leading to both Fore and Thames Streets.  In addition, a Fore Street improvement 
plan is being created to provide additional pedestrian accommodations such as ADA ramps.   
 
Monitoring 
 
The TDM Coordinator will be responsible for monitoring the TDM Plan periodically over time 
and making adjustments to the plan when necessary.  This monitoring will be through periodic 
surveys combined with direct observation and interaction with employees and guests.  The 
observations will be compiled into a report that compares the results to the parking and trip 
reduction goals.  The monitoring will be ongoing with update reports annually.   
 
Incentives 
 
Incentives may be used by the hotel to encourage the employees and guests to reduce trip 
generation and parking demand, such as free or reduced price bus passes or coupons to 
restaurants and attractions within walking or bicycling distance.   
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Preliminary 
Trip Generation and Parking Demands 

Portland Gateway Hotel Project – Portland, ME 
JN 2969 

 
Date:  March 9, 2016 
Subject:  Trip Generation and Parking Demand Summary 
  Portland Gateway Hotel Project 
To:  Ara Aftandilian 
From:  Randy Dunton, Gorrill Palmer (JN 2969) 
 
The following is a preliminary assessment of potential trip generation and parking demands for the 
proposed land uses in the Portland Gateway Hotel.  The calculations are based on the Institute of 
Transportation Engineers’ publication Trip Generation, Seventh Edition and the Portland City Ordinances.  
The assessment is for a Business Hotel of up to 180 rooms.  The following is a summary of assumptions, 
trip generations, and parking demands: 
 
Trip Generation: 
 
Assumptions: 
 

• 180 Rooms 
• All Rooms Occupied 

 
Based on these assumptions, the following trip generation was calculated: 
 

• AM Peak Hour of the Generator: 101 trip ends 
• AM Peak Hour of the Adjacent Street: 104 trip ends 
• PM Peak Hour of the Generator: 103 trip ends 
• PM Peak Hour of the Adjacent Street: 112 trip ends 

 
Based on this forecast trip generation, a MaineDOT Traffic Movement Permit will be required since the 
trip generation is greater than 99 trip ends during a peak hour.  The City of Portland has delegated review 
authority from MaineDOT so they will be able to review the Traffic Movement Permit Application at the 
City level.    
 
Parking Demand: 
 
The City of Portland Ordinance requires one parking space for every four rooms of a hotel.  Based on 
the ordinance, the hotel would require 45 vehicular parking spaces.   
 
Bicycle Parking: 
 
Per City Ordinance, non-residential structures are required to provide bicycle accommodations in 
proportion to the vehicular parking.  For residential structures 2 bicycle parking spaces are required for 
every 5 dwelling units and for non-residential structures 2 bicycle parking spaces are required for every 



 

  
 
 
 
10 vehicle parking spaces.  The Portland City Ordinance does not consider a hotel to be a residential 
building, so the bicycle parking is based on the non-residential structure requirement.  Based on the 
ordinance, this project would require 10 bicycle parking spaces.    
 
 
Conclusions: 
 
This project is forecast to generate over 99 trip ends in a peak hour and will therefore require a 
MaineDOT Traffic Movement Permit.  The Traffic Movement Permit Application can be reviewed and the 
permit issued by the City since they have delegated review authority.  Based on the parking evaluation, 
this project is forecast to require approximately 45 vehicular parking spaces and 10 bicycle parking spaces 
to meet City ordinance. 
 
It should be noted that this preliminary evaluation has not been reviewed by the City or their peer review 
engineer so is subject to change.  
 

 

 

 

 

 

 

 

 



5/9/16
Ocean Gateway Garage
Portland, Maine

Total Number of Spaces 720

Number 
CURRENT LEASES of Spaces

CIEE 145
Residence Inn 140
BayHouse 13

298

Number 
FUTURE/POTENTIAL LEASES of Spaces

CIEE 145
Residence Inn 100
Portland Gateway Development Site 400
One India Street (GSB) 24
BayHouse 20
185 Fore (Residential) 44
18 Middle (Office) 140

873 121%

MPhillips
Text Box
PARKING LEASE CAULCULATIONS AND LEASE AGREEMENT





































15. Summary of Significant Natural Features 

  

Proposed AC Hotel Portland             
City of Portland Final Site Plan Application 



Summary of Significant Natural Features 

The project site is a vacant, previously developed (former industrial rail-yard) urban site that largely 
consists of a gravel surface over fill material and marine clay. Much of the site is covered with a weedy 
type growth. There are no significant plant species, communities, or specimens within the site. 
 
There are no significant natural features on the site. 
  

Proposed AC Hotel Portland             
City of Portland Final Site Plan Application 



16. Stormwater Management Plan and Calculations 

  

Proposed AC Hotel Portland             
City of Portland Final Site Plan Application 
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development on the remaining property is anticipated to consist of multiple structures for 

retail/office/residential use, with landscaped areas and walking paths. 

With the addition of landscaped areas, it is anticipated that the proposed development will decrease the 

site’s overall impervious area.  The non-impervious area will be a combination of landscaped planting 

areas or lawn. 

Stormwater Management – Basic Standards: 

Erosion and sedimentation control measures are detailed within the design plans.  Good housekeeping 

practices will be in accordance with Maine DEP Best Management Practices.  A post construction 

stormwater management plan is provided in Appendix A.  Stormwater BMP inspection and maintenance 

requirements are provided in Appendix B. 

Stormwater Management - Quality: 

The existing site is currently all gravel and basically an impervious site.  Per Chapter 500, there is no 

requirement for treatment for a redevelopment project on this parcel.  However, the applicant has chosen 

to provide permeable pavers with a filter system for the treatment of surface runoff in the driveway and 

dropoff area.  The discharge from the filter system will be collected in subsurface storage tanks (R-tank 

system currently proposed) which will subsequently enter the closed storm drainage system in Thames 

Street.   

The site’s impervious area will be reduced with the addition of landscaped areas, however with the 

proposed surface water treatment the stormwater quality would improve greatly over the existing 

condition.  It is anticipated that this additional treatment provided will be used to provide water quality 

credits to offset the City’s new stormwater fee.   

Stormwater Management - Quantity: 

The pervious paver filter system proposed included subsurface storage of treated surface water runoff.  

Additionally, it is anticipated that the roof drains from the proposed structures will be connected to the 

subsurface system to provide additional detention prior to discharge to the storm drain system within 

Thames Street.  It is anticipated that this additional treatment provided will be used to provide water 

quantity credits to offset the City’s new stormwater fee.   

Hydraulic Analysis: 

Stormwater runoff calculations for quantity were made using the HydroCAD 10.0 computer program, 

which is based on the Soil Conservation Service’s TR-20 methodology.  Runoff hydrographs are 

generated based on a standard Type III 24 hour storm. 

Five storm events were modeled as follows: 



City of Portland 

 

 

 

Ransom Project 151.06094  Page 3 

P:\2015\151.06094\Hancock St. Marriot Hotel\stormwater\SW Mgt Plan.doc March 16, 2016 

1. 1” storm: The 1” storm event was analyzed to simulate a heavy weather event that would 

typically happen multiple times over a given year and may impact the CSO frequency and 

volume. 

2. 1.6” storm: The 1.6” storm event was analyzed to simulate a heavy weather event that would 

typically happen multiple times over a given year and may impact the CSO frequency and 

volume. 

3. 2-year frequency flood event: 3.1” rainfall 

4. 10-year frequency flood event: 4.6” rainfall 

5. 25-year frequency flood event: 5.8” rainfall 

6. 100-year frequency flood event: 8.1” rainfall 

Runoff Curve numbers were determined based on land coverage and soil type based on a geotechnical 

report generated by Haley and Aldrich in May, 2007.   Soils were typically urban fill underlain by organic 

material, sand and soft clays to rock. Due to the size of the lot and the land coverage, a minimum time of 

concentration (Tc) of 6 minutes was set in the HydroCAD model.  

Peak runoff flow rates and runoff volumes are provided for a single analysis point, which represents the 

discharge to the closed system and are identified on the Pre and Post-Development plans.  The analysis 

point shows a significant reduction in runoff rates with the same volume. 

Peak runoff rates and runoff volumes for the above analysis points and storm events are tabulated in the 

following tables. Pre- and Post-Development plans (SWP1.0  and SWP2.0) can be found in Appendix A. 

HydroCAD calculations can be found in Appendices B & C.  Water quality calculations can be found in 

Appendix D and the Inspection and Maintenance Report can be found in Appendix E. 
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Storm Event 

PRE-Development Peak Runoff RATES  
cubic feet per second (CFS) 

 

1” Storm 1.00 

1.6” Storm 1.85 

2 Year Frequency Storm 3.94 

10 Year Frequency Storm 6.00 

25 Year Frequency Storm 7.63 

100 Year Frequency Storm 10.74 

 

 
 

Storm Event 

POST-Development Peak Runoff RATES  
cubic feet per second (CFS) 

 

1” Storm 0.51 

1.6” Storm 0.98 

2 Year Frequency Storm 2.24 

10 Year Frequency Storm 3.07 

25 Year Frequency Storm 3.65 

100 Year Frequency Storm 5.02 

 

 
 

Storm Event 

PRE-Development Peak Runoff VOLUME  
acre feet (AF) volume of water 1’deep over one acre 

 

1” Storm .07 

1.6” Storm 0.13 

2 Year Frequency Storm 0.29 

10 Year Frequency Storm 0.45 

25 Year Frequency Storm 0.58 

100 Year Frequency Storm 0.82 

 

 
 

Storm Event 

POST-Development Peak Runoff VOLUME  
acre feet (AF) volume of water 1’deep over one acre) 

 

1” Storm 0.08 

1.6” Storm 0.14 

2 Year Frequency Storm 0.31 

10 Year Frequency Storm 0.48 
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25 Year Frequency Storm 0.62 

100 Year Frequency Storm 0.88 

 

 

 



 
 
 
 
 
 
 
 
 
 
 
 
 
 

APPENDIX A 
 

Pre- and Post- Development Stormwater Plans 
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Hancock/Thames/Fore Street 

Portland, Maine 
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APPENDIX B 
 

Pre Development Hydro CAD Calculations 
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1S

existing full lot

A

outlet to System

Routing Diagram for existing site
Prepared by Ransom Consulting,  Printed 3/16/2016

HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Subcat Reach Pond Link



AC Hotel Portland

existing site
  Printed  3/16/2016Prepared by Ransom Consulting

Page 2HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Area Listing (all nodes)

Area

(acres)

CN Description

(subcatchment-numbers)

1.392 96 Gravel parking, HSG B  (1S)

1.392 96 TOTAL AREA



AC Hotel Portland

existing site
  Printed  3/16/2016Prepared by Ransom Consulting

Page 3HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Soil Listing (all nodes)

Area

(acres)

Soil

Group

Subcatchment

Numbers

0.000 HSG A

1.392 HSG B 1S

0.000 HSG C

0.000 HSG D

0.000 Other

1.392 TOTAL AREA



AC Hotel Portland

existing site
  Printed  3/16/2016Prepared by Ransom Consulting

Page 4HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Ground Covers (all nodes)

HSG-A

(acres)

HSG-B

(acres)

HSG-C

(acres)

HSG-D

(acres)

Other

(acres)

Total

(acres)

Ground

Cover

Subcatchment

Numbers

0.000 1.392 0.000 0.000 0.000 1.392 Gravel parking 1S

0.000 1.392 0.000 0.000 0.000 1.392 TOTAL AREA



AC Hotel Portland
Type III 24-hr  1-inch Rainfall=1.00"existing site

  Printed  3/16/2016Prepared by Ransom Consulting
Page 5HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=60,654 sf   0.00% Impervious   Runoff Depth>0.59"Subcatchment1S: existing full lot
   Tc=6.0 min   CN=96   Runoff=1.00 cfs  0.069 af

   Inflow=1.00 cfs  0.069 afReach A: outlet to System
   Outflow=1.00 cfs  0.069 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.069 af   Average Runoff Depth = 0.59"
100.00% Pervious = 1.392 ac     0.00% Impervious = 0.000 ac
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Summary for Subcatchment 1S: existing full lot

Runoff = 1.00 cfs @ 12.09 hrs,  Volume= 0.069 af,  Depth> 0.59"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr  1-inch Rainfall=1.00"

Area (sf) CN Description

* 60,654 96 Gravel parking, HSG B

60,654 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Reach A: outlet to System

Inflow Area = 1.392 ac, 0.00% Impervious,  Inflow Depth > 0.59"    for  1-inch event
Inflow = 1.00 cfs @ 12.09 hrs,  Volume= 0.069 af
Outflow = 1.00 cfs @ 12.09 hrs,  Volume= 0.069 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=60,654 sf   0.00% Impervious   Runoff Depth>1.12"Subcatchment1S: existing full lot
   Tc=6.0 min   CN=96   Runoff=1.85 cfs  0.130 af

   Inflow=1.85 cfs  0.130 afReach A: outlet to System
   Outflow=1.85 cfs  0.130 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.130 af   Average Runoff Depth = 1.12"
100.00% Pervious = 1.392 ac     0.00% Impervious = 0.000 ac



AC Hotel Portland
Type III 24-hr  1.6-inch Rainfall=1.60"existing site

  Printed  3/16/2016Prepared by Ransom Consulting
Page 8HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment 1S: existing full lot

Runoff = 1.85 cfs @ 12.09 hrs,  Volume= 0.130 af,  Depth> 1.12"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr  1.6-inch Rainfall=1.60"

Area (sf) CN Description

* 60,654 96 Gravel parking, HSG B

60,654 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Reach A: outlet to System

Inflow Area = 1.392 ac, 0.00% Impervious,  Inflow Depth > 1.12"    for  1.6-inch event
Inflow = 1.85 cfs @ 12.09 hrs,  Volume= 0.130 af
Outflow = 1.85 cfs @ 12.09 hrs,  Volume= 0.130 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=60,654 sf   0.00% Impervious   Runoff Depth>2.50"Subcatchment1S: existing full lot
   Tc=6.0 min   CN=96   Runoff=3.94 cfs  0.290 af

   Inflow=3.94 cfs  0.290 afReach A: outlet to System
   Outflow=3.94 cfs  0.290 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.290 af   Average Runoff Depth = 2.50"
100.00% Pervious = 1.392 ac     0.00% Impervious = 0.000 ac
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Summary for Subcatchment 1S: existing full lot

Runoff = 3.94 cfs @ 12.09 hrs,  Volume= 0.290 af,  Depth> 2.50"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr  2-year Rainfall=3.10"

Area (sf) CN Description

* 60,654 96 Gravel parking, HSG B

60,654 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Reach A: outlet to System

Inflow Area = 1.392 ac, 0.00% Impervious,  Inflow Depth > 2.50"    for  2-year event
Inflow = 3.94 cfs @ 12.09 hrs,  Volume= 0.290 af
Outflow = 3.94 cfs @ 12.09 hrs,  Volume= 0.290 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=60,654 sf   0.00% Impervious   Runoff Depth>3.89"Subcatchment1S: existing full lot
   Tc=6.0 min   CN=96   Runoff=6.00 cfs  0.451 af

   Inflow=6.00 cfs  0.451 afReach A: outlet to System
   Outflow=6.00 cfs  0.451 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.451 af   Average Runoff Depth = 3.89"
100.00% Pervious = 1.392 ac     0.00% Impervious = 0.000 ac
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Summary for Subcatchment 1S: existing full lot

Runoff = 6.00 cfs @ 12.09 hrs,  Volume= 0.451 af,  Depth> 3.89"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr  10-year Rainfall=4.60"

Area (sf) CN Description

* 60,654 96 Gravel parking, HSG B

60,654 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Reach A: outlet to System

Inflow Area = 1.392 ac, 0.00% Impervious,  Inflow Depth > 3.89"    for  10-year event
Inflow = 6.00 cfs @ 12.09 hrs,  Volume= 0.451 af
Outflow = 6.00 cfs @ 12.09 hrs,  Volume= 0.451 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=60,654 sf   0.00% Impervious   Runoff Depth>4.99"Subcatchment1S: existing full lot
   Tc=6.0 min   CN=96   Runoff=7.63 cfs  0.579 af

   Inflow=7.63 cfs  0.579 afReach A: outlet to System
   Outflow=7.63 cfs  0.579 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.579 af   Average Runoff Depth = 4.99"
100.00% Pervious = 1.392 ac     0.00% Impervious = 0.000 ac



AC Hotel Portland
Type III 24-hr  25-year Rainfall=5.80"existing site

  Printed  3/16/2016Prepared by Ransom Consulting
Page 14HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment 1S: existing full lot

Runoff = 7.63 cfs @ 12.09 hrs,  Volume= 0.579 af,  Depth> 4.99"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr  25-year Rainfall=5.80"

Area (sf) CN Description

* 60,654 96 Gravel parking, HSG B

60,654 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Reach A: outlet to System

Inflow Area = 1.392 ac, 0.00% Impervious,  Inflow Depth > 4.99"    for  25-year event
Inflow = 7.63 cfs @ 12.09 hrs,  Volume= 0.579 af
Outflow = 7.63 cfs @ 12.09 hrs,  Volume= 0.579 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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Time span=5.00-20.00 hrs, dt=0.05 hrs, 301 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind+Trans method  -  Pond routing by Stor-Ind method

Runoff Area=60,654 sf   0.00% Impervious   Runoff Depth>7.10"Subcatchment1S: existing full lot
   Tc=6.0 min   CN=96   Runoff=10.74 cfs  0.824 af

   Inflow=10.74 cfs  0.824 afReach A: outlet to System
   Outflow=10.74 cfs  0.824 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.824 af   Average Runoff Depth = 7.10"
100.00% Pervious = 1.392 ac     0.00% Impervious = 0.000 ac
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Summary for Subcatchment 1S: existing full lot

Runoff = 10.74 cfs @ 12.09 hrs,  Volume= 0.824 af,  Depth> 7.10"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
Type III 24-hr  100-year Rainfall=8.10"

Area (sf) CN Description

* 60,654 96 Gravel parking, HSG B

60,654 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Reach A: outlet to System

Inflow Area = 1.392 ac, 0.00% Impervious,  Inflow Depth > 7.10"    for  100-year event
Inflow = 10.74 cfs @ 12.09 hrs,  Volume= 0.824 af
Outflow = 10.74 cfs @ 12.09 hrs,  Volume= 0.824 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind+Trans method, Time Span= 5.00-20.00 hrs, dt= 0.05 hrs
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1S

Hotel

2S

Drive/hotel sidewalk

3S

Remaining lot 2

A

Outlet to system

1P

RtankOCS
CB

outlet control structure
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Area Listing (all nodes)

Area

(acres)

CN Description

(subcatchment-numbers)

0.264 98   (2S)

0.639 96   (3S)

0.027 61 landscaped beds  (2S)

0.462 98 roof  (1S)

1.392 96 TOTAL AREA
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Soil Listing (all nodes)

Area

(acres)

Soil

Group

Subcatchment

Numbers

0.000 HSG A

0.000 HSG B

0.000 HSG C

0.000 HSG D

1.392 Other 1S, 2S, 3S

1.392 TOTAL AREA
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Ground Covers (all nodes)

HSG-A

(acres)

HSG-B

(acres)

HSG-C

(acres)

HSG-D

(acres)

Other

(acres)

Total

(acres)

Ground

Cover

Subcatchment

Numbers

0.000 0.000 0.000 0.000 0.903 0.903 2S, 3S

0.000 0.000 0.000 0.000 0.027 0.027 landscaped beds 2S

0.000 0.000 0.000 0.000 0.462 0.462 roof 1S

0.000 0.000 0.000 0.000 1.392 1.392 TOTAL AREA
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Pipe Listing (all nodes)

Line# Node

Number

In-Invert

(feet)

Out-Invert

(feet)

Length

(feet)

Slope

(ft/ft)

n Diam/Width

(inches)

Height

(inches)

Inside-Fill

(inches)

1 1P 9.75 9.65 10.0 0.0100 0.010 12.0 0.0 0.0
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Time span=0.50-24.00 hrs, dt=0.05 hrs, 471 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=20,144 sf   100.00% Impervious   Runoff Depth>0.79"Subcatchment1S: Hotel
   Tc=6.0 min   CN=98   Runoff=0.40 cfs  0.030 af

Runoff Area=12,676 sf   90.68% Impervious   Runoff Depth>0.56"Subcatchment2S: Drive/hotelsidewalk
   Tc=6.0 min   CN=95   Runoff=0.19 cfs  0.014 af

Runoff Area=27,834 sf   0.00% Impervious   Runoff Depth>0.63"Subcatchment3S: Remaininglot 2
   Tc=6.0 min   CN=96   Runoff=0.46 cfs  0.034 af

   Inflow=0.51 cfs  0.076 afReach A: Outlet to system
   Outflow=0.51 cfs  0.076 af

Peak Elev=10.16'  Storage=761 cf   Inflow=1.05 cfs  0.078 afPond 1P: Rtank
12.0"  Round Culvert  n=0.010  L=10.0'  S=0.0100 '/'   Outflow=0.51 cfs  0.076 af

Peak Elev=11.83'   Inflow=0.51 cfs  0.076 afPond OCS: outlet control structure
   Outflow=0.51 cfs  0.076 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.078 af   Average Runoff Depth = 0.67"
47.84% Pervious = 0.666 ac     52.16% Impervious = 0.726 ac
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Summary for Subcatchment 1S: Hotel

Runoff = 0.40 cfs @ 12.09 hrs,  Volume= 0.030 af,  Depth> 0.79"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  1-inch Rainfall=1.00"

Area (sf) CN Description

* 20,144 98 roof

20,144 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Subcatchment 2S: Drive/hotel sidewalk

Runoff = 0.19 cfs @ 12.09 hrs,  Volume= 0.014 af,  Depth> 0.56"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  1-inch Rainfall=1.00"

Area (sf) CN Description

* 11,494 98
* 1,182 61 landscaped beds

12,676 95 Weighted Average
1,182 9.32% Pervious Area

11,494 90.68% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Direct

Summary for Subcatchment 3S: Remaining lot 2

Runoff = 0.46 cfs @ 12.09 hrs,  Volume= 0.034 af,  Depth> 0.63"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  1-inch Rainfall=1.00"

Area (sf) CN Description

* 27,834 96

27,834 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct
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Summary for Reach A: Outlet to system

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 0.65"    for  1-inch event
Inflow = 0.51 cfs @ 12.26 hrs,  Volume= 0.076 af
Outflow = 0.51 cfs @ 12.26 hrs,  Volume= 0.076 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs

Summary for Pond 1P: Rtank

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 0.67"    for  1-inch event
Inflow = 1.05 cfs @ 12.09 hrs,  Volume= 0.078 af
Outflow = 0.51 cfs @ 12.26 hrs,  Volume= 0.076 af,  Atten= 52%,  Lag= 10.3 min
Primary = 0.51 cfs @ 12.26 hrs,  Volume= 0.076 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Peak Elev= 10.16' @ 12.26 hrs   Surf.Area= 3,124 sf   Storage= 761 cf

Plug-Flow detention time=40.8 min calculated for 0.076 af (98% of inflow)
Center-of-Mass det. time= 28.4 min ( 833.4 - 805.1 )

Volume Invert Avail.Storage Storage Description

#1A 9.75' 1,948 cf 43.37'W x 72.03'L x 3.42'H Field A
10,669 cf Overall - 5,799 cf Embedded = 4,870 cf  x 40.0% Voids

#2A 10.00' 5,509 cf ACF R-Tank HD 1.5  x 870  Inside #1
Inside= 15.7"W x 26.0"H => 2.70 sf x 2.35'L = 6.3 cf
Outside= 15.7"W x 26.0"H => 2.84 sf x 2.35'L = 6.7 cf
30 Rows of 29 Chambers

7,457 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 9.75' 12.0"  Round Culvert
L= 10.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 9.75' / 9.65' S= 0.0100 '/' Cc= 0.900
n= 0.010 PVC, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=0.51 cfs @ 12.26 hrs  HW=10.16'   (Free Discharge)
1=Culvert  (Barrel Controls 0.51 cfs @ 2.44 fps)

Summary for Pond OCS: outlet control structure

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 0.65"    for  1-inch event
Inflow = 0.51 cfs @ 12.26 hrs,  Volume= 0.076 af
Outflow = 0.51 cfs @ 12.26 hrs,  Volume= 0.076 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.51 cfs @ 12.26 hrs,  Volume= 0.076 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
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Peak Elev= 11.83' @ 12.26 hrs
Flood Elev= 100.00'

Device Routing Invert Outlet Devices

#1 Primary 12.25' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 11.75' 12.0" W x 6.0" H Vert. Orifice/Grate  C= 0.600
#3 Primary 11.50' 6.0" W x 3.0" H Vert. Orifice/Grate  C= 0.600
#4 Primary 9.75' 1.0" Vert. Orifice/Grate X 2.00  C= 0.600

Primary OutFlow  Max=0.42 cfs @ 12.26 hrs  HW=11.83'   (Free Discharge)
1=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
2=Orifice/Grate  (Orifice Controls 0.08 cfs @ 0.92 fps)
3=Orifice/Grate  (Orifice Controls 0.27 cfs @ 2.16 fps)
4=Orifice/Grate  (Orifice Controls 0.08 cfs @ 6.88 fps)



AC Hotel Portland
Type III 24-hr  1.6-inch Rainfall=1.60"proposed site

  Printed  3/16/2016Prepared by Ransom Consulting
Page 10HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Time span=0.50-24.00 hrs, dt=0.05 hrs, 471 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=20,144 sf   100.00% Impervious   Runoff Depth>1.38"Subcatchment1S: Hotel
   Tc=6.0 min   CN=98   Runoff=0.68 cfs  0.053 af

Runoff Area=12,676 sf   90.68% Impervious   Runoff Depth>1.10"Subcatchment2S: Drive/hotelsidewalk
   Tc=6.0 min   CN=95   Runoff=0.36 cfs  0.027 af

Runoff Area=27,834 sf   0.00% Impervious   Runoff Depth>1.19"Subcatchment3S: Remaininglot 2
   Tc=6.0 min   CN=96   Runoff=0.85 cfs  0.063 af

   Inflow=0.98 cfs  0.141 afReach A: Outlet to system
   Outflow=0.98 cfs  0.141 af

Peak Elev=10.36'  Storage=1,300 cf   Inflow=1.89 cfs  0.143 afPond 1P: Rtank
12.0"  Round Culvert  n=0.010  L=10.0'  S=0.0100 '/'   Outflow=0.98 cfs  0.141 af

Peak Elev=12.00'   Inflow=0.98 cfs  0.141 afPond OCS: outlet control structure
   Outflow=0.98 cfs  0.141 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.143 af   Average Runoff Depth = 1.23"
47.84% Pervious = 0.666 ac     52.16% Impervious = 0.726 ac
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Summary for Subcatchment 1S: Hotel

Runoff = 0.68 cfs @ 12.09 hrs,  Volume= 0.053 af,  Depth> 1.38"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  1.6-inch Rainfall=1.60"

Area (sf) CN Description

* 20,144 98 roof

20,144 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Subcatchment 2S: Drive/hotel sidewalk

Runoff = 0.36 cfs @ 12.09 hrs,  Volume= 0.027 af,  Depth> 1.10"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  1.6-inch Rainfall=1.60"

Area (sf) CN Description

* 11,494 98
* 1,182 61 landscaped beds

12,676 95 Weighted Average
1,182 9.32% Pervious Area

11,494 90.68% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Direct

Summary for Subcatchment 3S: Remaining lot 2

Runoff = 0.85 cfs @ 12.09 hrs,  Volume= 0.063 af,  Depth> 1.19"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  1.6-inch Rainfall=1.60"

Area (sf) CN Description

* 27,834 96

27,834 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct
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Summary for Reach A: Outlet to system

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 1.22"    for  1.6-inch event
Inflow = 0.98 cfs @ 12.24 hrs,  Volume= 0.141 af
Outflow = 0.98 cfs @ 12.24 hrs,  Volume= 0.141 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs

Summary for Pond 1P: Rtank

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 1.23"    for  1.6-inch event
Inflow = 1.89 cfs @ 12.09 hrs,  Volume= 0.143 af
Outflow = 0.98 cfs @ 12.24 hrs,  Volume= 0.141 af,  Atten= 48%,  Lag= 8.8 min
Primary = 0.98 cfs @ 12.24 hrs,  Volume= 0.141 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Peak Elev= 10.36' @ 12.24 hrs   Surf.Area= 3,124 sf   Storage= 1,300 cf

Plug-Flow detention time=33.9 min calculated for 0.141 af (98% of inflow)
Center-of-Mass det. time= 24.8 min ( 813.8 - 788.9 )

Volume Invert Avail.Storage Storage Description

#1A 9.75' 1,948 cf 43.37'W x 72.03'L x 3.42'H Field A
10,669 cf Overall - 5,799 cf Embedded = 4,870 cf  x 40.0% Voids

#2A 10.00' 5,509 cf ACF R-Tank HD 1.5  x 870  Inside #1
Inside= 15.7"W x 26.0"H => 2.70 sf x 2.35'L = 6.3 cf
Outside= 15.7"W x 26.0"H => 2.84 sf x 2.35'L = 6.7 cf
30 Rows of 29 Chambers

7,457 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 9.75' 12.0"  Round Culvert
L= 10.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 9.75' / 9.65' S= 0.0100 '/' Cc= 0.900
n= 0.010 PVC, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=0.98 cfs @ 12.24 hrs  HW=10.36'   (Free Discharge)
1=Culvert  (Barrel Controls 0.98 cfs @ 2.78 fps)

Summary for Pond OCS: outlet control structure

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 1.22"    for  1.6-inch event
Inflow = 0.98 cfs @ 12.24 hrs,  Volume= 0.141 af
Outflow = 0.98 cfs @ 12.24 hrs,  Volume= 0.141 af,  Atten= 0%,  Lag= 0.0 min
Primary = 0.98 cfs @ 12.24 hrs,  Volume= 0.141 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
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Peak Elev= 12.00' @ 12.24 hrs
Flood Elev= 100.00'

Device Routing Invert Outlet Devices

#1 Primary 12.25' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 11.75' 12.0" W x 6.0" H Vert. Orifice/Grate  C= 0.600
#3 Primary 11.50' 6.0" W x 3.0" H Vert. Orifice/Grate  C= 0.600
#4 Primary 9.75' 1.0" Vert. Orifice/Grate X 2.00  C= 0.600

Primary OutFlow  Max=0.84 cfs @ 12.24 hrs  HW=12.00'   (Free Discharge)
1=Sharp-Crested Rectangular Weir  ( Controls 0.00 cfs)
2=Orifice/Grate  (Orifice Controls 0.40 cfs @ 1.60 fps)
3=Orifice/Grate  (Orifice Controls 0.37 cfs @ 2.93 fps)
4=Orifice/Grate  (Orifice Controls 0.08 cfs @ 7.15 fps)
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Time span=0.50-24.00 hrs, dt=0.05 hrs, 471 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=20,144 sf   100.00% Impervious   Runoff Depth>2.87"Subcatchment1S: Hotel
   Tc=6.0 min   CN=98   Runoff=1.36 cfs  0.110 af

Runoff Area=12,676 sf   90.68% Impervious   Runoff Depth>2.55"Subcatchment2S: Drive/hotelsidewalk
   Tc=6.0 min   CN=95   Runoff=0.80 cfs  0.062 af

Runoff Area=27,834 sf   0.00% Impervious   Runoff Depth>2.65"Subcatchment3S: Remaininglot 2
   Tc=6.0 min   CN=96   Runoff=1.81 cfs  0.141 af

   Inflow=2.24 cfs  0.310 afReach A: Outlet to system
   Outflow=2.24 cfs  0.310 af

Peak Elev=10.81'  Storage=2,528 cf   Inflow=3.97 cfs  0.313 afPond 1P: Rtank
12.0"  Round Culvert  n=0.010  L=10.0'  S=0.0100 '/'   Outflow=2.24 cfs  0.310 af

Peak Elev=12.31'   Inflow=2.24 cfs  0.310 afPond OCS: outlet control structure
   Outflow=2.24 cfs  0.310 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.313 af   Average Runoff Depth = 2.70"
47.84% Pervious = 0.666 ac     52.16% Impervious = 0.726 ac
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Summary for Subcatchment 1S: Hotel

Runoff = 1.36 cfs @ 12.09 hrs,  Volume= 0.110 af,  Depth> 2.87"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  2-year Rainfall=3.10"

Area (sf) CN Description

* 20,144 98 roof

20,144 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Subcatchment 2S: Drive/hotel sidewalk

Runoff = 0.80 cfs @ 12.09 hrs,  Volume= 0.062 af,  Depth> 2.55"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  2-year Rainfall=3.10"

Area (sf) CN Description

* 11,494 98
* 1,182 61 landscaped beds

12,676 95 Weighted Average
1,182 9.32% Pervious Area

11,494 90.68% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Direct

Summary for Subcatchment 3S: Remaining lot 2

Runoff = 1.81 cfs @ 12.09 hrs,  Volume= 0.141 af,  Depth> 2.65"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  2-year Rainfall=3.10"

Area (sf) CN Description

* 27,834 96

27,834 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct
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Summary for Reach A: Outlet to system

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 2.67"    for  2-year event
Inflow = 2.24 cfs @ 12.21 hrs,  Volume= 0.310 af
Outflow = 2.24 cfs @ 12.21 hrs,  Volume= 0.310 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs

Summary for Pond 1P: Rtank

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 2.70"    for  2-year event
Inflow = 3.97 cfs @ 12.09 hrs,  Volume= 0.313 af
Outflow = 2.24 cfs @ 12.21 hrs,  Volume= 0.310 af,  Atten= 44%,  Lag= 7.6 min
Primary = 2.24 cfs @ 12.21 hrs,  Volume= 0.310 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Peak Elev= 10.81' @ 12.21 hrs   Surf.Area= 3,124 sf   Storage= 2,528 cf

Plug-Flow detention time=27.2 min calculated for 0.310 af (99% of inflow)
Center-of-Mass det. time= 21.0 min ( 790.6 - 769.6 )

Volume Invert Avail.Storage Storage Description

#1A 9.75' 1,948 cf 43.37'W x 72.03'L x 3.42'H Field A
10,669 cf Overall - 5,799 cf Embedded = 4,870 cf  x 40.0% Voids

#2A 10.00' 5,509 cf ACF R-Tank HD 1.5  x 870  Inside #1
Inside= 15.7"W x 26.0"H => 2.70 sf x 2.35'L = 6.3 cf
Outside= 15.7"W x 26.0"H => 2.84 sf x 2.35'L = 6.7 cf
30 Rows of 29 Chambers

7,457 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 9.75' 12.0"  Round Culvert
L= 10.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 9.75' / 9.65' S= 0.0100 '/' Cc= 0.900
n= 0.010 PVC, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=2.23 cfs @ 12.21 hrs  HW=10.81'   (Free Discharge)
1=Culvert  (Inlet Controls 2.23 cfs @ 2.84 fps)

Summary for Pond OCS: outlet control structure

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 2.67"    for  2-year event
Inflow = 2.24 cfs @ 12.21 hrs,  Volume= 0.310 af
Outflow = 2.24 cfs @ 12.21 hrs,  Volume= 0.310 af,  Atten= 0%,  Lag= 0.0 min
Primary = 2.24 cfs @ 12.21 hrs,  Volume= 0.310 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
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Peak Elev= 12.31' @ 12.21 hrs
Flood Elev= 100.00'

Device Routing Invert Outlet Devices

#1 Primary 12.25' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 11.75' 12.0" W x 6.0" H Vert. Orifice/Grate  C= 0.600
#3 Primary 11.50' 6.0" W x 3.0" H Vert. Orifice/Grate  C= 0.600
#4 Primary 9.75' 1.0" Vert. Orifice/Grate X 2.00  C= 0.600

Primary OutFlow  Max=2.10 cfs @ 12.21 hrs  HW=12.31'   (Free Discharge)
1=Sharp-Crested Rectangular Weir  (Weir Controls 0.21 cfs @ 0.82 fps)
2=Orifice/Grate  (Orifice Controls 1.31 cfs @ 2.61 fps)
3=Orifice/Grate  (Orifice Controls 0.50 cfs @ 3.99 fps)
4=Orifice/Grate  (Orifice Controls 0.08 cfs @ 7.65 fps)
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Time span=0.50-24.00 hrs, dt=0.05 hrs, 471 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=20,144 sf   100.00% Impervious   Runoff Depth>4.36"Subcatchment1S: Hotel
   Tc=6.0 min   CN=98   Runoff=2.03 cfs  0.168 af

Runoff Area=12,676 sf   90.68% Impervious   Runoff Depth>4.02"Subcatchment2S: Drive/hotelsidewalk
   Tc=6.0 min   CN=95   Runoff=1.24 cfs  0.098 af

Runoff Area=27,834 sf   0.00% Impervious   Runoff Depth>4.13"Subcatchment3S: Remaininglot 2
   Tc=6.0 min   CN=96   Runoff=2.75 cfs  0.220 af

   Inflow=3.07 cfs  0.482 afReach A: Outlet to system
   Outflow=3.07 cfs  0.482 af

Peak Elev=11.31'  Storage=3,874 cf   Inflow=6.02 cfs  0.486 afPond 1P: Rtank
12.0"  Round Culvert  n=0.010  L=10.0'  S=0.0100 '/'   Outflow=3.07 cfs  0.482 af

Peak Elev=12.41'   Inflow=3.07 cfs  0.482 afPond OCS: outlet control structure
   Outflow=3.07 cfs  0.482 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.486 af   Average Runoff Depth = 4.19"
47.84% Pervious = 0.666 ac     52.16% Impervious = 0.726 ac



AC Hotel Portland
Type III 24-hr  10-year Rainfall=4.60"proposed site

  Printed  3/16/2016Prepared by Ransom Consulting
Page 19HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment 1S: Hotel

Runoff = 2.03 cfs @ 12.09 hrs,  Volume= 0.168 af,  Depth> 4.36"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  10-year Rainfall=4.60"

Area (sf) CN Description

* 20,144 98 roof

20,144 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Subcatchment 2S: Drive/hotel sidewalk

Runoff = 1.24 cfs @ 12.09 hrs,  Volume= 0.098 af,  Depth> 4.02"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  10-year Rainfall=4.60"

Area (sf) CN Description

* 11,494 98
* 1,182 61 landscaped beds

12,676 95 Weighted Average
1,182 9.32% Pervious Area

11,494 90.68% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Direct

Summary for Subcatchment 3S: Remaining lot 2

Runoff = 2.75 cfs @ 12.09 hrs,  Volume= 0.220 af,  Depth> 4.13"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  10-year Rainfall=4.60"

Area (sf) CN Description

* 27,834 96

27,834 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct
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Summary for Reach A: Outlet to system

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 4.15"    for  10-year event
Inflow = 3.07 cfs @ 12.23 hrs,  Volume= 0.482 af
Outflow = 3.07 cfs @ 12.23 hrs,  Volume= 0.482 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs

Summary for Pond 1P: Rtank

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 4.19"    for  10-year event
Inflow = 6.02 cfs @ 12.09 hrs,  Volume= 0.486 af
Outflow = 3.07 cfs @ 12.23 hrs,  Volume= 0.482 af,  Atten= 49%,  Lag= 8.8 min
Primary = 3.07 cfs @ 12.23 hrs,  Volume= 0.482 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Peak Elev= 11.31' @ 12.23 hrs   Surf.Area= 3,124 sf   Storage= 3,874 cf

Plug-Flow detention time=25.2 min calculated for 0.482 af (99% of inflow)
Center-of-Mass det. time= 20.2 min ( 780.3 - 760.0 )

Volume Invert Avail.Storage Storage Description

#1A 9.75' 1,948 cf 43.37'W x 72.03'L x 3.42'H Field A
10,669 cf Overall - 5,799 cf Embedded = 4,870 cf  x 40.0% Voids

#2A 10.00' 5,509 cf ACF R-Tank HD 1.5  x 870  Inside #1
Inside= 15.7"W x 26.0"H => 2.70 sf x 2.35'L = 6.3 cf
Outside= 15.7"W x 26.0"H => 2.84 sf x 2.35'L = 6.7 cf
30 Rows of 29 Chambers

7,457 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 9.75' 12.0"  Round Culvert
L= 10.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 9.75' / 9.65' S= 0.0100 '/' Cc= 0.900
n= 0.010 PVC, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=3.07 cfs @ 12.23 hrs  HW=11.30'   (Free Discharge)
1=Culvert  (Inlet Controls 3.07 cfs @ 3.90 fps)

Summary for Pond OCS: outlet control structure

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 4.15"    for  10-year event
Inflow = 3.07 cfs @ 12.23 hrs,  Volume= 0.482 af
Outflow = 3.07 cfs @ 12.23 hrs,  Volume= 0.482 af,  Atten= 0%,  Lag= 0.0 min
Primary = 3.07 cfs @ 12.23 hrs,  Volume= 0.482 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
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Peak Elev= 12.41' @ 12.23 hrs
Flood Elev= 100.00'

Device Routing Invert Outlet Devices

#1 Primary 12.25' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 11.75' 12.0" W x 6.0" H Vert. Orifice/Grate  C= 0.600
#3 Primary 11.50' 6.0" W x 3.0" H Vert. Orifice/Grate  C= 0.600
#4 Primary 9.75' 1.0" Vert. Orifice/Grate X 2.00  C= 0.600

Primary OutFlow  Max=2.97 cfs @ 12.23 hrs  HW=12.41'   (Free Discharge)
1=Sharp-Crested Rectangular Weir  (Weir Controls 0.84 cfs @ 1.31 fps)
2=Orifice/Grate  (Orifice Controls 1.52 cfs @ 3.03 fps)
3=Orifice/Grate  (Orifice Controls 0.53 cfs @ 4.26 fps)
4=Orifice/Grate  (Orifice Controls 0.09 cfs @ 7.79 fps)
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Time span=0.50-24.00 hrs, dt=0.05 hrs, 471 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=20,144 sf   100.00% Impervious   Runoff Depth>5.56"Subcatchment1S: Hotel
   Tc=6.0 min   CN=98   Runoff=2.57 cfs  0.214 af

Runoff Area=12,676 sf   90.68% Impervious   Runoff Depth>5.21"Subcatchment2S: Drive/hotelsidewalk
   Tc=6.0 min   CN=95   Runoff=1.58 cfs  0.126 af

Runoff Area=27,834 sf   0.00% Impervious   Runoff Depth>5.32"Subcatchment3S: Remaininglot 2
   Tc=6.0 min   CN=96   Runoff=3.50 cfs  0.284 af

   Inflow=3.65 cfs  0.620 afReach A: Outlet to system
   Outflow=3.65 cfs  0.620 af

Peak Elev=11.74'  Storage=5,056 cf   Inflow=7.65 cfs  0.624 afPond 1P: Rtank
12.0"  Round Culvert  n=0.010  L=10.0'  S=0.0100 '/'   Outflow=3.65 cfs  0.620 af

Peak Elev=12.47'   Inflow=3.65 cfs  0.620 afPond OCS: outlet control structure
   Outflow=3.65 cfs  0.620 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.624 af   Average Runoff Depth = 5.38"
47.84% Pervious = 0.666 ac     52.16% Impervious = 0.726 ac



AC Hotel Portland
Type III 24-hr  25-year Rainfall=5.80"proposed site

  Printed  3/16/2016Prepared by Ransom Consulting
Page 23HydroCAD® 10.00-12  s/n 05121  © 2014 HydroCAD Software Solutions LLC

Summary for Subcatchment 1S: Hotel

Runoff = 2.57 cfs @ 12.09 hrs,  Volume= 0.214 af,  Depth> 5.56"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  25-year Rainfall=5.80"

Area (sf) CN Description

* 20,144 98 roof

20,144 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Subcatchment 2S: Drive/hotel sidewalk

Runoff = 1.58 cfs @ 12.09 hrs,  Volume= 0.126 af,  Depth> 5.21"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  25-year Rainfall=5.80"

Area (sf) CN Description

* 11,494 98
* 1,182 61 landscaped beds

12,676 95 Weighted Average
1,182 9.32% Pervious Area

11,494 90.68% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Direct

Summary for Subcatchment 3S: Remaining lot 2

Runoff = 3.50 cfs @ 12.09 hrs,  Volume= 0.284 af,  Depth> 5.32"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  25-year Rainfall=5.80"

Area (sf) CN Description

* 27,834 96

27,834 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct
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Summary for Reach A: Outlet to system

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 5.34"    for  25-year event
Inflow = 3.65 cfs @ 12.25 hrs,  Volume= 0.620 af
Outflow = 3.65 cfs @ 12.25 hrs,  Volume= 0.620 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs

Summary for Pond 1P: Rtank

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 5.38"    for  25-year event
Inflow = 7.65 cfs @ 12.09 hrs,  Volume= 0.624 af
Outflow = 3.65 cfs @ 12.25 hrs,  Volume= 0.620 af,  Atten= 52%,  Lag= 9.9 min
Primary = 3.65 cfs @ 12.25 hrs,  Volume= 0.620 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Peak Elev= 11.74' @ 12.25 hrs   Surf.Area= 3,124 sf   Storage= 5,056 cf

Plug-Flow detention time=24.7 min calculated for 0.619 af (99% of inflow)
Center-of-Mass det. time= 20.3 min ( 775.4 - 755.1 )

Volume Invert Avail.Storage Storage Description

#1A 9.75' 1,948 cf 43.37'W x 72.03'L x 3.42'H Field A
10,669 cf Overall - 5,799 cf Embedded = 4,870 cf  x 40.0% Voids

#2A 10.00' 5,509 cf ACF R-Tank HD 1.5  x 870  Inside #1
Inside= 15.7"W x 26.0"H => 2.70 sf x 2.35'L = 6.3 cf
Outside= 15.7"W x 26.0"H => 2.84 sf x 2.35'L = 6.7 cf
30 Rows of 29 Chambers

7,457 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 9.75' 12.0"  Round Culvert
L= 10.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 9.75' / 9.65' S= 0.0100 '/' Cc= 0.900
n= 0.010 PVC, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=3.65 cfs @ 12.25 hrs  HW=11.74'   (Free Discharge)
1=Culvert  (Inlet Controls 3.65 cfs @ 4.64 fps)

Summary for Pond OCS: outlet control structure

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 5.34"    for  25-year event
Inflow = 3.65 cfs @ 12.25 hrs,  Volume= 0.620 af
Outflow = 3.65 cfs @ 12.25 hrs,  Volume= 0.620 af,  Atten= 0%,  Lag= 0.0 min
Primary = 3.65 cfs @ 12.25 hrs,  Volume= 0.620 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
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Peak Elev= 12.47' @ 12.25 hrs
Flood Elev= 100.00'

Device Routing Invert Outlet Devices

#1 Primary 12.25' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 11.75' 12.0" W x 6.0" H Vert. Orifice/Grate  C= 0.600
#3 Primary 11.50' 6.0" W x 3.0" H Vert. Orifice/Grate  C= 0.600
#4 Primary 9.75' 1.0" Vert. Orifice/Grate X 2.00  C= 0.600

Primary OutFlow  Max=3.59 cfs @ 12.25 hrs  HW=12.47'   (Free Discharge)
1=Sharp-Crested Rectangular Weir  (Weir Controls 1.32 cfs @ 1.53 fps)
2=Orifice/Grate  (Orifice Controls 1.63 cfs @ 3.25 fps)
3=Orifice/Grate  (Orifice Controls 0.55 cfs @ 4.42 fps)
4=Orifice/Grate  (Orifice Controls 0.09 cfs @ 7.88 fps)
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Time span=0.50-24.00 hrs, dt=0.05 hrs, 471 points
Runoff by SCS TR-20 method, UH=SCS, Weighted-CN

Reach routing by Stor-Ind method  -  Pond routing by Stor-Ind method

Runoff Area=20,144 sf   100.00% Impervious   Runoff Depth>7.86"Subcatchment1S: Hotel
   Tc=6.0 min   CN=98   Runoff=3.59 cfs  0.303 af

Runoff Area=12,676 sf   90.68% Impervious   Runoff Depth>7.50"Subcatchment2S: Drive/hotelsidewalk
   Tc=6.0 min   CN=95   Runoff=2.23 cfs  0.182 af

Runoff Area=27,834 sf   0.00% Impervious   Runoff Depth>7.62"Subcatchment3S: Remaininglot 2
   Tc=6.0 min   CN=96   Runoff=4.93 cfs  0.406 af

   Inflow=5.02 cfs  0.885 afReach A: Outlet to system
   Outflow=5.02 cfs  0.885 af

Peak Elev=13.08'  Storage=7,353 cf   Inflow=10.75 cfs  0.890 afPond 1P: Rtank
12.0"  Round Culvert  n=0.010  L=10.0'  S=0.0100 '/'   Outflow=5.02 cfs  0.885 af

Peak Elev=12.55'   Inflow=5.02 cfs  0.885 afPond OCS: outlet control structure
   Outflow=5.02 cfs  0.885 af

Total Runoff Area = 1.392 ac   Runoff Volume = 0.890 af   Average Runoff Depth = 7.67"
47.84% Pervious = 0.666 ac     52.16% Impervious = 0.726 ac
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Summary for Subcatchment 1S: Hotel

Runoff = 3.59 cfs @ 12.09 hrs,  Volume= 0.303 af,  Depth> 7.86"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  100 year Rainfall=8.10"

Area (sf) CN Description

* 20,144 98 roof

20,144 100.00% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct

Summary for Subcatchment 2S: Drive/hotel sidewalk

Runoff = 2.23 cfs @ 12.09 hrs,  Volume= 0.182 af,  Depth> 7.50"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  100 year Rainfall=8.10"

Area (sf) CN Description

* 11,494 98
* 1,182 61 landscaped beds

12,676 95 Weighted Average
1,182 9.32% Pervious Area

11,494 90.68% Impervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, Direct

Summary for Subcatchment 3S: Remaining lot 2

Runoff = 4.93 cfs @ 12.09 hrs,  Volume= 0.406 af,  Depth> 7.62"

Runoff by SCS TR-20 method, UH=SCS, Weighted-CN, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Type III 24-hr  100 year Rainfall=8.10"

Area (sf) CN Description

* 27,834 96

27,834 100.00% Pervious Area

Tc Length Slope Velocity Capacity Description
(min) (feet) (ft/ft) (ft/sec) (cfs)

6.0 Direct Entry, direct
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Summary for Reach A: Outlet to system

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 7.63"    for  100 year event
Inflow = 5.02 cfs @ 12.26 hrs,  Volume= 0.885 af
Outflow = 5.02 cfs @ 12.26 hrs,  Volume= 0.885 af,  Atten= 0%,  Lag= 0.0 min

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs

Summary for Pond 1P: Rtank

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 7.67"    for  100 year event
Inflow = 10.75 cfs @ 12.09 hrs,  Volume= 0.890 af
Outflow = 5.02 cfs @ 12.26 hrs,  Volume= 0.885 af,  Atten= 53%,  Lag= 10.3 min
Primary = 5.02 cfs @ 12.26 hrs,  Volume= 0.885 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
Peak Elev= 13.08' @ 12.26 hrs   Surf.Area= 3,124 sf   Storage= 7,353 cf

Plug-Flow detention time=24.3 min calculated for 0.885 af (99% of inflow)
Center-of-Mass det. time= 20.5 min ( 769.4 - 748.9 )

Volume Invert Avail.Storage Storage Description

#1A 9.75' 1,948 cf 43.37'W x 72.03'L x 3.42'H Field A
10,669 cf Overall - 5,799 cf Embedded = 4,870 cf  x 40.0% Voids

#2A 10.00' 5,509 cf ACF R-Tank HD 1.5  x 870  Inside #1
Inside= 15.7"W x 26.0"H => 2.70 sf x 2.35'L = 6.3 cf
Outside= 15.7"W x 26.0"H => 2.84 sf x 2.35'L = 6.7 cf
30 Rows of 29 Chambers

7,457 cf Total Available Storage

     Storage Group A created with Chamber Wizard

Device Routing Invert Outlet Devices

#1 Primary 9.75' 12.0"  Round Culvert
L= 10.0' CPP, projecting, no headwall, Ke= 0.900
Inlet / Outlet Invert= 9.75' / 9.65' S= 0.0100 '/' Cc= 0.900
n= 0.010 PVC, smooth interior, Flow Area= 0.79 sf

Primary OutFlow  Max=5.02 cfs @ 12.26 hrs  HW=13.07'   (Free Discharge)
1=Culvert  (Inlet Controls 5.02 cfs @ 6.39 fps)

Summary for Pond OCS: outlet control structure

Inflow Area = 1.392 ac, 52.16% Impervious,  Inflow Depth > 7.63"    for  100 year event
Inflow = 5.02 cfs @ 12.26 hrs,  Volume= 0.885 af
Outflow = 5.02 cfs @ 12.26 hrs,  Volume= 0.885 af,  Atten= 0%,  Lag= 0.0 min
Primary = 5.02 cfs @ 12.26 hrs,  Volume= 0.885 af

Routing by Stor-Ind method, Time Span= 0.50-24.00 hrs, dt= 0.05 hrs
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Peak Elev= 12.55' @ 12.26 hrs
Flood Elev= 100.00'

Device Routing Invert Outlet Devices

#1 Primary 12.25' 4.0' long Sharp-Crested Rectangular Weir 2 End Contraction(s)
#2 Primary 11.75' 12.0" W x 6.0" H Vert. Orifice/Grate  C= 0.600
#3 Primary 11.50' 6.0" W x 3.0" H Vert. Orifice/Grate  C= 0.600
#4 Primary 9.75' 1.0" Vert. Orifice/Grate X 2.00  C= 0.600

Primary OutFlow  Max=4.59 cfs @ 12.26 hrs  HW=12.55'   (Free Discharge)
1=Sharp-Crested Rectangular Weir  (Weir Controls 2.15 cfs @ 1.80 fps)
2=Orifice/Grate  (Orifice Controls 1.77 cfs @ 3.55 fps)
3=Orifice/Grate  (Orifice Controls 0.58 cfs @ 4.63 fps)
4=Orifice/Grate  (Orifice Controls 0.09 cfs @ 8.00 fps)
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Stormwater Inspection and Maintenance Report 
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AC Hotel Stormwater System 

Inspection and Maintenance Report 
 

Inspection and Maintenance Contract: 

Long-term inspection and maintenance by a DEP approved stormwater maintenance inspector 

shall be regularly provided under a five-year binding inspection and maintenance contract that 

must be renewed prior to contract expiration.  A legal agreement shall be established with 

responsibility for inspection and maintenance and should list specific maintenance 

responsibilities (including timetables) as well as provide for funding for the long-term inspection 

and maintenance.  Debris and sediment buildup shall be removed from the paver system as 

needed. 

Inspection schedule: 

During the first year of operation, filtration BMPs shall be inspected twice annually and 

following major storm events. Thereafter, the filter should be inspected every six months to 

ensure that it is draining within 48 hours following a 1-inch storm.  Additionally, a storm that 

fills the system to overflow should be monitored to confirm it drains in no less than 36 hours and 

within 60 hours.  

R-Tank Stormwater Detention: 

Inspection and Maintenance of the R-Tank shall be in accordance with the manufacturer’s 

recommended practices to provide the performance required by the design. The R-Tank system 

includes inspection ports and maintenance ports, each of which has a cover at the surface.  A 

visual inspection of all ports should be used to determine the depth of sediments deposited in the 

R-Tank system.  The system should be back-flushed once the sediment accumulation has reached 

the manufacturer’s limits.  Once removed, sediment-laden water must be disposed of properly. 
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Manmade Pervious Surfaces: 

Long-term inspection and maintenance by a DEP approved stormwater maintenance inspector 

shall be regularly provided under a five-year binding inspection and maintenance contract that 

must be renewed prior to contract expiration.  Maintenance criteria for manmade pervious 

surfaces are as follows: 

 Debris and sediment buildup shall be removed from the paver system using a vac truck as 

needed and shall be disposed properly.  

 Remove sediment when the surface infiltration rates of more than 75% of the surface area 

fall below 10% of the post-installation verified surface infiltration rate. 

 Remove sediment when surface ponding remains for more than 24 hours after the storm 

event in an area larger than 10 square feet. 

 Restrain vehicles with muddy wheels from accessing pervious pavement areas. 

 Limit salt use for deicing and do not use sand. 

 Remove leaves and organic debris in the fall. 

 Sweep, vacuum and/or pressure wash pavement twice annually at a minimum. 
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Summary of Project’s Consistency with Related City Master Plans  

All portions of the proposed site plan have, to the best of our knowledge, been designed so as to be 
consistent / compliant with City approved Master Plans including “A Master Plan for Redevelopment 
of the Eastern Waterfront” and with off premises infrastructure, including sewer and stormwater, 
streets, trails, pedestrian and bicycle network, environmental management or other public facilities.  

Proposed AC Hotel Portland             
City of Portland Final Site Plan Application 
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Helen Donaldson <hcd@portlandmaine.gov>

Wastewater Water Application Approval for AC Hotel ­ 134 Fore St 
1 message

David Margolis­Pineo <dmp@portlandmaine.gov> Fri, Mar 25, 2016 at 3:48 PM
To: aa.summit@prodigy.net, Maureen McGlone <maureen.mcglone@ransomenv.com>
Cc: Jeff Levine <jlevine@portlandmaine.gov>, Barbara Barhydt <bab@portlandmaine.gov>, John Emerson
<jwe@portlandmaine.gov>, Nancy Gallinaro <neg@portlandmaine.gov>, Benjamin Pearson
<bnp@portlandmaine.gov>, Rachel Smith <rms@portlandmaine.gov>, Scott Firmin <sfirmin@pwd.org>, Jean Fraser
<jf@portlandmaine.gov>, Helen Donaldson <hcd@portlandmaine.gov>, Shukria Wiar
<shukriaw@portlandmaine.gov>, Rick Knowland <rwk@portlandmaine.gov>

March 25, 2016

 

ARA Aftandilian aa.summit@prodigy.net ­ Portland Norwich Group 

2330 Palm Ridge Road

Sanibel, FL 33957

 

RE:     Capacity to Handle Wastewater Flows From 158 Fore St – AC
Hotel, Bar/Lounge and Breakfast Area

 

Dear Portland Norwich Group:

 

The Department of Public Services, which includes the Water Resource Division,
has reviewed and determined that the downstream sewers from 158 Fore Street
has the capacity to convey the estimated 22,780 gallons per day of wastewater
which will be generated from the proposed hotel, bar/lounge and breakfast area. 
It is realized that the submitted application is for 150 rental room and the Capacity
Application has accounted for 180 room in anticipation of a zoning change to
allow an addition 30 rooms.

It is understood that no sources of stormwater runoff, roof drainage, or any other
non­contaminated water shall be introduced to the wastewater collection system
from this development. 

mailto:aa.summit@prodigy.net
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If the City can be of further assistance, please call me at 874­8850 or 400­
6695.                                                                                        

Sincerely,

                                                                                                CITY OF
PORTLAND

 

                                                                                                David Margolis­Pineo

 

                                                                                                David Margolis­Pineo

                                                                                                Deputy City Engineer

Anticipated Wastewater Flows from the Proposed AC Hotel and
Bar/Lounge

Hotel:  180 Bedroom w/ breakfast  @ 100 gpd/room plus 5 gpd/person (2) =
19,800 gpd

            Two meeting room w/ 50 seats @ 5 gpd/seat  =                                
        250 gpd

40 employees @ 12 gpd/ employee  =                                               
        480 gpd

            150 seat Bar/Lounge @ 15 gpd/seat =                                                  
 2,250 gpd                                                                                                  
            Total  =  22,780 gpd

 

   CC:        Jeffrey Levine, Director, Department of Planning and Urban Development, City of Portland

                  Barbara Barhydt, Development Review Services Mgr., Dep’t. of Planning and Urban Development, City of Portland

                  Nell Donaldson, Department of Planning and Urban Development, City of Portland
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Summary of Solid Waste Generation & Proposed Management 
 
All hotel waste (including room, bar/lounge/kitchen, etc.) will be stored in appropriate trash/recycling 
containers internally in a central trash / receiving room located on the Hancock Street side of the 
building.   These containers will be serviced by an independent solid waste contractor, on a regular 
basis, via doors that provide access to Hancock Street.  

All waste generated from the site preparation and general site work will be collected and 
sorted/separated on-site until they are removed and disposed of properly, off-site, by a private 
contractor.  

All construction waste will be collected and sorted/separated on-site and managed by the general 
contractor.   
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20. Fire Safety Plan and Code Summary 
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Proposed AC Hotel Portland                    
City of Portland Final Site Plan Application 

Fire Safety Plan and Code Summary  

As discussed with Planning ‐ these items will be better addressed when the contractor is involved and 

building plans are being developed.  It is requested that these items are required as conditions of 

approval prior to the issuance of a building permit or an advance site work approval. See attached 

email with Planning outlining this understanding. 

   



Updated: June 1, 2015   - 10 - 

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 



1

Matt Phillips

From: Barry Stowe <barrys@opechee.com>
Sent: Wednesday, March 16, 2016 12:20 PM
To: Keith A Kelley
Cc: aa.summit@prodigy.net; mphillips@carroll-assoc.com; hcd@portlandmaine.gov
Subject: Planning Submission, AC Hotel

Hi Keith et al. 
 
I spoke with Planning (specifically Nell Donaldson) regarding the construction management and fire/life safety 
plans.  Planning understands these items will be better addressed when the contractor is involved and 
building plans are being developed.  No need any waiver request or initial submittal.  In the project narrative 
indicate a request for the fore mentioned plans to be required as conditions of approval prior to the issuance 
of a building permit or an advance site work approval.  Also, this correspondence should be included in the 
AC Hotel submittal as confirmation Opechee understands these items will be required.  Thanks 
 
Best, 
 
Barry Stowe 
 
Opechee Construction Corporation 
11 Corporate Dr | Belmont | NH 03220 
P (603) 527-9090 | F (603) 527-9191 
 
barrys@opechee.com | www.opechee.com 
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Proposed AC Hotel Portland                    
City of Portland Final Site Plan Application 

Summary of Conformity with Applicable Design Standards 
 
Design Standards contained within Site Plan Standards (Section 14‐526) of the Land Use Ordinance and 
(Section G) of the Design Manual apply to this project located in the B6 – Eastern Waterfront Mixed Use 
Zone. 
 
SECTION 14‐526 – SITE PLAN STANDARDS  

RESPONSE: To the best of our knowledge the proposed site plan adheres to the standards 
outlined in Section 14‐526, except for the areas where a waiver is being requested. See  
Exhibit 10, Request for Waivers from Site Plan or Technical Standards.  

 
 
 
(G) EWPZ EASTERN WATERFRONT PORT ZONE AND B6 EASTERN WATERFRONT MIXED USE ZONE:  

(1) STANDARD. Eastern Waterfront design standards: All major and minor development reviewed 
under the provisions of the eastern waterfront zones shall be designed to support the 
development of this urban neighborhood as a dense, mixed‐use, pedestrian friendly 
neighborhood. 

 

RESPONSE: The proposed site plan was designed with the above standards in mind. The hotel is 

only the first component to occur on this vacant land. The hotel is the backbone of the 

development and will anchor the block. Its 180 rooms and accommodations will provide the 

needed critical mass to add density and energy to the area. While the hotel is a single use the 

future plans (on the adjacent lot) call for mixed use (including residential, office, and retail). The 

current site plan calls for wide sidewalks and pedestrian ways which will connect to abutting 

streets and through the project making the site permeable and friendly to pedestrians.  
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22. Manufacturer’s Verification of Equipment Meeting Emission Requirements 
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Manufacturer’s Verification of Equipment Meeting Emission Requirements 
 
 
At this point in the hotel design process it is too early to have specific equipment selected. As the 
construction management company works through the hotel’s design development and specific 
equipment (manufacturers and models) is specified cut sheets will be submitted to Staff for review 
and approval.  
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23. Geotechnical Report 
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24. Site Lighting 
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Site Lighting 

Street Lighting 

In conformance with Section 10 of the Technical Manual, the Eastern Waterfront fixture (in black @ 
19’-3” ht.) is required along Fore and Hancock Streets. The Commercial Street District fixture (in dark 
green @ 18’-4” ht.) is required on Thames Street. Both light fixtures and pole shall be to City 
Standards. 

 

Internal Lighting 

The driveway/sidewalk and half of the drop-off loop / courtyard are proposed to be illuminated with 
light bollards. The bollards will provide a 360 degree, low intensity level of illumination. Some light 
may spillover the internal property line onto the adjacent vacant lot – but that should not be an issue 
as that lot will share the driveway and loop and will be lit in the future with the same light bollard to 
match the hotel. See attached cut sheet of the Light Column Bollard by Forms+Surfaces and enclosed 
Photometric Plan. 

 

Hotel Lighting 

At this point in the hotel design process it is too early to engage a lighting designer as there are just 
too many moving parts. As the construction management company works through the hotel’s design 
development a lighting designer will be retained to work through the lighting. We are requesting that 
the hotel exterior building mounted lighting be made a condition of approval to be worked out with 
Staff.  

 

Proposed AC Hotel Portland             
City of Portland Final Site Plan Application 



LIGHT COLUMN BOLLARD 
PROOOCT OA1'A 

FORMS+SURFACES• 



LIGHT COLUMN BOLLARD 
PRODUCT DATA 

Sleek in stainless steel, the Light Column Bollard integrates into a wide range of settings and offers numerous design possibilities. Bollard columns 
are available in 5" or 6" diameters. Illumination options include LED or linear fluorescent lamps and multiple ways to direct light: no shield for symmetrical 
lighting, or 180° and 360° shields in standard or custom designs. Non-illuminated and security core variations, and matching Light Column Pathway 
Bollards and Light Column Pedestrian Lighting make it easy to create a cohesive look across functionalities. 

MATERIAL & CONSTRUCTION DETAILS 

CONRGURA110NS MATERIALS & FINISHES FWORESCENT LAMPS & BAllASTS 

• Light Column Bollams are available in two sizes. Series 500 columns • Illuminated bollards have a tubular stainless • Linear fluorescent lamps are available in two options. 
use 5" (127 mm) diamerer tubular stainless steel; Series 600 steel column, white-frosted acrylic lens, and See lamp information on page 5. 
columns use 6" (152 mm) diameter tubular stainless steel. a stainless steel head cap. • Ballast is an electronic, thermally prorected, 120/277V 

• To complement the illuminated bollam, a non-illuminated version is • Non-illuminated bollams are tubular stain- combination for two F14T5 lamps, -18"C starting 
also available In both Ser1es 500 and Ser1es 600. less steel with welded stainless steel cap. rem perature, <1 0% THO, Class A sound rating. Please 

• Bollards can be specified with a removable base. • Standam stainless steel finish Is SaHn. call for HO ballast specifications. 

• Weather resistant GFCI outlet for maintenance access is available for • For opHonal powdercoat colors see the 
Series 600, illuminated, non-security bollards. See drawings on our FonmS+Surfaces Powdercoet Chart. Custom 
website for details. RAI.. colors are available for an upcharge. 

• Door for optional GFCI outlet is accessed using a flathead 
screwdriver. 

WEIGHT SHIELD OPTIONS LED LAMPS & DRIVERS 

• Series 500, illuminared: 30 lbs (14 kg); non-illuminated: 32-33 lbs • Four standam shield designs are available • Custom LED light engine with Cree® lfDs. 
(15 kg) for an upcharge. Refer to pages 4 and 5 for • Features advanced LED technology with 17W, 3000K 

• Series 600, illuminared: 34 lbs (15 kg); non-illuminated: 34-39 lbs details_ warm white and 4000K natural white lfDs_ 
(15-18 kg) • Custom shield designs with either 1 80" or • LED driver input power is 1 00-277V. 

• Series 600, security core, illuminated: 170 lbs (77 kg); non- 360" coverage are also available. 
• Driver has 0-1 rJI/ dimming capabilites_ Illuminated: 177 lbs (80 kg) • Shields are offered for Series 500 and Series 

600 illuminated bollards. • LED driver certifications include: IP66 (Waterproof) 
enclosure, and Class 2 rated output (UL8750) 

INSTALLATlON & MAINTENANCE 

INSTAllATION MAINTENANCE 

• Standard mounting is surface mount with J-bolts. 112" thick stainless steel base plate is slotted for rotational capability. • Metal surfaces can be cleaned as needed using a soft 

• Security bollards use an embedded security core, available with the Series 600, for an upcharge. cloth or brush with warm warer and a mild detergent. 

• Bollards have the option of a removable base. 
Avoid abrasive cleaners. 

• lnstalla11on of a surge protector as part af each units wlr1ng Is recommended. 

• Stainless steel hardware is included for all mounting options. Templates are available upon request. 
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LIGHTING PLOTS
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LIGHT COLUMN BOLLARD, SERIES 600
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POLAR CANDELA PLOT (17W LED, 3000K/4000K)

LAMP DESCRIPTIONS

LAMP DESCRIPTION BASE COLOR TEMPERATURE LUMINAIRE LUMENS* B.U.G. RATING

3000K LED 17W custom LED light engine N/A 3,000K 1545 B1-U4-G1

4000K LED 17W custom LED light engine N/A 4,000K 1545 B1-U4-G1

(2) F14T5 14W T5 linear fluorescent Mini bi-pin 4,100K 2195 B1-U4-G2

(2) F24T5/HO 24W T5HO linear fluorescent Mini bi-pin 4,100K 3252 B1-U5-G2

*Luminaire lumens represents the absolute photometry for the luminaire, and indicates the lumens out of the entire fixture.
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ISOFOOTCANDLE PLOT (17W LED, 3000K/4000K)

Isofootcandle Plot shows light distribution pattern at ground level with custom 
LED light engine with no shield. Readings have been taken assuming the 
photometric center of the luminaire to be 2.74 feet above ground level. IES 
files for standard lamps are available on our website.
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Maximum Candela = 167.44; Located at Horizontal Angle = 315; Vertical Angle =100
#1 - Vertical Plane Through Horizontal Angles (315 - 135) (Through Max. Cd.)
#2 - Horizontal Cone Through Vertical Angle (100) (Through Max Cd.)
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LIGHT COLUMN BOLLARD 

ILlUMINATED BOLLARDS 

NOMINAL DIMENSIONS 

SURFACE MOUNT WITH J-BOLTS 

5' n 27 mm) [Series 500) 
S' n 52 mm) [Series 600) ·I 1· 

T-----'~~~-- stainless steel c001pression cap 

whlt&-frostlld aayllc lens 

linear llu01l18C61111amps (2J) or 
cu!lblm LED light engine 

lll+t---- lamp hnkler and winng Channel 
assembly 

45" (Stllndanl, 
non-SE!:) 

ballast mounting plate a­
ltiver mounting pla!B 

,,~ .. , 
r+-+--- electronic ballast multi-wl1age (1201277V) or 

LED drtvar {851277V) 23.5" 
f,H7 mm) 

BASE PLATE MOUNTING DETAILS 

SERES 500, J-BOLT OR 
SECLIIIlY COHE BASE 

T 800.451.D410 I www.torms-surfacas.com 

1/2' {13 mm) tlllckstBinless stBel 
IBse platll with ca;er 

8.0' (203 mm) 
base plate 

0.63" {16 mrn) 

6.5"{165mm) 
mounting clrtle 

5.06' {129 mm) 
condu~ opening 

PRODUCT DATA 

SURFACE MOUNT WITH REMOVABLE BASE 

·1 1· 
5' {127 mm) (Se~M 500) 
6' {152 mm) (Se~M 600) 

-.------ stainless stBel compression cap 

v.tlite-lrosted acl)1ic lens 

linear ftucrescent lamps (2J) or 
cu!lblm LED light eng~ne 

lamp holder and wl~ng cllannel 
assembly 

45" (Standarll, 
non-sEC) 
,~ .. , 

1--+--- ballaSt mounting pla!B a­
drtver mounUng pla!B 

r+-+--- electronic ballast multi-YDI!Bge {1201277V) or 
LID d~ver {851277V) 

5" 

23.5" 
f,H7 mm) 

{127mrn) 

stainless stBel column 

1fl' {13 mm) thick stainless stEel 
base plate with ca;er 

1fl'-13 X 5' 
epoxy ancllor 

w,~c,;q.... ___ condu~ w~h 42" (1 007 mrn) wire whip 
{by others) 

'7 h'!----poured concrete footer 

SERES IiilO, J-BOI.T OR 
SEWRIIY' CORE BASE 

0.63" (16 mm) 

6.06"{154mrn) 
oondun opening 

7 .5" (190 mm) 
mounting cln:le 
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LIGHT COLUMN BOLLARD 
PRODUCT DATA 

CERT1FICA110NS 
• ULand C-UL listed for wet locations (linear fluorescent). 
• ETL and C-ETL listed for wet locations (LED). 

ENVIRONMENTAL CONSIDERATIONS 
• Please refer to the Light Column Bollard Environmental Data Sheets for detailed environmental impact information. 
• Light Column Bollard has high recycled content and is highly recyclable. 
• Powdercoat finishes are no- or low-VOC, depending on color. 
• Low maintenance. 

NET PRICING AND ORDERING INFORMA110N (pricing does not include freight) 
MODB. DESCRIPilON NET PRICE (US $) 

LBLC0-504 Light Column Bollard, Series 500, Illuminated please call for pricing 

LBLC0-604 Light Column Bollard, Series 600, illuminated please call for pricing 

LBLC0-504-N Light Column Bollard, Series 500, non-illuminated please call for pricing 

LBLC0-604-N Light Column Bollard, Series 600, non-illuminated please call for pricing ---- Optional embedded security core (available for Series 600) please call for pricing ---- Optional removable base please call for pricing 

------- 180° perforated shield in standard designs please call for pricing 

------- 360° perforated shield in standard designs please call for pricing ---- 180° custom shield (customer-supplied artwork) please call for pricing ---- 360° custom shield (customer-supplied artwork) please call for pricing ---- Optional GFCI ouUet (available for Series 600, illuminated, non-security bollards) please call for pricing ---- Optional Premium Texture from FormS+SUrfaces Powdercoat Chart + $200 per color/per order ---- Custom RAl powdercoat color please call for pricing ---- Custom fixture height please call for pricing 

TO ORDER SPECIFY: quantity, model, finish, lamp, shield (if applicable), and mounting. 

LEAD TIME: 6 to 8 weeks. Shorter lead times may be available upon request. Please contact us to discuss your specific timing requirements. 
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QUOTE/ORDER FORM

LIGHT COLUMN BOLLARD

T 800.451.0410  |  www.forms-surfaces.com

© 2016 Forms+Surfaces®  |  All dimensions are nominal. Specifications and pricing subject to change without notice. For the most current version of this document, please refer to our website at www.forms-surfaces.com.

PROJECT NAME: _________________________________________         DATE:         _________________________________________________

JOB LOCATION:   _________________________________________         COMPANY: _________________________________________________

PLEASE USE ADOBE READER OR ADOBE ACROBAT TO FILL OUT AND SAVE FORM. USING OTHER PROGRAMS COULD RESULT IN UNSAVED DATA.

MODEL

QUANTITY	 MODEL

_______		 LBLCO-504	 Light Column Bollard, Series 500 - 5" diameter column, illuminated
_______		 LBLCO-604	 Light Column Bollard, Series 600 - 6" diameter column, illuminated	
_______		 LBLCO-504-N	 Light Column Bollard, Series 500 - 5" diameter column, non-illuminated
_______		 LBLCO-604-N	 Light Column Bollard, Series 600 - 6" diameter column, non-illuminated	
							     

OPTIONS

	

Finish Options

Please select one option below.

Standard Stainless Steel Finish

       Satin

Standard Texture/Gloss from Forms+Surfaces Powdercoat Chart 
(Please call for pricing information)    

         Aluminum Texture                  Evergreen Texture                                               

       Argento Texture                     Fog Gloss                      

       Black Gloss                         Silver Texture  

       Black Texture                        Slate Gloss

       Bright Silver Gloss                  Slate Texture

        Cobalt Texture                       Taupe Grey Texture

       Cream Texture                        White Texture  

       Evergreen Gloss                     

Premium Texture from Forms+Surfaces Powdercoat Chart 
(Please call for pricing information)     

         Azure Texture                         Seafoam Texture 

         Lime Texture                           Weathered Iron Texture 

         Rust Texture                                                 

Custom RAL Powdercoat Color
(Please call for pricing information)   

         RAL Color: ____________________________________

FIG. 1 LIGHT COLUMN BOLLARD
(180˚ perforated shield shown - pattern not shown for clarity)

FIG. 2 LIGHT COLUMN BOLLARD
(non-illuminated bollard shown)

1

1

1

2
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LIGHT COLUMN BOLLARD
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Shield and Pattern Options (for illuminated bollards)

Please select one option below. Please call for pricing information.

                    No shield                                          180˚ shield with Bubbles                            360˚ shield with Bubbles       

          180˚ shield with Kente*              180˚ custom shield                                   360˚ custom shield

             180˚ shield with Perforation               360˚ shield with Perforation

             180˚ shield with Scape                      360˚ shield with Scape

             *Kente shield is only available in Series 600, 180˚ configuration.

Lamp Options (for illuminated bollards) Mounting Options

Please select one option below. Please call for pricing information. Please select one option below. Please call for pricing information.

           17W LED (17W custom LED light engine)
           Please select one color temperature below.

                 3000K                 4000K

        (2x) F14T5 (14W T5 linear fluorescent)

        (2x) F24T5/HO (24W T5HO linear fluorescent)

             Surface Mount with J-bolts

             Surface Mount with Removable Base

            Embedded Security Core* 

             *Security core mounting is only available with Series 600.   

GFCI Outlet (for Series 600 illuminated, non-security bollards)

Please select one option below. Please call for pricing information.

           Yes              No
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