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(Hugh Nazor; We don’t know the future condition of Franklin. We don’t know the timeline. We need more
residential units to balance all the businesses. And residential needs parking.

(Kevin Bunker) The basic urban design problems were that: density was desired on site; but a human scale
along Hampshire was approptiate. Also 1-2 buildings to preserve along Hampshire. So density wanted to be
along Franklin, which was consistent with Franklin vision. Parking necessary for density, but narrowness of
lot meant only place it could go was under building. No room for other uses on ground floor. Multiple
competing issues that we have attempted to mediate.

(Matkos Miller) Would you reduce patking using fee in lieu?
A: No.
(Allison Brown) This project is wondetful and exactly what the neighborhood needs.

(Dick McGoldrick) 'm totally in favor of this project, but I urge you to think carefully about a restaurant;
there will be issues with the residential owners and parking will be a problem.

Q: Are there any ideas floating around out there for mote parking?

At The Intercontinental garage has unused capacity.

Hugh Nazor mentioned valet parking as a possibility to accommodate a cluster of restaurants in the area.
Q: What will you do if you do not get the zone change? |

A: Nothing. We will be back to square one.

Q: Does the staff like your plan?

A: They have been very receptive thus far and have given us positive feedback.




Q: Will it delay your project if they look at the rest of the R6?

A: Hugh Nazor from public answered. Said the City has contacted neighborhood association and while the
plan is not to delay any current development proposals there is general consensus that there should be a
comprehensive look at the area’s zoning which future projects would then be governed by. Hugh clarified
that the Neighborhood Association supported the zoning change being requested and that the broader need
for a comprehensive zoning scheme should not slow this zoning request down.

Q: Prices? Sizes?
A: 700-1700 sf; $average $275/sf; have received some unsolicited eatly interest
Q: Would you build less parking is you could?

A: No. All our market research suggests people expect and demand a parking space with a condo.

Q: What about parking for the proposed restaurant?

A: We will have a patking issue with 2 new building at 32 Hampshite; no parking on site; we ate still working
through options for parking associated with that corner lot.

Q: Will there be an intersection at Newbury & Franklin?

A: We don’t know; that is part of a larger planning process on its own, and is likely to move at a slower
timetable. We have taken substantial cues from the Neighborhood Association on both design and use of the

property and we have also responded to their repeated request that we move forward with our redevelopment
now, not later.

Q: How many sfis the lot for the condo building?

A: 12,981,

Q: What justifies the B2b? It speaks to a different urban texture. The potential Franklin connections add
“opportunities” to the building and help with the B2b texture.

A: B2bis for high density urban settings like this neighborhood. Reconnecting severed street makes sense.
But we were asked by the neighborhood to get going and we’ve got to do that based upon what we have. We

are aware and hopeful that the Franklin reclamation will move forward but we don’t have any way of
knowing exactly when, whether or how.

Q: “Something” will happen. The building will need to engage Franklin. Many buildings have turned their

back on Franklin. This building should not turn its back on Franklin. Ttis a pretty fagade but it is the back of
a building.

A: (David Lloyd) Completely disagrees. This will be the most dynamic facade on the entire Peninsula and will
celebrate Franklin. The building faces Franklin not turns its back on it.

(Became more of an open discussion)

(Joe Malone) Likes the design; thinks we are doing the gight thing relative to Franklin.
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Hampshire Street Properties
Neighborhood Meeting Minutes
6/1/12

Meeting was held at Micucci’s Grocery at 45 India Street. About 20 people attended. Tom Federle started
the meeting shortly after 5pm and gave an introduction:

®  We have had several informal neighborhood meetings over the past 12 months; this is the official
Neighborhood Meeting required by the ordinance

® Meeting part of a zone change process

® Separate from site plan review

®  Another official Neighborhood Meeting will be scheduled at time of submitting site plan application
© Proposing B2b change for properties we own

® Several other nearby owners are potentially interested in joining application to have theit properties
in the new B2b zone

° Requesting 65 height within 65’ of Franklin
e (0 setback from streets

® Reduction in side yard setbacks when abutting residential zones
Building overview:
e Planning 26 units
® High density development up against Franklin
® 24 parking spaces on site with 2 off-site
® 96 Federal: a few possibilities including as-is; rehab, apts, condos, attist live-wotk, or apts w/ 1+ floor
gallery space

® 32 Hampshire: demo; redeveloped as commercial space; perhaps w/restaurant on 15t floor
Questions:
Q: What about property that you don’t own on the block—will they clean up their property?

A: We can’t speak for the owner; the owner has not expressed interest in selling; we are in touch with the
ownet but do not know what their intention is regarding maintenance of the propetty; believe the intention is
to keep the building as a three-unit apartment.

Q: Facade materials?
A: Insulated metal panels, glass, metal siding, fiber cement
Q: What is zoning in the rest of the neighborhood

A: The B2b zone is above the block from Federal Street to Congtess and below from Middle Street up to
about halfwav up the block below the development. Other areas of the neighborhood running towards India
Street are a mixture of B2b and R6 with some small contract zones in the area as well.
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Neighborhood Meeting Invitation

May 22,2012

Dear Neighbor:

On behalf of Hampshire Street Properties, [ am writing to invite you to join a
neighborhood meeting to discuss an application for a zoning map and text amendment relating to
a plan for redevelopment of properties located at 24 Hampshire Street, 32 Hampshire Street, 42
Hampshire Street, 160 Newbury Street, 167 Newbury Street, 169 Newbury Street, 96 Federal
Street and 100 Federal Street. The meeting information is as follows:

Meeting location: 2" Floor of Micucei’s Grocery Store at 45 India Street (enter

from Middle Street)
Meeting date: June 1,2012
Meeting time: 5:00 pm to 6:15 pm

The City land use ordinance requires that property owners within 500 feet of the
proposed development and residents on an “interested party” list be invited to participate in a
neighborhood meeting. A sign-in sheet will be circulated and minutes of the meeting will be
taken. Both the sign-in sheet and minutes will be submitted to the Planning Board.

If you have any questions, please call me at 207.841.4092.

Regards,

Thomas B. Federle

Note: Under Section 14-32(C) and 14-525 of the City Code of Ordinances, an applicant for a
Level 11l development, subdivision of over five lots/units, or zone change is required to hold a
neighborhood meeting within three weeks of submitting a preliminary application or two weeks
of submitting a final site plan application, if a preliminary plan was not submitied. The
neighborhood meeting must be held at least seven days prior to the Planning Board public
hearing on the proposal. Should you wish to offer additional comments on this proposed
development, you may contact the Planning Division at 874-8721 or send wriiten
correspondence to the Planning and Urban Development Department, Planning Division 4"
Floor, 389 Congress Street, Portland, ME 04101 or by email to: bab@portlandmaine.gov
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FEDERLE | MAHONEY

Jennifer Yeaton, Office Manager
Planning and Urban Development
City of Portland

389 Congress St., 4th Floor
Portland, ME 04101

June 4, 2012
RE:  Neighborhood Meeting Certification

Dear Jennifer:

I, Thomas B. Federle, on behalf of Hampshire Street Properties, hereby certivfy thata

neighborhood meeting was held on June 1, 2012 at Micucci’s Grocery at 45 India Street,
Portland Maine at 5pm.

I also certify that on May 22, 2012 invitations were mailed to all addresses on the mailing
list provided by the Planning Department, including property owners within 500 feet of the
proposed development and the residents on the “interested parties” list.

I'am enclosing a copy of the invitation sent, the sign-in sheet, and the meeting minutes.

Best Red Afgls,

,[Z/LM/\
Thomas B. Federle

Hampshire Street Properties

Enc.: Copy of invitation sent; sign-in sheet; meeting minutes

254 Commereial Sireer. Portland, ME G4101 | www, federlemahonsy com [ 3207.620.7020 | ¥ 207.620.7028




Received by Email
July 19, 2012

To the Planning Board
Re Hampshire Street Project

Ilive in the India Street Neighborhood and have been very pleased with the developing improvements
and potential for our very walkable, mixed-use area. Mr. Sussman's reclamation of one of the more
rundown blocks in the neighborhood is a needed and helpful development. His development team has
been very cooperative with our neighborhood organization. They are ready to build and give this
neighborhood what it wants: more residential and retail/office space in a building in scale with the
existing neighborhood.

Please do not allow considerations of what might be preferred by some others in a potential future for
Franklin Street to derail this project.

Linda 1. Murnik
Federal Street




St. A new zoning paradigm is needed to ensure that the City gets development that will
enliven the street. The Franklin Study will focus on getting the road right. The Planning
Board can help by exploring zoning that will appropriately inform development of the
abutting properties. This may be a good opportunity to explore new zoning paradigms such
as Form—Based Codes. ’

This project presents a great opportunity to take a step towards the City s vision
Franklin Street. We must seize this by creating zoning language like I have proposed
earlier, that allows the developer to build an appropriately sized building, while taking
a solid step towards an active, vibrant, pedestrian friendly Franklin St. corridor.

Markos Miller

Chair, Franklin Street Redesign Study
17 Atlantic Street

Portland, ME 04101




Sec. 14-185 Dimensional Requirements
6. Maximum structure height:
a. B-2 and B-2c¢ zones: 45 feet.
b. B-2b zone: Forty-five (45) feet, except in the case of a building with a commercial
first floor and residential upper floors, where fifty (50) feet is allowed

“and except for the portion of a building located within sixty-five (65) feet of Franklin
Street, where sixty-five (65) feet is allowed in the case of a building that faces
Franklin St. and has it’s primary street—level entrance on Franklin St.

Or we can accept the relationship that is the foundation to the current B2-b height bonus:

Sec. 14-185 Dimensional Requirements.
6. Maximum structure height:
a. B—2 and B-2c zones: 45 feet.
b. B-2b zone: Forty-five (45) feet, except in the case of a building with a commercial
first floor and residential upper floors, where fifty (50) feet is allowed

“and except for the portion of a building located within sixty—five (65) feet of Franklin
Street, where sixty—five (65) feet is allowed in the case of a building with an active
commercial first floor and residential upper floors.”

Obviously, parking and economics are issues at play here. A primary entrance will not cost
more than the loss of a few parking spaces or some sellable square footage. The scope of
this project and other properties scheduled for demolition owned by the applicant
demonstrate that short—term parking needs can be met, and suggest that a more
comprehensive long—term plan for parking is needed. Street—level parking covered with
condo’ s up and down Franklin and Hampshire will not revitalize a neighborhood.

This project has a historic opportunity to be a pioneer in the reclamation of Franklin
Street and reconnecting the India Street neighborhood. While the specifics of the future
alignment of the street are still unknown, prominently facing this building towards
Franklin St. with a Franklin address, would claim the street in a way that would be hard
to ignore. No one would dare take this frontage from this building.

However, allowing this project to do otherwise would be a great risk to the integrity of
the vision for an urbanized Franklin Street and for the applicant’s property. When
Franklin St. is reclaimed, this building will stick out as one that turned it’ s back on
the street when it could have done otherwise. Furthermore, if the developer were to choose
not to face Franklin, and the future realignment of the roadway results in excess space
being created between this building and the roadway, a future building could side right up
to this building with a zero set-back. The result would be a shame for future residents of
this building and the view corridor that this building attempts to maximize

In closing, I will ask the Planning Board to exercise some leadership in the effort to
create a more liveable Franklin Street. We obviously have a zoning problem along Franklin
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July 19%, 2012
Dear Planning Board Chair Morrissette,

I am excited about the opportunities the redevelopment of the Hampshire Street properties
presents to the City and to the India Street neighborhood. The opportunity to bring new
residential units to the neighborhood and to move towards the City s vision of a more
liveable Franklin Street should be seized upcn. However, the applicants desire to rezone
these properties as B2-b, and the B2-b text amendment being proposed are flawed and should
not be approved.

The B-2b zone was designed to encourage active street level commercial uses. By offering
additional height for buildings with commercial first floor uses it incentivizes mixed use
structures. The applicant’ s text amendment would break this fundamental relationship
between ground-level use and height bonus. The applicant is requesting four times the
height bonus (5 to 20’) without having to meet the very conditions upon which the height
bonus is dependent. This would fundamentally undermine the B2-b along Franklin, and
potentially threaten the B2-b across the city. The consequence on Franklin St. could be
ground-level parking garages instead of commercial or residential uses in all new B2-b
development along the corridor, resulting in an inactive public realm, despite the City’s
commitment to reclaiming the urban pedestrian experience along the Franklin St. corridor.

The applicant makes the case that the added height bonus is appropriate because the
building sits along Franklin St, which is wider than the local neighborhood streets. 1
would agree with this; Franklin St. is able to and should support greater height and
density, which would be inappropriate on neighborhood streets like Hampshire or Newbury.
However, the applicant has chosen not to front this building on Franklin St. If the
Franklin frontage is the justification for a height bonus of 20ft (a height increase of
44%), then the building should at least front Franklin St. Our zoning must have some
organizing principle to it in order to have integrity. Franklin St. frontage is the
logical organizing principle in this case.

Why does this matter? It matters because the City is developing a clear vision for the
Franklin Street of the future: an active, walkable, mixed—use urban corridor. While the
City is set to embark on the next phase of this project, we know that studies, committees,
and reports alone will not realize change in our city. The built environment will be made
by those who build; but it can be guided by the spirit and policy of the community. The
future Franklin Street will be realized on a case~by—case basis by property owners. For
example, the Hampton Inn chose to claim the corner of Franklin and Fore St, and it makes a
difference. Likewise this applicant can chose to claim Franklin St.— and all that it
offers— and make a difference as well.

To this end I would like to propose two alternative text amendments to the B2-b, below in
bold. The preferred is organized on the principle of frontage on Franklin; the “Franklin
bonus” :




Regarding Hampshire St. Rezoning
From Email 7-3-12

Dear Bill and Alex

I'm the property owner of 26 Hampshire Street.

I've been in contact with Tom Federle about the re-zoning of my neighborhood from the R6 zone
to B2.

The property to my left and behind are in the rezone plan. As of now, my property is not slated to
rezoning; however, I would prefer to have my parcel included, if possible.

Not sure exactly how to go about doing so, but I'm hoping that you can point me in the right
direction.

Regards,
Bethany Field
207-344-9319




Mealone Commercial Brakers, Ine.
MALONE

Portland, Maine 04101
Commercial and Invesiment Real Estate Tel (207) 772-2422

Fax (207) 774-5114
www malonecb.com
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June 12, 2012

Bill Needleman

Poztland Planning Depattment
Congtess Street

Portland ME 04101

Dear Bill:
I am writing today regarding the Hampshire Street re-zoing project and Tom Federle’s condominium project.
I view these to be two in the same.

Fitst and foremost I applaud the planning boatd for looking at zoning issues in the India Street corridor.
Thete are many zones over lapping and it is impottant to find the appropriate zone to help foster the growth
of the India Stteet neighbothood.

In specific the request to re-zone Hampshire Street to allow the condominium project to go forward is
applauded by both me individually and by the India Street neighborhood association. I helped to start the
neighborhood association specifically in regard to the Hampshire Street area and many of the vacated
propetties. Many in the neighborhood feel that these ptopexties must be redeveloped if the area is to move
forward. When we reached out to Donald Sussman, Tom Fedetle became involved and was extremely
proactive. He has put together a quality team and they have moved forwatd at an impressive pace. Overall T
think it is fantastic project. Itis exactly what the neighborhood needs in term of scale and scope.

I strongly encourage the board to pass both the zone change and to push forward with the project. The team
of Kevin Bunker, Tom Fedetle and Peter Bass have done a gteat job designing the project along architect
David Lloyd. They sought feedback and mote importantly they acted on it. This as proposed is one of the
best new developments in greater Portland. 1am anxious to see it happen in this neighborhood where we
despetately}g_ccd-re&id&its to support the small business community that is developing.

‘Thank you for your copsideration.
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June 11, 2012

To the Planning Board

Recently a number of projects in the India Sireet Neighborhood have been presented to
the planning board for approval. Among them is the Hampshire Street Properties. They
have recently submitted a proposal for a map zoning text amendment from R-6 to B2b
with a building height to 65 feet within 65 feet of Franklin Street. As an owner resident
on Newbury Street, | completely support this amendment and the project as it has been
presented.

The demand for residential and commercial space in this neighborhood has increased.
With the Hampshire Street Properties project revitalizing what is now a rundown and
underutilized area of Newbury, Hampshire and Federal Streets some of that demand
will be met. The request for 65 feet along Franklin Street is certainly in keeping with the
other buildings that run along Franklin right down to Commercial Street. This dynamic
modern structure will be a welcome addition to the Franklin St corridor.

Thank you.

Allison Brown
President, India Street Neighborhood Association
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June 10, 2012
Dear Chair Morrissette, and members of the Planning Board;

We members of the Franklin Reclamation Authority are a group of citizens advocating for
the transformation of Franklin Street into a vibrant, mixed-use corridor that promotes economic
development, and balances the needs of automobiles, pedestrians, and bicycles. We would like to
take this opportunity to offer our perspective on the zoning map change and text amendments
proposed by Hampshire Street Properties.

This proposed re-development of this area of the India Street neighborhood is an exciting
prospect, and we are eager to support the developer’s request; though we feel the following
conditions must be met in order for the Planning Board to grant the request:

* The development must actively engage Franklin Street. Preliminary plans showing a 1

floor parking deck along the entire length of Franklin Street contradict active engagement,
and must be re-considered.

° The connection of Federal and Newbury Streets to Franklin Street should be considered,
and if these connections will not be made as a part of this development, funding should
be provided by the developer to reserve as contribution to the future construction of these
connections.

° The corner locations facing Franklin Street (at Federal and Newbury) must be designed in a
manner that supports the re-connection of these streets to the urban grid. These important
corners should create minor gateways from Downtown into the India Street neighborhood.
These corners should have strong architecture, functioning entrances, active street-side
uses, and a robust pedestrian realm.

We are all eager to see the India Street neighborhood further developed as a model of a
modern walkable neighborhood; strongly connected to adjacent neighborhoods and the
downtown. In order for this development to support that vision, the design must not turn its back
on Franklin Street, or the connections across Franklin. Though the final designs for Franklin Street
are not yet in place, there is ample enough shared-vision and existing policy to enable this project
to move forward with a design that will respond to and support the vision for Franklin Street.
Indeed; the only way Franklin Street will be successfully redeveloped is through projects such as
this one leading the way; providing the necessary elements to embrace the street, and doing its
part to support the community and the neighborhood.

With these concerns satisfied, our group would enthusiastically support the developer’s
request for this re-zoning and associated text changes. As the project moves forward, we look
forward to working with the City and the developer to realize the great potential this project brings
for the neighborhoods and the larger community.

Sincerely,
Jaime Parker
Franklin Reclamation Authority




William Needelman - The Hampshire St Project

From: ISNA <info@indiastreet.org>

To: Bill Needelman <wbn@portlandmaine.gov>
Date: 6/8/2012 3:21 PM

Subject: The Hampshire St Project

Planning Board Members
The Hampshire Street Project.

The India Street Neighborhood Association has had many meetings involving the subject project three
have been advertised, public meetings. Tom Federle and various others have met with us for months,
beginning long before there were any firm plans. Their involvement with the community has been full
and

open from the beginning. In all of the meetings they have used our input to help guide, design and time
the project.

The hampshire street blocks are an example of the blight that grew in our neighborhood as a result of
the creation of the Franklin Arterial. Many dwelling units were padlocked and buildings were beyond
rehabilitation. We were and are eager to have this specific small area redeveloped. Existing zoning,
almost everywhere in the ISN, does not allow the construction of the kinds of developments that the
ISN wants and for which there is an increasing market demand, This project is as near perfect as we
could wish.

We have heard a very small minority who only want brick or other more usual construction in the ISN.
Of course, some people do not come to neighborhood meetings and just quietly form opinions from
what they happen to pick up. Perhaps, if they participated, they would have a different opinion. In any
case this is just want the ISNA has been seeking and the community needs.

Please accept this proposal.

Hugh Nazor 6/8/2012




Dr. Darcy Thomas
142 Lake Street
Arlington, MA 02474
Owner of 40 Hampshire St
Portland, ME 04101

City of Portland Planning Board, Carroll Morrissette, Chair

City of Portland, Maine

389 Congress Street

Portland, ME 04101-3509

June 4,2012

Dear Carroll Morrissette,

[ am writing to you regarding the proposal to change the zoning, height, and setbacks
around Hampshire Street. I am the current owner of 40 Hampshire Street in Fortland. The
plans for development around my property will dramatically change my neighborhood. 1
have been thinking about the proposed changes and how that will impact me. Although I
welcome plans that will improve my neighborhood, I am afraid my property will lose some
important aspects that I cherish in a living space.

Of the proposed changes, I am neutral regarding the proposal to change the zoning on
Hampshire Street. However, if the zoning surrounding my property is changed to B-2b from
R-6, I would like to be included in this change seeing that my property lies in the middle of
the proposed development.

I am not in favor of the proposed change to decrease setbacks from 20 feet to 10 feet. Along
the south and north side of my property, this will not significantly affect me, but it will
negatively affect me along the west side of my property. With the present one story garage
to my west side, I currently have open space and light coming through my west side
windows. With the proposed plan, [ would have a large building to my west side blocking
the light and open space that is now there. With 10 foot setbacks in addition to a building
up to 65 feet high, there would be minimal light and space which are elements I do not want
to give up. As far as the height increase, [ am also weary of a change in my surroundings
that may affect the light in my own space. As mentioned above, the height increase will also
shadow my building and take away a large amount of afternoon light that now brightens my
property.

I also am concerned about how this large project will affect evervone living at 40
Hampshire Street. It is a huge construction, and I would like to hear more about how my
building and everyone there will be protected during this development process.

I do not want to impose negatively on welcome improvements, but I want to express my
concerns as to how my property and all living there may be affected by these major changes.

Sincerely,

D -
Darfy/%imas

-




Comments from Christian Milneil to Planning Board
June 1, 2012

‘I just stopped by City Hall to have a look at the preliminary drawings for the Hampshire Street
project, and they stink. Not only is there a blank parking garage wall on Franklin Street, but also
on Newbury and Federal. There are no active street-level uses whatsoever - no windows and no
doors except the gaping maw of the garage.

At least it would make a nice place for homeless folks to hang out (the Walker Terrace building
on Congress Street recently had to install taller fences to keep the homeless out of its own street-
level garage). Call it street-level retail for the meth trade.

The developer is Kevin Bunker, who's a good guy and receptive to neighbor concerns. Part of the
problem is that the city is forcing him to provide lots of parking on a small site, with two
entrances to his garage. That dictates that garage entrances have to be on ground level on
Newbury and Federal, where they'd take up the entire street-level frontages. There's no room for
ramps leading underground without losing the required amount of space for parked cars.

Here's how the city could help: 1) reduce parking requirements; 2) sell or deed the developers a
10" strip of land that's currently the right-most lane of Franklin Street (which, as the phase 1
study noted, should go away anyhow) to give the building some extra space and hide the garage
behind a street-level lobby or something; 3) allow them to build a driveway leading into the
garage from Franklin Street at its current level, such that the garage would be below the grade of
Federal and Newbury; 4) in anticipation of the imminent reconstruction of Franklin, the city can
waive certain street infrastructure costs (like sidewalk construction and street trees) in exchange
for requiring the developers to build a more-expensive underground garage. ,

As it's currently designed, I'm pretty sure that the plans would fail to meet the city's design
standards that require active street-level facades. So there's legal justification to complain about
this stuff, and I'm confident that most planning board members would agree with us. Still, as
many neighbors as possible should speak out about this.

For the current planning board meeting it looks like they're only asking for a rezoning, from R6
to B2b. The site plan application, anticipated later this summer, would have more architectural
details. I think it's worth it for us to support the rezoning with a strong caveat that we'll be
holding their feet to the fire for active street-level facades.

I'm copying Kevin and Bill Needelman on this. Bill, could you please share these comments with
the Planning Board as public testimony? Thanks,

-Christian

http://christianmilneil.com

The Vigorous North:
A field guide to the wilderness areas of American cities.
http://www.vigorousnorth.com




Dear members of the Planning Board,

I'm writing in support of the proposed map amendment from R6 to B2B sought by Hampshire Street
Properties. With it's frontage on an arterial and being across the street from intensely developed B3
zones, B2B, which represents a modest upzone from the R6, is appropriate. The text amendments sought
to the B2B should be given your critical consideration and in pursuit of the answer to the question of what
conditions provide for this degree of change in the underlying B2B. Granted, the project is on Franklin
Street, but to date, the project does not engage Franklin Street. Also, while this is an appropriate location
to consider this urban scale of development, it demands a companion urban scale on the street network,
including the possibility of reconnecting East Newbury and/or East Federal Streets to the outbound lanes
of Franklin Street. The text amendments sought for height and setbacks to the B2B become more
appropriate if this is a corner parcel rather than part of a superblock. Moreover, if this is the intensity of
development we will continue to see in the "Rectangle Beneath Congress,” we will need a street grid to
support it. With this project holding the would-be corners of E Newbury and E Federal at Franklin Street,
and seeking such a substation upzoning by way of the map amendment, but especially the text
amendment, reconnecting aspects of the street grid should be considered in conjunction with its
approvals, Thanks for your attention.

All Best,
Kevin Donoghue
City Council, District One
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Vill. Suggested Motions \\\\

Based on the information and analysis included in Planning Board Report
#35-12, information provided by the applicant and other information
presented at Public Hearing, the Planning Board finds that the proposed
Zoning Map amendment {Describe geographic limits) and text changes
to the B-2b Zone/(gp are not) consistent with thﬁ@a t sections of
the City’s Comprehensive Plan and therefore (@s/does not

recommend) their approval to the City Council

Y Ve
g ,

2% @ /(X}/Yf

Attachments:
Attachment 1 Public Comment
Attachment 2 Applicant’s Neighborhood Meeting information
Attachment 3 Proposed Rezoning Map (As advertised)
Attachment 4 Proposed B-2b Text Changes

Applicant’s Submission Packet

Attachment A Rezoning Application

Attachment B Right Title and Interest

Attachment C Proposed rezoning maps (As requested)
Attachment D Proposed use

Plans and Diagrams: (Updated from the Site Plan and Subdivision Application)

Plan1 , Site Plans and Civil Engineering (survey, existing

conditions, site plans)
Plan 2 Architectural Drawings (Floor plans, elevations,

sections and
renderings)
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new development into the Franklin corridor planning process. As noted by the 1
District City Councilor in Attachment 1, the issue of reconnecting Federal and
Newbury Streets to Franklin has already been raised as an issue for consideration.

o  B-2b Design Standards and 1°* floor architecture: Should the rezoning be approved
by City Council, the applicant will need to demonsirate adherence to the
applicable B-2b standards in the city Design Manual. The prominence of the 1%
floor garage use will likely be the significant issue to be addressed for the concept
plans provided.

o Treaiment of Future Development Sites: As noted above, at least three sites are
proposed for rezoning that have no immediate development plans: 24 Hampshire
Street and the two lots south of Newbury Street. If buildings are to be removed
from these sites with no immediate development plan in place, the applicant
should show how the sites will be used and treated in the interim condition. If the
sites are to be used for off-site parking, such parking should be designed, reviewed
and approved concurrently with the development review of the subject project.

Vil. Recommendations

Planning Staff recommends that proposed rezoning is consistent with the relevant policies

W“Q_fjjﬁ:,CQmpr-ehensuLeﬂa&n_ggd in is the long-term best interest of the ng neugﬁborhood and
‘the City.

Regarding the extent of the proposed map amendment from R-6 to B-2b, Staffsuggesis
that the Planning Board recommends extending the B-2b zone beyond the subject parcels,
but that the amendments should be limited to the blocks west of Hampshire Street to fill
out the blocks that are otherwise requested for rezoning by the appllcants While there
may be compelling reasons to “clean up” the zoning in the area, the process |n|t|a\cl“by
this application has not yet conducted adequate analysis to fully absorb the potential
lmpacts ofa wnder rezoning that includes the blocks east of Hampshire Street and west of

“would be mpactedandiche-gwnersgf_two of F these parcels | have express mterest in being
WM—

included within the B-2b. Ry J) ‘

Inclcec within the & o P v &/*} Y (m/( (A v’b ff;\‘w——w

The proposed text changes as well appear to strike the appropriate balance of achieving
the goals of the subject development providing reasonable relaxations for comparable

mments elsewhere and having limited impacts on neighboring ng properties. Forthe
prmmmmlm Street — building height maximums and reliaf

from building step back requirements above 45 feet — Staff had previously asked if these
wopsshouldﬁiaﬂplled more broadly to other streets abuttlng the B- Zb Wh|le thns

mf ecommends the text amendments pi oposed bv the appE camu in
f‘uccl ment 4.

e
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issues through the Neighborhood Based Planning Process.

B-2b Policies: Excerpted from the Future Land Use chapter of the Comprehensive Plan,
the policies of the B-2b zone are as follows:

V.

4. B-2b COMMUNITY BUSINESS

Location: The B-2b zone is a newly created zone that is in accordance with the
Transportation Plan and housing recommendations. It is primarily located on the
peninsula along portions of Washington, India Street area, portions of Forest
Avenue and Portland Street, and Congress Street. It is also located along Forest
Avenue between Preble Street and Woodford’s Corner.

Current and Proposed Zoning: All land currently zoned B-2b.

Discussion: B-2b zone is intended to provide neighborhood and community retail,
business and service establishments that are oriented to and built close to the
street. The B-2b zone is appropriate in areas where a more compact urban
development patterns exist on-peninsula or in areas where a neighborhood
compatible commercial district is established off-peninsula and each area exhibits
a pedestrian scale and character. Such locations may include the peninsula and
other arterials and intersections with an existing urban or neighborhood oriented
building pattern. Building additions are encouraged but not required to meet the
maximum setbacks of 14-185(c). The uses are generally the same os in the B-2
zone, except some of the auto related uses and drive-through facilities are more
limited. There is no minimum lot size for non-residential uses. The B-2b zone has a
required maximum front yard setback of 10 feet, thus development will be close to
the street and maintain the urban character of these areas. Maximum impervious
surface ratio is 90%. No changes to the zone are anticipated at this time.

Development Considerations

While the Board is considering the proposed rezoning of the subject properties, members
should consider other issues related to the development of the site. The following issues
will be thoroughly addressed pending a site plan and subdivision application:

Sidewalks along Franklin Street: The Department of Public Services has begun to
construction of sidewalk from Middle Street to Congress Street along the subject
property boundary. The applicant’s proposal will need to be coordinated with DPS
plans as well as the development requirements for sidewalks along public Street
frontages. The final material, construction sequence and funding of sidewalks
along Franklin should be established as part of the development’s review.

Future Franklin Street Design and Street Reconnections: While a design for
Franklin Street redevelopment has not been developed, the subject project should
not restrict the opportunities for new treatments for the sireet. Planning Staff,
DPS and the applicants will need to coordinate efforis to ensure integration of the
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Location: The R-6 zone is found primarily on the peninsula in the neighborhoods of
Parkside, West End, St. John Street area, Munjoy Hill and Bayside.

Current and Proposed Zoning: All land currently zoned R-6 Residential.

Discussfon:

The intent of the R-6 zone is to sei aside areas on the peninsula for housing
characterized primarily by multifamily dwellings at a high density providing a
wide range of housing for differing types of households; and to conserve the
existing housing stock and residential character of neighborhoods by controlling
the scale and external impacts of professional offices and other nonresidential
uses.

The R-6 zone permits single and two-family dwellings, multi-family dwellings,
single-family manufactured housing units, lodging houses, home occupations,
special needs independent living units bed and breakfast establishments, parks,
and municipal facilities. Conditional uses include sheltered group homes,
schools, long and intermediate care facilities, churches, private clubs, community
hall, hospital, colleges, professional offices, and day care facilities. The
minimum lot size for a one or two-family dwelling is 4,500 square feet. There is
a minimum of 1,000 square feet of lond area per dwelling unit for multi-family
housing. The minimum land area per room in a lodging house is 250 square feet
and the intermediate care facility requires 8,000 square feet for the first 35
residents and then 350 square feet for each additional resident.

Currently, the R-6 Zone Amendments for Small Lot Infill Development are being
prepared to allow undersized vacant lots to be developed at former density and
setback requirements. The intent of these amendments is to encourage new
housing on small infill lots in a manner consistent with the existing compact lot
development pattern typically found on the peninsula. The current R-6 zoning
text in many respects does not reflect the existing development pattern, so the
amendments are intended to address the development of vacant lots that are less
than 10,000 square feet. The proposed amendments include changes in the
space and bulk requirements, such as front yard setbacks, side yards, maximum
lot coverage, parking requirements, and minimum lot sizes. The R-6 small lot
provision provides flexibility from the normal R-6 requirements. The flexibility

is balanced with design standards to ensure buildings of high quality that blend
with the character of the neighborhood. The design standards being developed
address proportion and scale, balance, articulation, massing, context, orientation
to the street, and materials.

Other potential text amendments will be considered to update the residential
zones in conformance with the recommendations of Housing: Sustaining
Poriland’s Future. Neighborhoad's are encauraged to address the city’s housing
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Franklin, Phase 2 is anticipated to begin in the fall of this year.

Downtown Height Study: While the building height study component of the 1990
Downtown Vision Plan focused on areas across Franklin Street, it does contain a
recommendation that building heights are regulated according to adjacent street width.
One can infer from this policy that a wide street such as Franklin Street (+/-170 feet wide
at Federal Street) is therefore more conducive to a taller building form than streets of
narrower widths.

Transportation Policy: The 1993 Time of Change: Portland Transportation Plan and the
2009 Peninsula Transit Study and Action Plan call for increased opportunities for residents
to live, work and access services within a compact development patterns. The proposed
rezoning appears to meet this policy while preserving opportunities to retain and expand
residential density. When considered within the context of the City’s Housing
Replacement Ordinance, which requires either replacement or contribution to a City
housing fund for lost dwelling units, the proposed rezoning can be expected to promote
efficient transportation choice on the Portland Peninsula, allow for less auto-dependent
lifestyles, and preserve residential density.

The 1993 Transportation Plan is found at:
http://www.portlandmaine.gov/planning/transportationplan.pdf

The 2009 Peninsula Transit Study report is found at:
http://www.portlandmaine.gov/planning/ﬁnalpeninsuIatransitstudy.pdf

Housing Plan: Board members should look to the City’s 2002 Housing Plan, Housing:
Sustaining Portland’s Future (the Housing Component of the Comprehensive Plan) for
guidance.

As noted in the ongoing India Street Building Height Evaluation (also reviewed at the 6-12-
12 workshop,) the Housing Plan suggests a balance between increase in the supply and
density of housing while simultaneously maintaining neighborhood integrity and stability.
While the above goals are not contradictory or mutually exclusive, they do present a
tension between encouraging density and building within an established neighborhood
scale. Board members are encouraged to review the findings of the Housing Plan at:
http://www.portlandmaine.gov/planning/housingplan.pdf

R-6 Policies: Excerpted from the Future Land Use chapter of the Comprehensive Plan, the
policies of the R-6 zone are as follows:

R-6 RESIDENTIAL and PROPOSED R-6 OVERLAY ZONE
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B-2b Text Change: In addition to the map change, the applicant’s goals are o allow 65-
foot buildings close to Franklin Street, to allow 10 foot side yard building setbacks, and to
allow zero building setbacks along public sireet rights of way. All of the above require text
changes to the B-2b zone language.

The text changes are summarized below and the applicant’s “track changes” edits to the
ordinance text is provided in_ Attachment 4 of this memo.
(k ——————y

Text Change Summary from the June 12, 2012 workshop:

At the previous workshop, the applicant requested consideration of B-2b text changes to
allow the following:

e Higher buildings (65 feet from 45 feet) within 65 feet of Franklin Sireet.

No building “step backs” for buildings taller than 45 feet within 65 feet of Franklin
Street.

Smaller side yard setbacks (10 feet from 20 feet) when residential uses in the B-2b
abut residential zones (Note: 10 feet is the current standard for non-residential B-
2b uses abutting residential zones.)

Eliminating Rear yard setbacks along street rights of way (as is already allowed for
front and side yards.)

@

(4]

@

Additional Text Changes:

With the expansion of the map amendment under consideration, the applicant
additionally requests a text amendment to expand the parcels on which residential uses
are permitted. Currently, under the permitted use section of the B-2b zone, Sec. 14-182,
residential uses in the B-2b are limited to parcels which abut certain higher density
residential zones. The subject parcels originally met this provision with the initial
application since neighboring parcels within the same blocks were not proposed to
change from the existing R-6 zone. With the expanded map change under consideration,
the Board is asked to consider an additional text change to allow residential MO’CS
’Wﬁ deleting abutting) residential zone is one of the higher. densnty zones:
Namely, the R-4, R-5, R-6, or R-/. The proposed text is ‘included in Attachment 4. Note:
These additional amendments to Sec 14-182 serve bring the text into alignment with the
intent of the ordinance and will correct an inadvertent drafting problem.

V. Relevant Policies

When reviewing the proposed text changes against the land use policies of the
Comprehensive Plan, there is limited specific guidance. The Hampshire Street
neighborhood has not been subject to specific neighborhood planning process and the
Franklin Street planning process is still ongoing. Preliminary results for Franklin Street
(Reclaiming Franklin Street: Report of the Franklin Street Arterial Committee) were
accepted by the City Council but were not incorpeorated into the Comprehensive Plan. The
results of the Franklin, Phease 1 process are found at:

ONFI
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196 Federal Street, the brick apartment building at Hampshire and Federal Streets is
proposed to be retained as a stand-alone building and may be converted to mixed
live/work artist’s studios, which are allowed under the B-2b zoning, but not under the R-6.

As of the previous workshop, the area of greatest uncertainty with the site involved 32
Hampshire Street, which was noted in the Historic Preservation discussion above. The
applicants are currently proposing a new structure on the site of 32 Hampshire Street,
which requires the demolition of the Greek revival wood framed structure. Re-use of 32
Hampshire Street is no longer being considered due to its configuration and deteriorated
condition.

The two parcels located south of Newbury Street that are proposed for rezoning are

intended to have their existing structures demolished to make way for future

development. . ' >
- j/w )Jé_ \_){) CMNAANA
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Map Change: The applicant

' pun—
a1t
proposes that the properties under TF \ T = | -
their control in the R-6 zone west . Proposed | 3 i 1 |
) Zone Map Change ' |——— ?) | N

of Hampshire Street and south of | A L [
Federal Street be rezoned to B-2b. Sy Appiicant ® | = |
See Attachment 3 for the rezoning \ 2| s § ===
map proposed by the applicant. ‘ 3 = S

= Feaera >

At the previous workshop, the
Board and applicants discussed
whether a broader application of
the B-2b would be prudent given
the complicated mix of zones found

. . o TR e 5
in the surrounding neighborhood. Zene Map Change == -2
. Con_smered by , ki _} |~ > - o o
Pl Board for | T — Y s |
Planning Staff syggested that § Proning Soand fo | B.2b i || - %
should the applicant’s request et ) I 1 ; T |8
... . N f @ [
move forward that the R-6 parcels e T LR cliihs Middie st eet
located west of Hampshire Street pe sk ool Mo et e ]
setbacks to10 feet when abutting a residential zone; and
could be inciuded into the B_zb expanding multifamily dwellings as a permitted use. '_
zone along with the applicant’s Zoning Map Amendment Proposed by @
parcels. The Board generally Hampshire Street Properties
100 50 O 100 Feet
agreed that a broader map change R-6 to B-2b [

was warranted and requested
advertising all of the lots west of India Street south | 1Notice map for 7-24-12 Public Hearing
of Congress Street and north Middle Street as
changed to B-2b. The purpose of the wider advertisement was to provide latitude to the
Board’s discussion and their recommendation to the City Council.
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+/-Center line of Federal Street looking
east from Franklin Street: Note
change in grade

+/-Center line of Newbury Street
looking east from Franklin Street

The geometric relationship between Newbury Street and the easterly edge of the Franklin
Street right of way changed little in during the 1960’s arterial reconfiguration. At Federal
Street, however, Franklin was depressed below its historic elevation complicating, but not
eliminating the potential for reconnection. Planning Staff and the applicants will work
together to integrate future Franklin Street planning with development of the subject
property.

(Note: Franklin Street connectivity issues are further explored in the 7-24-12 Site Plan and
Subdivision Review memo.)

Current Zoning: Zoning for the area is a mix of R-6 and B-2b with the residential zoning
concentrating on areas with a consistent residential fabric. To the east along India Street,
two smaller lots exhibit differing zones; one as a B-1, neighborhood business zone, and
another as an early conditional rezoning. South of Congress Street, the B-2b, however, is
dominant and interweaves into the residential areas and from the street one may not
know where the B-2b/R-6 zone lines begin and end based solely on existing use and
development patterns. A map of existing zoning and the proposed lots for amendment
are provided in Attachment 3 of this report.

ti. Proposed Development

The applicant’s submission, Attachment D (and updated in the Preliminary Site Plan and
Subdivision review memo provided under separate cover) includes a description of the
proposed use of the property followed by concept plans and renderings. In summary, the
applicant is proposing to demolish 7 structures containing approximately 19 apartment
units and a single story garage. The proposed development includes 24 units of
residential condominiums in a building located adjacent to Franklin Street and an abutting
three-story commercial structure located at the corner of Hampshire and Newbury Street.
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appears to have retained original Greek revival
architectural detail; but, also displays significant
deterioration. If the applicant continues to
propose demolition of 32 Hampshire Street, the
Historic Preservation program will need to make
a determination regarding it’s eligibility for
designation as a protected historic structure.

Without a historic district in place, the question
is whether or not 32 Hampshire Street warrants
designation as an “individual landmark” —
presenting a higher bar for consideration than
designation as a “contributing structure” within
a broader district context.

(Note: The applicant is simultaneously pursuing | -_—
P . . . o . |
site plan and subdivision review where historic | | 32 Hampshire Street 8§

preservation is also considered.)

Franklin Street: The street grid in the subject
area was significantly interrupted by the 1960’s
construction of Franklin “Arterial” which
truncated Federal and Newbury Streets at the
westerly edge of the subject properties.
Franklin Street, which is depressed below its
historic topography, presents challenges to the
development and the neighborhood due to its
width, vehicle speeds and highway-style design.
While there are have been and continue to be
ongoing evaluations of how Franklin Street should redevelop in the future, the feasibility
analysis for preliminary concepts has not yet been conducted. Much of the planning for
Franklin Street has considered the potential to reconnect Federal Street, Newbury Street,
or both streets to Franklin. The applicant’s proposal has raised the question of street
reconnection and the Board has been asked by the District City Councilor, Kevin
Donoghue to consider these related issues in conjunction with the subject development.
See Attachment 1.1.
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This Public Hearing was advertised in the July 2 and 3, 2012 editions of the Portland Press
Herald with a Legal Notice additionally published in the July 2 and 9, 2012 editions. The
Public Hearing was noticed by mail to 200 neighboring property owners and interested
parties. Legal Notice was additionally

At_the e request of the Planmng Board, the appllcant s requested map change was

Cg)_gress Street
1. Site Description

The applicant’s holdings proposed for rezoning comprise nine parcels of property located
between Hampshire Street and Franklin Street. The immediate development parcel(s) lies
between Federal Street to the north and Newbury
Street to the south. These parcels comprise the
entirety of the city block formed by Hampshire, pe
Federal, Franklin and Federal Streets excepting a single D
residential parcel.

Two additional lots located south of Newbury Street
and west of Hampshire Street are also proposed for
rezoning to B-2b.

Neighborhood Contexi: The Hampshire Street
neighborhood is comprised of mostly mid-19™ century
frame residential structures located on close knit small
lots oriented to the street. There is a well-established
pattern of development and the area has retained an
urban density that has been lost in many of the

= Hampshlre Street lookmg north
surrounding neighborhoods. i

Subject Buildings: The buildings owned by the applicants are a mix of residential
structures which range from occupied multifamily blocks to vacant single family houses.
Many of the buildings on lots considered for rezoning are distressed and vacant.

Historic Preservation: While the neighborhood is home to a sizable collection of “pre-fire”
(earlier than 1866) buildings, the area is not a designated historic district. Planning staff
with Historic Preservation Program staff have conducted a cursory evaluation of the
subject buildings and determined that the majority of the buildings have lost their historic
value due to alteration and/or deterioration. There is a brick apartment building at 96
Federal Street that is in solid condition and retains its original turn of the 20™ century
character and the applicant proposes to retain this structure. 32 Hampshire Street, which
is now identified for demolition by the developer, presents more of a challenge as it




PLANNING BOARD REPORT
PORTLAND, MAINE

Newbury Street Lofts
32 Hampshire Street and 160 Newbury Street
R-6 to B-2b Zoning Map Change and B-2b Text Change
Project ID: #2012-449
Hampshire Street Properties, LLC, Applicant

Submitted to: Prepared by: Bill Needelman, Senior Planner
Portland Planning Board: Date: July 18, 2012
Public Hearing Date: July 24, 2012 Planning Board Report #35-12

I Introduction

At the request of Hampshire Street Properties, represented by Tom Federle,
Federle/Mahone, and Kevin Bunker, Developer’s Collaborative, the Planning Board is
requested to hold a Public Hearing to review proposed zone map and text changes in the
vicinity of 32 Hampshire Street and 160 Newburw&mm changing
the zone map on properties held by the applicant from R-6 to B-2b and to amend the text
of the B-2b to allow taller structures near Franklin Street Wacks ) smaller
_yard setbacks, and to clarify that multi-family residential dwellings are permitted near to
(not only abutting) higher density residential zones.

The purpose of the proposal is to allow a 24 unit residential structure located along
_Franklin street with four floors of units over a single dec!m built to approximately
58 to 65 feet in height. The proposal includes an additional attached 3 story commercial
_unit located at the corner of Newbury Street and Hampshire Street.

o

In addition to the dimensional requirement text changes, the map change to B-2b
rezoning is needed to allow increased residential density, and for the proposed
commercial uses. Anticipated uses for the commercial unit include a first floor restaurant
and upper floor offices.

The Planning Board held an introductory workshop on the proposal on June 12,2012 and
the applicant held the required neighborhood meeting on June 1, 2012, BN
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4. Minimum lot width: None.
5. Maximum structure height:

a. B-2 and B-2c zones: Forty-five (45) feet, except that on
lots in excess of five (5) acres, sixty-five (65) feet is
permitted; provided each of the minimum setbacks required
under subsection (3) above are increased by one (1) foot in
distance for each foot of height above forty-five (45) feet.

b. B-2b zone: Fifty (50) feet.

6. Maximum impervious surface ratio: Eighty (80) percent in the B-2
and B-2c; Ninety (90%) percent in the B-2b.

Building additions: Building additions for residential and nbn—residential

uses are not required to meet the maximum front yard setback for the
maximum side yard on side street setback contained in this section.

R I iy
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front yard shall be the yard adjoining the major
street as determined by the highest traffic volume.

Where the front yard setback exceeds ten (10) feet, however, a
continuous, attractive, and pedestrian scaled edge treatment shall
be constructed along the street(s) consisting of street trees spaced
at not more than fifteen (15) feet on center, (which otherwise meet
the requirements of city arborist) and a combination of the
following:

1. Landscaping of no less than four (4) feet in depth;
and

ii. Ornamental brick or stone walls; and/or

ii. Ornamental fencing.

The site shall otherwise meet the requirements of article V
(Site Plan).

b. Rear yard:
i Principal structures: Ten (10) feet. Where a rear

yard abuts a residence zone or first floor residential
use, twenty (20) feet is required.

1i. Accessory structures: Five (5) feet.
C. Side yard:
1. Principal and accessory structures: None, except

that where a side yard abuts a residential zone or a
first floor residential use, ten (10) feet is required.

1i. Accessory structures: Five (5) feet.

iil. Side yards on side streets (corner lot): In the B-2
and B-2c¢ zone, a minimum of ten (10) feet. In the
B-2b zone, a maximum of ten (10) feet except that
for any newly constructed building on a lot abutting
two (2) or more streets, the maximum side yard
shall apply to one street or to the side street that
forms a corner with a major street as provided for in
the maximum front yard provisions of this section.

14-266
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2. Minimum street frontage: Fifty (50) feet.

3. Yard dimensions: (Yard dimensions include setbacks of structures
from property lines and setbacks of structures from one another.

No structure shall occupy the minimum or maximum yard of

another structure.)

Except as provided in subsection (5) below, the following setbacks

are required:

a. Front yard:

i.

ii.

iii.

1v.

Minimum front yard in B-2, B-2b and B-2¢ zones:
None.

Maximum front yard in the B-2 and B-2¢ zones:
The maximum front yard setback shall not exceed
the average depth of the front yard of the closest
developed lots on either side of the lot in question
unless the planning board or planning authority
approves a modified setback pursuant to section 14-
526 (a) (27) (j). For purposes of this section a
developed lot means a lot on which a principal
structure has been erected.

Maximum front yard in B-2b zone (on-peninsula):
The maximum front yard setback shall either be:
(1) ten feet; or (2) in cases where the average depth
of the front yard of the nearest developed lots on
cither side of the lot in question is less than ten (10)
feet, the front yard setback of the lot in question
shall not exceed such average depth. A “developed
lot” means a lot on which a principal structure has
been erected.

In the B-2b zone the front yard shall be the yard
adjoining the major street as determined by the
highest traffic volume.

Maximum front yard in B-2b zone (off-peninsula):
None, except that the front yard setback shall not
exceed the average depth of the front yards of the
closest developed lots on either side of the lot. A
developed lot means a lot on which a principal
structure has been erected. In the B-2b zone the
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Maximum residential density:

a.

On-peninsula locations, as defined in section 14-47: Four
hundred and thirty-five (435) square feet of land area per
dwelling unit.

Off-peninsula locations, as defined in section 14-47:

1. Residential density requirements of the nearest
adjacent residential zone shall apply except for
multi-family dwellings above the first floor of
commercial uses as provided in (ii) below.

il. Multi-family dwellings above first floor commercial
uses: One thousand (1,000) square feet of land area
per dwelling unit is required.

Maximum structure height:

a.

b.

B-2 and B-2¢ zones: Forty-five (45) feet.

B-2b zone: Forty-five (45) feet, except in the case of a
building with a commercial first floor and residential upper
floors, where fifty (50) feet is allowed, and except for the
portion of a building located within sixty-five (65) feet of
Franklin Street, where sixty-five (65) feet is allowed.

(b) Business and other non-residential uses:

L.

Minimum lot size:

Intermediate, long-term and extended care facilities: Ten
thousand (10,000) square feet.

Other non-residential uses where permitted:

i. | B-2 zone: Ten thousand (10,000) square feet.
ii. B-2b zone: None.

iii. B-2c zone: Ten thousand (10,000) square feet.

Where multiple uses are on one (1) lot, the highest
applicable minimum lot size must be met.

14-264
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i. Accessory structures: Five (5) feet.

ii. In cases where the height of a new building exceeds
forty-five (45) feet adjacent to a residential zone,
the portion of the building exceeding forty-five (45)
feet shall have a minimum stepback of fifteen (15)

feet or an additional minimum setback of fifteen
(15) feet.

c. Side yard: Five (5) feet, except where the lot abuts a
residential zone, where twenty-(20)ten (10) feet is required.

i Accessory structures: Five (5) feet.

il. In cases where the height of a new building exceeds
forty-five (45) feet adjacent to a residential zone,
the portion of the building exceeding forty-five (45)
feet shall have a minimum stepback of fifteen (15)
feet; provided however that this provision does not
apply to buildings located within sixty-five (65) feet
of Franklin Street; .

d. Side yard or rear yard on a-side street: None.

e. Maximum front yard: In the B-2, B-2b and B-2c zones; as
provided for in section 14-185 (b) (3) (a), except that the
maximum front yard setback need not apply in the case of a
development meeting one (1) or more of the following
standards:

i The lot has less than' forty (40) feet of continuous
frontage and the lot has a depth of more than one
hundred (100) feet from the nearest street; or

ii. The structures on the lot meet the maximum front
yard or are within twenty (20) feet of the street and
the remainder of the lot has less than forty (40) feet
of continuous street frontage.

f. Pavement setback: For lots adjacent to a residential zone,
pavement shall be set back a minimum of ten (10) feet from
the side and rear property lines adjacent to the residential
zone.

Maximum impervious surface ratio: 90%.
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City of Portland
Code of Ordinances

Chapter 14 LAND USE

Sec 14-181 (no text change proposed)
Sec 14-182 (See below)

Sec 14-183 (no text change proposed)
Sec 14-184 (no text change proposed)

Proposed text change:

Sec. 14-182. Permitted Uses.

The following uses are permitted in the B-2, B-2b and B-2c zones except that any use
involving a drive-through is prohibited in these zones unless otherwise provided in section 14-
183:

(a) Residential:

thelotis R-4, R-5, R-6 or R-7. Multi-family dwellings are permitted in any structure
with commercial uses in the first floor regardless of the abuttingnearest residential zone;

2 Multi-family dwellings are permitted when the nearest residential zone abuttng

All other text contained in Sec. 14-182 remains the same.

Sec. 14-185. Dimensional requirements.

In addition to the provisions of division 25 (space and bulk regulations and
exceptions) of this article, residential uses as permitted under sections 14-182(a) and (b)
and newly constructed buildings with residential and non-residential uses shall meet the
following requirements:

(a) Residential uses:

1. Minimum lot size: None.
2. Minimum street frontage: None.
3. Minimum yard dimensions:
a. Front yard: None.
b. Rear yard: Ten (10) feet, except where the lot abuts a

residential zone, where twenty (20) feet is required.
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At
IMPORTANT NOTICE FROM THE PORTLAND PLANNING BOARD
TO RESIDENTS AND PROPERTY OWNERS IN THE VICINITY OF

HAMPSHIRE STREET

WA

The Planning Board will hold a Public Hearing to consider a map/zoning text amendment application by Hampshire Street
Properties for the following properties: 24, 32 and 42 Hampshire St.; 96 and 100 Federal St.; and 160, 167 and 169
Newbury Street. The proposed map amendment is fiom R-6 to B-2b and the text amendments increase the bld. height to
65 ft. within 65 ft. of Franklin Street (between Federal and Newbury Streets); establish zero setbacks abutting all streets

within 65 ft. of Franklin St. (between Federal and Newbury Streets); and reduce the side yard setback from 20 f. to 10 ft.
when abutting a residential zone.

The Board will also consider text changes for the B-2 zones to allow multifamily dwellings as a permitted use when

located near higher density residential zones. Currently such uses need to abut a higher density residential zone. Public
comments will be taken at this meeting.
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Hampshire Street Properties

R-6 to B-2b

Zoning Map Amendment Proposed by

o

100 50 O

100 Feet

The meeting will be held:
Tuesday, July 24,2012
7:00 p.m.
City Hall, Room 209, 2™ Floor

Plans are available in the Portland Planning Division, 4" Floor, City Hall. If you wish to submit written comments,
address them to William Needelman, Senior Planner, Planning Division, City Hall, 4 Floor, 389 Congress Street,
Portland, Maine 04101, contact by phone at 874-8722 or e-mail at wbn@portlandmaine.gov  To access agenda materials
on-line, please visit the following web address on or after the Friday preceding the meeting date:
http://www.portlandmaine.gov/planning htm
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HAMPSHIRE STREET PROPERTIES
NEIGHBORHOOD MEETING

ZONE CHANGE REQUEST

wm A\

5:00pm

Micucci’s Grocery, 45 India Street

SIGN IN SHEET

Address Email Address
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(Hugh Nazor) We don’t know the future condition of Franklin. We don’t know the timeline. We need more
residential units to balance all the businesses. And residential needs parking.

(Kevin Bunker) The basic urban design problems were that: density was desired on site; but a human scale
along Hampshire was approptiate. Also 1-2 buildings to presefve along Hampshire. So density wanted to be
along Franklin, which was consistent with Franklin vision. Parking necessary for density, but narrowness of
lot meant only place it could go was under building. No room for other uses on ground floor. Multiple
competing issues that we have attempted to mediate.

(Markos Miller) Would you reduce patking using fee in lieu?
A: No.
(Allison Brown) This project is wondetful and exactly what the neighborhood needs.

(Dick McGoldrick) Pm totally in favor of this project, but I urge you to think carefully about a restaurant;
there will be issues with the residential ownets and parking will be a problem.

Q: Are there any ideas floating around out there for more parking?

A: The Intercontinental garage has unused capacity.

Hugh Nazor mentioned valet parking as a possibility to accommodate a cluster of restaurants in the area.
Q: What will you do if you do not get the zone change?

A: Nothing. We will be back to squate one.

Q: Does the staff like your plan?

A: They have been very receptive thus far and have given us positive feedback.




Q: Will it delay your project if they look at the rest of the R6?

A: Hugh Nazor from public answeted. Said the City has contacted neighborhood association and while the
plan is not to delay any current development proposals there is general consensus that thete should be a
comprehensive look at the area’s zoning which future projects would then be governed by. Hugh clarified
that the Neighbothood Association supported the zoning change being requested and that the broader need
for a comprehensive zoning scheme should not slow this zoning request down.

Q: Prices? Sizes?
A:700-1700 sf; $average $275/sf; have received some unsolicited early interest

Q: Would you build less parking is you could?

A: No. All our market research suggests people expect and demand a patking space with a condo.

Q: What about parking for the proposed testaurant?

A: We will have a patking issue with 2 new building at 32 Hampshite; no patking on site; we are still working
through options for parking associated with that corner lot.

Q: Will there be an intersection at Newbury & Franklin?

A: We don’t know; that is part of a larger planning process on its own, and is likely to move at a slower
timetable. We have taken substantial cues from the Neighborhood Association on both design and use of the

property and we have also responded to their repeated request that we move forward with our redevelopment
now, not later.

Q: How many sfis the lot for the condo building?
A:12,981.

Q: What justifies the B2b? It speaks to a different urban texture. The potential Franklin connections add
“opportunities” to the building and help with the B2b texture.

A: B2b is for high density urban settings like this neighborhood. Reconnecting severed street makes sense.
But we were asked by the neighborhood to get going and we’ve got to do that based upon what we have. We

are aware and hopeful that the Franklin reclamation will move forwatd but we don’t have any way of
knowing exactly when, whether or how.

Q: “Something” will happen. The building will need to engage Franklin. Many buildings have turned their

back on Franklin. This building should not turn its back on Franklin. Itis a pretty facade but it is the back of
a building.

A: (David Lloyd) Completely disagrees. This will be the most dynamic fagade on the entire Peninsula and will
celebrate Franklin. The building faces Franklin not turns its back on it.

(Became more of an open discussion)

(Joe Malone) Likes the design; thinks we are doing the right thing relative to Franklin.
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Hampshire Street Properties
Neighborhood Meeting Minutes
6/1/12

Meeting was held at Micucci’s Grocery at 45 India Street. About 20 people attended. Tom Federle started
the meeting shortly after 5pm and gave an introduction:

® We have had several informal neighborhood meetings over the past 12 months; this is the official
Neighborhood Meeting required by the ordinance

©  Meeting part of a zone change process

e Separate from site plan review

®  Another official Neighborhood Meeting will be scheduled at time of submitting site plan application
@ Proposing B2b change for properties we own

 Several other neatby owners ate potentially interested in joining application to have their properties
in the new B2b zone

® Requesting 65’ height within 65’ of Franklin
e (0 setback from streets

© Reduction in side yard setbacks when abutting residential zones

Building overview:

©  Planning 26 units

e High density development up against Franklin

° 24 parking spaces on site with 2 off-site

® 96 Federal: a few possibilities including as-is; rehab, apts, condos, artist live-work, or apts w/ 1 floor
gallery space

® 32 Hampshire: demo; redeveloped as commercial space; perhaps w/restaurant on 1% floor
Questions:
Q: What about propetty that you don’t own on the block—will they clean up their property?

A: We can’t speak for the owner; the owner has not expressed interest in selling; we ate in touch with the
ownet but do not know what their intention is regarding maintenance of the property; believe the intention is
to keep the building as a three-unit apartment.

Q: Fagade materials?
A: Insulated metal panels, glass, metal siding, fiber cement
Q: What is zoning in the rest of the neighborhood

A: The B2b zone is above the block from Federal Street to Congress and below from Middle Street up to
about halfway up the block below the development. Other areas of the neighborhood running towards India
Street are a mixture of BZb and R6 with some small contract zones in the area as well.
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FEDERLE | MAHONEY

Neighborhood Meeting Invitation

May 22, 2012

Dear Neighbor:

On behalf of Hampshire Street Properties, I am writing to invite you to join a
neighborhood meeting to discuss an application for a zoning map and text amendment relating to
a plan for redevelopment of properties located at 24 Hampshire Street, 32 Hampshire Street, 42
Hampshire Street, 160 Newbury Street, 167 Newbury Street, 169 Newbury Street, 96 Federal
Street and 100 Federal Street. The meeting information is as follows:

Meeting location: 2" Floor of Micucci’s Grocery Store at 45 India Street (enter

from Middle Street)
Meeting date: June 1, 2012
Meeting time: S5:00 pm to 6:15 pm

The City land use ordinance requires that property owners within 500 feet of the
proposed development and residents on an “interested party” list be invited to participate in a
neighborhood meeting. A sign-in sheet will be circulated and minutes of the meeting will be
taken. Both the sign-in sheet and minutes will be submitted to the Planning Board.

If you have any questions, please call me at 207.841.4092.

Regards,

Thomas B. Federle

Note: Under Section 14-32(C) and 14-525 of the City Code of Ordinances, an applicant for a
Level Il development, subdivision of over five lots/units, or zone change is required to hold a
neighborhood meeting within three weeks of submitting a preliminary application or two weeks
of submitting a final site plan application, if a preliminary plan was not submitted. The
neighborhood meeting must be held at least seven days prior to the Planning Board public
hearing on the proposal. Should you wish to offer additional comments on this proposed
development, you may contact the Planning Division at 874-8721 or send wriiten
correspondence to the Planning and Urban Development Department, Planning Division 4™
Floor, 389 Congress Street, Portland, ME 04101 or by email to: bab@portlandmaine.cov

254 Commercial Street, Portland, ME 041011 www federiemahoney.com | O 207.620.7020 | F 207.620.7028
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FEDERLE | MAHONEY

Jennifer Yeaton, Office Manager
Planning and Urban Development
City of Portland

389 Congress St., 4th Floor
Portland, ME 04101

June 4, 2012
RE:  Neighborhood Meeting Certification

Dear Jennifer:

I, Thomas B. Federle, on behalf of Hampshire Street Properties, hereby certify that a

neighborhood meeting was held on June 1, 2012 at Micucci’s Grocery at 45 India Street,
Portland Maine at S5pm.

T also certify that on May 22, 2012 invitations were mailed to all addresses on the mailing
list provided by the Planning Department, including property owners within 500 feet of the
proposed development and the residents on the “interested parties” list.

I am enclosing a copy of the invitation sent, the sign-in sheet, and the meeting minutes.

Best Regaf ds,

Thomas B. Fedérle

Hampshire Street Properties

Enc.: Copy of invitation sent; sign-in sheet; meeting minutes

254 Commerdial Street, Portland, ME 04101 | www. federlemahoney.com | © 207.620.7020 | £207.620.7028




Regarding Hampshire St. Rezoning
From Email 7-3-12

Dear Bill and Alex

I'm the property owner of 26 Hampshire Street.

I've been in contact with Tom Federle about the re-zoning of my neighborhood from the R6 zone
to B2.

The property to my left and behind are in the rezone plan. As of now, my property is not slated to
rezoning; however, I would prefer to have my parcel included, if possible.

Not sure exacily how to go about doing so, but I'm hoping that you can point me in the right
direction.

Regards,
Bethany Field
207-344-9319
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June 12, 2012

Malone Commercial Brokers, Inc.
MALONE e

Portland, Maine 04101
Commercial and Investment Real Estate Tel (207) 772-2422

Fax (207) 774-5114
www malonech.com

Bill Needleman

Postland Planning Department
Congress Street

Portland ME 04101

Dear Bill:
I am writing today regarding the Hampshite Street re-zoing project and Tom Federle’s condominium project.
I view these to be two in the same.

First and foremost I at)plaud the planning boatd for looking at zoning issues in the India Street cotridor.
Thete are many zones over lapping and it is important to find the appropriate zone to help foster the growth
of the India Street neighborhood.

In specific the request to re-zone Hampshire Stteet to allow the condominium project to go forwatd is
applauded by both me individually and by the India Street neighborhood association. Ihelped to start the
neighborhood association specifically in regard to the Hampshire Street atea and many of the vacated
properties. Many in the neighborhood feel that these properties must be redeveloped if the atea is to move
forward. When we reached out to Donald Sussman, Tom Fedetle became involved and was extremely
proactive. He has put together a quality team and they have moved forward at an impressive pace. Overall 1
think it is fantastic project. It is exactly what the neighborhood needs in term of scale and scope.

I strongly encourage the boatd to pass both the zone change and to push forward with the project. The team
of Kevin Bunker, Tom Federle and Peter Bass have done a gtreat job designing the project along architect
David Lloyd. They sought feedback and moze importantly they acted on it. This as proposed is one of the
best new developments in greater Portland. I am anxious to see it happen in this neighborhood where we
desperately’Vrgg:cd-residaxjs to suppott the small business community that is developing.
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June 11, 2012

To the Planning Board

Recently a number of projects in the India Street Neighborhcod have been presented to
the planning board for approval. Among them is the Hampshire Street Properties. They
have recently submitted a proposal for a map zoning text amendment from R-6 to B2b
with a building height to 65 feet within 65 feet of Franklin Street. As an owner resident
on Newbury Street, | completely support this amendment and the project as it has been
presented.

The demand for residential and commercial space in this neighborhood has increased.
With the Hampshire Street Properties project revitalizing what is now a rundown and
underutilized area of Newbury, Hampshire and Federal Streets some of that demand
will be met. The request for 65 feet along Franklin Street is certainly in keeping with the
other buildings that run along Franklin right down to Commercial Street. This dynamic
modern structure will be a welcome addition to the Franklin St corridor.

Thank you.

Allison Brown
President, India Street Neighborhood Assaociation




o

fer Y

June 10, 2012
Dear Chair Morrissette, and members of the Planning Board;

We members of the Franklin Reclamation Authority are a group of citizens advocating for
the transformation of Franklin Street into a vibrant, mixed-use corridor that promotes economic
development, and balances the needs of automobiles, pedestrians, and bicycles. We would like to
take this opportunity to offer our perspective on the zoning map change and text amendments
proposed by Hampshire Street Properties.

This proposed re-development of this area of the India Street neighborhood is an exciting
prospect, and we are eager to support the developer’s request; though we feel the following
conditions must be met in order for the Planning Board to grant the request:

° The development must actively engage Franklin Street. Preliminary plans showing a 1¢
floor parking deck along the entire length of Franklin Street contradict active engagement,
and must be re-considered.

* The connection of Federal and Newbury Streets to Franklin Street should be considered,
and if these connections will not be made as a part of this development, funding should
be provided by the developer to reserve as contribution to the future construction of these
connections.

° The corner locations facing Franklin Street (at Federal and Newbury) must be designed in a
manner that supports the re-connection of these streets to the urban grid. These important
corners should create minor gateways from Downtown into the India Street neighborhood.
These corners should have strong architecture, functioning entrances, active street-side
uses, and a robust pedestrian realm.

We are all eager to see the India Street neighborhood further developed as a model of a
modern walkable neighborhood; strongly connected to adjacent neighborhoods and the
downtown. In order for this development to support that vision, the design must not turn its back
on Franklin Street, or the connections across Franklin. Though the final designs for Franklin Street
are not yet in place, there is ample enough shared-vision and existing policy to enable this project
to move forward with a design that will respond to and support the vision for Franklin Street.
Indeed; the only way Franklin Street will be successfully redeveloped is through projects such as
this one leading the way; providing the necessary elements to embrace the street, and doing its
part to support the community and the neighborhood.

With these concerns satisfied, our group would enthusiastically support the developer’s
request for this re-zoning and associated text changes. As the project moves forward, we look
forward to working with the City and the developer to realize the great potential this project brings
for the neighborhoods and the larger community.

Sincerely,
Jaime Parker
Franklin Reclamation Authority
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William Needelman - The Hampshire St Project

From:  ISNA <info@indiastreet.org>

To: Bill Needelman <wbn@portlandmaine.gov>
Date: 6/8/2012 3:21 PM

Subject: The Hampshire St Project

Planning Board Members
The Hampshire Street Project.

The India Street Neighborhood Association has had many meetings involving the subject project three
have been advertised, public meetings. Tom Federle and various others have met with us for months,
beginning long before there were any firm plans. Their involvement with the community has been full
and ‘

open from the beginning. In all of the meetings they have used our input to help guide, design and time
the project.

The hampshire street blocks are an example of the blight that grew in our neighborhood as a result of
the creation of the Franklin Arterial. Many dwelling units were padlocked and buildings were beyond
rehabilitation. We were and are eager to have this specific small area redeveloped. Existing zoning,
almost everywhere in the ISN, does not allow the construction of the kinds of developments that the
ISN wants and for which there is an increasing market demand, This project is as near perfect as we
could wish.

We have heard a very small minority who only want brick or other more usual construction in the ISN.
Of course, some people do not come to neighborhood meetings and just quietly form opinions from
what they happen to pick up. Perhaps, if they participated, they would have a different opinion. In any
case this is just want the ISNA has been seeking and the community needs.

Please accept this proposal.

Hugh Nazor 6/8/2012
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Dr. Darcy Thomas
142 Lake Street
Arlington, MA 02474
Owner of 40 Hampshire St
Portland, ME 04101

City of Portland Planning Board, Carroll Morrissette, Chair

City of Portland, Maine

389 Congress Street

Portland, ME 04101-3509

June 4, 2012
Dear Carroll Morrissette,

[ am writing to you regarding the proposal to change the zoning, height, and setbacks
around Hampshire Street. I am the current owner of 40 Hampshire Street in Portland. The
plans for development around my property will dramatically change my neighborhood. I
have been thinking about the proposed changes and how that will impact me. Although I
welcome plans that will improve my neighborhood, I am afraid my property will lose some
important aspects that I cherish in a living space.

Of the proposed changes, I am neutral regarding the proposal to change the zoning on
Hampshire Street. However, if the zoning surrounding my property is changed to B-2b from
R-6,  would like to be included in this change seeing that my property lies in the middle of
the proposed development.

Iam not in favor of the proposed change to decrease setbacks from 20 feet to 10 feet. Along
the south and north side of my property, this will not significantly affect me, but it will
negatively affect me along the west side of my property. With the present one story garage
to my west side, I currently have open space and light coming through my west side
windows. With the proposed plan, [ would have a large building to my west side blocking
the light and open space that is now there. With 10 foot setbacks in addition to a building
up to 65 feet high, there would be minimal light and space which are elements [ do not want
to give up. As far as the height increase, [ am also weary of a change in my surroundings
that may affect the light in my own space. As mentioned above, the height increase will also
shadow my building and take away a large amount of afternoon light that now brightens my
property. _

I also am concerned about how this large project will affect everyone living at 40
Hampshire Street. Itis a huge construction, and I would like to hear more about how my
building and everyone there will be protected during this development process.

I do not want to impose negatively on welcome improvements, but I want to express my
concerns as to how my property and all living there may be affected by these major changes.

Sincerely,

@ pLes e ?—"

Darcyﬁomas




Comments from Christian Milneil to Planning Board
June 1, 2012

-Ijust stopped by City Hall to have a look at the preliminary drawings for the Hampshire Street
project, and they stink. Not only is there a blank parking garage wall on Franklin Street, but also
on Newbury and Federal. There are no active street-level uses whatsoever - no windows and no
doors except the gaping maw of the garage.

At least it would make a nice place for homeless folks to hang out (the Walker Terrace building
on Congress Street recently had to install taller fences to keep the homeless out of its own street-
level garage). Call it street-level retail for the meth trade.

The developer is Kevin Bunker, who's a good guy and receptive to neighbor concerns. Part of the
problem is that the city is forcing him to provide lots of parking on a small site, with two
entrances to his garage. That dictates that garage entrances have to be on ground level on
Newbury and Federal, where they'd take up the entire street-level frontages. There's no room for
ramps leading underground without losing the required amount of space for parked cars.

Here's how the city could help: 1) reduce parking requirements; 2) sell or deed the developers a
10" strip of land that's currently the right-most lane of Franklin Street (which, as the phase 1
study noted, should go away anyhow) to give the building some extra space and hide the garage
behind a street-level lobby or something; 3) allow them to build a driveway leading into the
garage from Franklin Street at its current level, such that the garage would be below the grade of
Federal and Newbury; 4) in anticipation of the imminent reconstruction of F ranklin, the city can
waive certain street infrastructure costs (like sidewalk construction and street irees) in exchange
for requiring the developers to build a more-expensive underground garage.

As it's currently designed, I'm pretty sure that the plans would fail to meet the city's design
standards that require active sireet-level facades. So there's legal justification to complain about
this stuff, and I'm confident that most planning board members would agree with us. Still, as
many neighbors as possible should speak out about this.

For the current planning board meeting it looks like they're only asking for a rezoning, from R6
to B2b. The site plan application, anticipated later this summer, would have more architectural
details. I think it's worth it for us to support the rezoning with a strong caveat that we'll be
holding their feet to the fire for active street-level facades.

I'm copying Kevin and Bill Needelman on this. Bill, could you please share these comments with
the Planning Board as public testimony? Thanks,

-Christian

http://christianmilneil.com

The Vigorous North:
A field guide to the wilderness areas of American cities.
http://www.vigorousnorth.com
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Dear members of the Planning Board,

I'm writing in support of the proposed map amendment from R6 to B2B sought by Hampshire Street
Properties. With it's frontage on an arterial and being across the street from intensely developed B3
zones, B2B, which represents a modest upzone from the R6, is appropriate. The text amendments sought
to the B2B should be given your critical consideration and in pursuit of the answer to the question of what
conditions provide for this degree of change in the underlying B2B. Granted, the project is on Franklin
Street, but to date, the project does not engage Franklin Street. Also, while this is an appropriate location
to consider this urban scale of development, it demands a companion urban scale on the street network,
including the possibility of reconnecting East Newbury and/or East Federal Streets to the outbound lanes
of Franklin Street. The text amendments sought for height and setbacks to the B2B become more
appropriate if this is a corner parcel rather than part of a superblock. Moreover, if this is the intensity of
development we will continue to see in the "Rectangle Beneath Congress," we will need a street grid te
support it. With this project holding the would-be corners of E Newbury and E Federal at Franklin Street,
and seeking such a substation upzoning by way of the map amendment, but especially the text
amendment, reconnecting aspects of the street grid should be con5|dered in conjunction with its
approvals, Thanks for your attention.

All Best,
Kevin Donoghue
City Council, District One
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4. Minimum lot width: None.
5. Maximum structure height:

a. B-2 and B-2c¢ zones: Forty-five (45) feet, except that on
lots in excess of five (5) acres, sixty-five (65) feet is
permitted; provided each of the minimum setbacks required
under subsection (3) above are increased by one (1) foot in
distance for each foot of height above forty-five (45) feet.

b. B-2b zone: Fifty (50) feet.

0. Maximum impervious surface ratio: Eighty (80) percent in the B-2
and B-2c; Ninety (90%) percent in the B-2b.

Building additions: Building additions for residential and non-residential

uses are not required to meet the maximum front yard setback for the
maximum side yard on side street setback contained in this section.

14267
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front yard shall be the yard adjoining the major
street as determined by the highest traffic volume.

Where the front yard setback exceeds ten (10) feet, however, a
continuous, attractive, and pedestrian scaled edge treatment shall
be constructed along the street(s) consisting of street trees spaced
at not more than fifteen (15) feet on center, (which otherwise meet
the requirements of city arborist) and a combination of the
following:

1. Landscaping of no less than four (4) feet in depth;
and

ii. Ornamental brick or stone walls; and/or

iii. Ornamental fencing.

- The site shall otherwise meet the requirements of article V
(Site Plan).

b. Rear yard:
i. Principal structures: Ten (10) feet. Where a rear

yard abuts a residence zone or first floor residential
use, twenty (20) feet is required.

ii. Accessory structures: Five (5) feet.
c. Side yard:
i Principal and accessory structures: None, except

that where a side yard abuts a residential zone or a
first floor residential use, ten (10) feet is required.

ii. Accessory structures: Five (5) feet.

iii. Side yards on side streets (corner lot): In the B-2
and B-2c zone, a minimum of ten (10) feet. In the
B-2b zone, a maximum of ten (10) feet except that
for any newly constructed building on a lot abutting
two (2) or more streets, the maximum side yard
shall apply to one street or to the side street that
forms a corner with a major street as provided for in
the maximum front yard provisions of this section.




Minimum street frontage: Fifty (50) feet.

3. Yard dimensions: (Yard dimensions include setbacks of structures
from property lines and setbacks of structures from one another.

No structure shall occupy the minimum or maximum yard of

another structure.)

Except as provided in subsection (5) below, the following setbacks

are required:

a.

Front yard:

i

ii.

iii.

iv.

Minimum front yard in B-2, B-2b and B-2¢ zones:
None.

Maximum front yard in the B-2 and B-2¢ zones:
The maximum front yard setback shall not exceed
the average depth of the front yard of the closest
developed lots on either side of the lot in question
unless the planning board or planning authority
approves a modified setback pursuant to section 14-
526 (a) (27) (§). For purposes of this section a
developed lot means a lot on which a principal
structure has been erected.

Maximum front yard in B-2b zone (on-peninsula):
The maximum front yard setback shall either be:
(1) ten feet; or (2) in cases where the average depth
of the front yard of the nearest developed lots on
either side of the lot in question is less than ten (10)
feet, the front yard setback of the lot in question
shall not exceed such average depth. A “developed
lot” means a lot on which a principal structure has
been erected.

In the B-2b zone the front yard shall be the yard
adjoining the major street as determined by the
highest traffic volume.

Maximum front yard in B-2b zone (off-peninsula):
None, except that the front yard setback shall not
exceed the average depth of the front yards of the
closest developed lots on either side of the lot. A
developed lot means a lot on which a principal
structure has been erected. In the B-2b zone the

,__
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Maximum residential density:

a. On-peninsula locations, as defined in section 14-47: Four
hundred and thirty-five (435) square feet of land area per
dwelling unit.

b. Off-peninsula locations, as defined in section 14-47:

1. Residential density requirements of the nearest
adjacent residential zone shall apply except for
multi-family dwellings above the first floor of
commercial uses as provided in (ii) below.

ii. Multi-family dwellings above first floor commercial
uses: One thousand (1,000) square feet of land area
per dwelling unit is required.

Maximum structure height:
a. B-2 and B-2c zones: Forty-five (45) feet.

b. B-2b zone: Forty-five (45) feet, except in the case of a
building with a commercial first floor and residential upper
floors, where fifty (50) feet is allowed, and except for the
portion of a building located within sixty-five (65) feet of
Franklin Street, where sixty-five (65) feet is allowed.

(b) Business and other non-residential uses:

1.

Minimum lot size:

a. Intermediate, long-term and extended care facilities: Ten
thousand (10,000) square feet.

b. Other non-residential uses where permitted:
i. B-2 zone: Ten thousand (10,000) square feet.
ii. B-2b zone: None.
1ii. B-2¢ zone: Ten thousand (10,000) square feet.
c. Where multiple uses are on one (1) lot, the highest

applicable minimum lot size must be met.




L. Accessory structures: Five (5) feet.

ii. In cases where the height of a new building exceeds
forty-five (45) feet adjacent to a residential zone,
the portion of the building exceeding forty-five (45)
feet shall have a minimum stepback of fifteen (15)

feet or an additional minimum setback of fifteen
(15) feet.

Side yard: Five (5) feet, except where the lot abuts a
residential zone, where twenty-(20ten (10) feet is required.

i Accessory structures: Five (5) feet.

ii. In cases where the height of a new building exceeds
forty-five (45) feet adjacent to a residential zone,
the portion of the building exceeding forty-five (45)
feet shall have a minimum stepback of fifteen (15)
feet; provided however that this provision does not
apply to buildings located within sixty-five (65) feet
of Franklin Street; .

Side yard or rear yard on a-side street: None.

Maximum front yard: In the B-2, B-2b and B-2¢ zones; as
provided for in section 14-185 (b) (3) (a), except that the
maximum front yard setback need not apply in the case of a
development meeting one (1) or more of the following
standards:

1. The lot has less than forty (40) feet of continuous
frontage and the lot has a depth of more than one
hundred (100) feet from the nearest street; or

ii. The structures on the lot meet the maximum front
yard or are within twenty (20) feet of the street and
the remainder of the lot has less than forty (40) feet
of continuous street frontage.

Pavement setback: For lots adjacent to a residential zone,
pavement shall be set back a minimum of ten (10) feet from
the side and rear property lines adjacent to the residential
zone.

Maximum impervious surface ratio: 90%.
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City of Portland
Code of Ordinances

Chapter 14 LAND USE

Sec 14-181 (no text change proposed)
See 14-182 (See below)

Sec 14-183 (no text change proposed)
Sec 14-184 (no text change proposed)

Proposed text change:

Sec. 14-182. Permitted Uses.

The following uses are permitted in the B-2, B-2b and B-2c zones except that any use
involving a drive-through is prohibited in these zones unless otherwise provided in section 14-
183:

(a) Residential:

2 Multi-family dwellings are permitted when the nearest residential zone abutting
theletis R-4, R-5, R-6 or R-7. Multi-family dwellings are permitted in any structure
with commercial uses in the first floor regardless of the abutting-nearest residential zone;

All other text contained in Sec. 14-182 remains the same.

Sec. 14-185. Dimensional requirements.

In addition to the provisions of division 25 (space and bulk regulations and
exceptions) of this article, residential uses as permitted under sections 14-182(a) and (b)
and newly constructed buildings with residential and non-residential uses shall meet the
following requirements:

(@) Residential uses:

1. Minimum lot size: None.
2. Minimum street frontage: None.
3. Minimum yard dimensions:
a. Front yard: None.
b. Rear yard: Ten (10) feet, except where the lot abuts a

residential zone, where twenty (20) feet is required.




IMPORTANT NOTICE FROM THE PORTLAND PLANNING BOARD
TO RESIDENTS AND PROPERTY OWNERS IN THE VICINITY OF
HAMPSHIRE STREET

The Planning Board will hold a Public Hearing to consider a map/zoning text amendment application by Hampshire Street
Properties for the following properties: 24, 32 and 42 Hampshire St.; 96 and 100 Federal St.; and 160, 167 and 169
Newbury Street. The proposed map amendment is from R-6 to B-2b and the text amendments increase the bld. height to
65 ft. within 65 ft. of Franklin Street (between Federal and Newbury Streets); establish zero setbacks abutting all streets

within 65 it. of Franklin St. (between Federal and Newbury Streets); and reduce the side yard setback from 20 ft. to 10 ft.
when abutting a residential zone.

The Board will also consider text changes for the B-2 zones to allow multifamily dwellings as a permitted use when

located near higher density residential zones. Currently such uses need to abut a higher density residential zone. Public
comments will be taken at this meeting.
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Zoning Map Amendment Proposed by
Hampshire Street Properties
100 50 O 100 Feet
R-6 to B-2b El o e

The meeting will be held:
Tuesday, July 24, 2012
7:00 p.m.
City Hall, Room 209, 2" Floor

Plans are available in the Portland Planning Division, 4™ Floor, City Hall. If you wish to submit written comments,
address them to William Needelman, Senior Planner, Planning Division, City Hall, 4 Floor, 389 Congress Street,
Portland, Maine 04101, contact by phone at 874-8722 or e-mail at wbn@portlandmaine.gov ~ To access agenda materials
on-line, please visit the following web address on or after the Friday preceding the meeting date:
http://www.portlandmaine.gov/planning.htm
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Memorandum
Planning and Urban Development Department
Planning Division

To: Carol Morrissette, Chair and Members of the Portland Planning Board .

From: Bill Needelman, Senior Planner

Date: July 20,2012

Re: Newbury Street Loﬁs, 160 Newbury Street, Hampshire Street Properties,
Applicants

Project #: 2012-540 CBL: 28-1-4,5,6,9,10 and 12; 28-0_—3 and 8

Meeting Date: July 24,2012

A 4 < .
ot Cumelfe ubhe (orvistscy

I Introduction

At the request of Hampshire Street Properties, represented by Tom Federle, Federle/Mahane, Do)

and Kevin Bunker, Developer’s Collaborative, the Planning Board is requested to hold a Acm,/

workshop to review proposed subdivision and site plan for a mixed use development in the /

vicinity of 32 Hampshire Street and 160 Newbury Street. The projectis Simultaneously pursing Sﬁ»aﬂ
,,,,,,, i

“a R-6 to B-2b zoning map amendment aWange and the subject development b5us “
is predicated on these amendment approvals by the City Council. B J

i e e

of units over a single deck of parking bunt to approxxmately 58 to 65 feet in height. The
proposal includes an additional’ attached 3 story . commerual unlt Iocated at the corner of

Newbury Street and Hampshire Street.

The proposal is for a 24 unit residential structure located along Franklin Street with four floors
M

The Planning Board is asked to hold an iniroductory workshop on the proposal based on a
wjgg_gy,application understanding that more detailed civil engineering and design materials
wxll be required prior to scheduling a Public Hearing. N o
reduling a Public Feal

The applicant held the required neighborhood meeting on July 17, 2012.

This workshop was advertised in the July 2 and 2, 2012 editions of the Portland Press Herald
znd was noticed by mail to 200 neighboring properiy owners and interested parties.

OAPLAMNDev ReviNewbury 160 WNewbury Lofts 2012)
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f. Required Reviews

The proposal is subject to Level ITI Site Plan, and Subdivision

Waivers Standards Reference

Transit Facility Site Plan Standards - 14-526(a)3.d. Waiver of requirement to construct a
public transit facility

Site Plan Review Site Plan Standards — 14-526

Subdivision . Subdivision Standards - Section 14-497

HI. Site Description

(Note the following site description and proposed development descriptions are taken from
the concurrent rezoning Public Hearing report)

The applicant’s holdings comprise nine parcels of
property located between Hampshire Street and Franklin
Street. The immediate development parcel(s) lies
between Federal Street to the north and Newbury Street
to the south. These parcels comprise the entirety of the
city block formed by Hampshire, Federal, Franklin and
Federal Streets excepting a single residential parcel.

Two additional lots located south of Newbury Street and
west of Hampshire Street are also proposed for rezoning
to B-2b. These lots are home to dilapidated structures
and are proposed to be cleared of their existing bwldmgs
and to be loamed and seeded for development at &fater
date.

. . ~> Hampshlre Street lookmg north
Neighborhood Context: The Hampshire Street ) e — T

neighborhood is comprised of mostly mid-19'" century

frame residential structures located on close knit small lots oriented to the street. There is a
well-established pattern of development and the area has retained an urban density that has
been lost in many of the surrounding neighborhoods. Newbury Street is located downhill from
Federal Street providing a generally southerly slope to the site with a +- 10 foot drop in grade.

G:\PLAN\Dev ReviNewbury 160 (Newbury Lofts 2012)




Subject Buildings: The buildings owned by the applicants are a mix of residential structures
which range from occupied multifamily blocks to vacant single family houses. Many of the
buildings on lots considered for rezoning are distressed and vacant.

Histaric Preservation: While the neighborhood is
home to a sizable collection of “pre-fire” (earlier
than 1866) buildings, the area is not a designated
historic districi. Planning staff with Historic
Preservation Program staff have conducted a
cursory evaluation of the subject buildings and
determined that the majority of the buildings have
lost their historic value due to alteration and/or
deterioration. There is a brick apartment building at
96 Federal Street that is in solid condition and
retains its original turn of the 20 century character
and the applicant proposes to retain this structure.
32 Hampshire Street, which is now identified for
demolition by the developer, presents more of a
challenge as it appears to have retained original
Greek revival architectural detail; but, also displays
significant deterioration. If the applicant continues
to propose demolition of 32 Hampshire Street, the
Historic Preservation program will need to make a
determination regarding it’s eligibility for
designation as a protected historic structure.

Without a historic district in place, the question is
whether or not 32 Hampshire Street warrants
designation as an “individual landmark” — presenting
a higher bar for consideration than designation as a
“contributing structure” within a broader district
context. \

o

32 Hampshire Street
Condition Issues

Franklin Street: The street grid in the subject area was significantly interrupted by the 1960’s
construction of Franklin “Arterial” which truncated Federal and Newbury Streets at the westerly
edge of the subject properties. Franklin Street, which is depressed below its historic
topography, presents challenges to the development and the neighborhood due to its width,
vehicle speeds and highway-style design. While there have been and continue to be ongoing
evaluations of how Franklin Street should redevelop in the future, the feasibility analysis for
preliminary concepts has not yet been conducted. Much of the planning for Franklin Street has
considered the potential to reconnect Federal Street, Newbury Street, or both streets to
Franklin. The applicant’s proposal has raised the question of street reconnection and the Board
has been asked by the District City Councilor, Kevin Donoghue to consider these related issues
in conjunction with the subject development. See Attachment 1.1

Newiesr T avBie 0193
(Newbury Lofts 2012)
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+/-Center line of Federal Street looking
& east from Franklin Street: Note
0 change in grade

+/-Center line of Newbury Street Lo
looking east from Franklin Street 5

The geometric relationship between Newbury Street and the easterly edge of the Franklin
Street right of way changed little in during the 1960’s arterial reconfiguration. At Federal
Street, however, Franklin was depressed below its historic elevation complicating, but not
eliminating the potential for reconnection. Planning Staff and the applicants will work together
to integrate future Franklin Street planning with development of the subject property.

Sidewalks Pedestrian Circulation: As of the writing of this memo, the Department of Public
Services is constructing a new Franklin Street sidewalk along the subject properties. Running
from Middle Street to Congress Street, the Franklin Street sidewalk will significantly improve
pedestrian connectivity in the area from the waterfront to the central portion of the Peninsula.
Newbury and Federal Street both have older brick sidewalks +/-6-8 feet wide running from
Franklin to Hampshire Street. Both Newbury Street and Federal Street sidewalks are in
passable condition, but are in need of incremental repair. Hampshire Street has been rebuilt
within the last few years and has a +/-4 foot brick sidewalk in excellent condition.

Current Zoning: Zoning for the area is a mix of R-6 and B-2b with the residential zoning
concentrating on areas with a consistent residential fabric. To the east along India Street, two
smaller lots exhibit differing zones; one as a B-1, neighborhood business zone, and another as
an early conditional rezoning. South of Congress Street, the B-2b, however, is dominant and
interweaves into the residential areas and from the street one may not know where the B-
2b/R-6 zone lines begin and end based solely on existing use and development patterns. A map
of existing zoning and the proposed lots for amendment are provided in Attachment 3 of this
report.

v. Proposed Development

The applicant’s submission includes project data and a description of the proposed use of the
property followed by concept plans and renderings. (See Attachments A, B and E.) In summary,
the applicant is proposing to demolish 7 structures containing approximately 19 apartment
units and a single story garage. The proposed development includes 24 units of residential

R}
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condominiums in a building located adjacent to Franklin Sireet and an cbutting three-story
commercial structure located at the corner of Hampshire and Newbury Sireet.

196 Federal Street, the brick apartment building at Hampshire and Federal Streets is proposed
to be retained as a stand-alone building and may be converted to mixed livefwork artist’s
studios, which are allowed under the B-2b zoning, but not under the R-6.

As of the previous workshop, the area of greatest uncertainty with the site involved 32
Hampshire Street, which was noted in the Historic Preservation discussion above. The
applicants are currently proposing a new structure on the site of 32 Hampshire Street, which
requires the demolition of the Greek revival wood framed structure. Re-use of 32 Hampshire
Street is no longer being considered due to its configuration and deteriorated condition.

The two parcels located south of Newbury Street that are proposed for rezoning are intended
to have their existing structures demolished to make way for future development.

The project is designed to have all access for the residential structure to connect to Newbury
and Federal Streets. First floor parking decks with drive entrances and garage doorways are
proposed for both Newbury and Federal with 11 spaces accessed from Federal and 13 spaces
accessed from Newbury Street. Primary pedestrian access is from Newbury Street with a

~ pathway connection to Federal providing secondary pedestrian access.

The commercial structure shows a corner pedestrian entrance at Hampshire and Newbury for
the first floor, and access to the residential lobby and shared use of the stairways and elevator
for circulation to the upper two commercial floors.

8 bike racks are shown

around the site and additional bike parking is proposed within the
garage. T L s ; . N

X

A landscaped plaza and garden area on Hampshire Street is proposed as an amenity of the site
and buffer for the abutting residential neighbor. Art installations are additionally proposed as a
component of the plaza and will be detailed within the final submission.

V. Development Considerations

Attachment H of the applicant’s submittal includes a narrative describing the project’s
relationship to the applicable development standards of the Site Plan Ordinance.

As noted abave, the Board is asked to review the application as a preliminary submission in
advance of a more detailed and complete final submissicn in the future. The workshop is an
opportunity to become familiar with the direction of the projec, to identify significant issues,
and tc provide direction to the spplicants in advance of their finzl submission. It is anticipated
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that the applicant will look to return to the Board with a final application for Public Hearing in
September.

Development Review Issues:

e _Parking:,The proposal shows one parking space on site for each of the 24 residential
units-on the first floor of the building._No parking is provided for the 3-story commerecial
unit located at the corner of Hampshire and Newbury Streets. The applicant should
indicate whether offsite parking is proposed @ﬁhey intend to use the Fee In-Lieu of

Parking Ordinance to fulfill their parking requirement. Note: As a development over
50,000 square feet, the’ngngﬁgam_w_ﬂj_d_gtgml‘mm%parking requirement for the
development based on an analysis provided by the applicant. Siich an analysis will need
to be included with the final submission packet.

e Transit Access: The site plan standards require a transit facility to be constructed with
any residential development over 20 units that is located along a transit route. The
METRO Route 8 runs along Franklin Street, but there are no stops in this area due to the
highway design and function of the street. The applicants are requesting a waiver of

this requirement as provided for in the site plan standards. /

e Transportation Demand Management: The project does not meet the threshold for
requiring a TDM plan for approval by the Planning Board.

o Future Franklin Street Design and Street Reconnections: While a design for Franklin

) o {7 Street redevelopment has not been developed, the subject project should not restrict

Ui }Q;SL/UJM the opportunities for new treatments for the street. Planning Staff, DPS and the

:@“K]%%@{}Véi&“@f{'applicants will need to coordinate efforts to ensure integration of the new development
A into the Franklin corridor planning process. The applicant is asked to provide a

preliminary or sketch-level demonstration, produced by the project engineer, that their

development could be integrated with the grades and alignments of future intersections

Newbury and Federal Street with Franklin Street.

i

e B-2b Design St rds and IStﬂ@Mﬂ?itecture.' Should the rezoning be approved by
City Council, the applicant will need to demonstrate adherence to the applicable B-2b
standards in the Design Manual. The prominence of the 1* floor garage use will likely
be the significant issue to be addressed for the plans provided.

The Site Plan Standard to be applied by the Board is as follows:

O:\PLAN\Dev ReviNewbury 160 (Wewbury Lofts 2012)
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(1iii)B1, Bl-b, B2, B2-b Zones: Development
in the Bl, Bl-b, B2 and B2-b business
zones shall provide an established
street wall with entrances and public
portions of the building oriented to
and directly accessible from the public
sidewalk and shall be designed and

scaled — to ——be  compatible with
surrounding residential and commercial
development as demonstrated by

compliance with all applicable design
standards listed in the Design Manual.

A copy of the B-1, B-2 Design Guidelines is provided with this memo as the first
attachment.

e Stormwater.<Hampshire Street was recently reconstructed with separated stormwater
facilities that connect with outlets to Portland Harbor at the base of Franklin Street. DPS

requires that the applicants tie stormwater to the Hampshire Street system.
‘\\\4

o Street Trees: Multi-family developments are required to install or contribute to 1 street
tree per unit, resulting in a 24 tree requirement for this proposal. The City Arborist will
. provide direction as to where and how many Street irees are recommended for the
subject site and neighboring area. '

o _Street Lighting: The submitted material does not show any street lights to be installed
in the area. The subject parcels are located in the “Eastern Waterfront” lighting district,
but Staff has not yet determined if new street lights are required for this development.
Planning-and DPS Staff will provide the applicant with direction on requirements and
specifications of street lighting for the project.

e Treatment of Future Development Sites: As noted above, at least three sites are
proposed for rezoning that have no immediate development plans: 24 Hampshire
Street and the two lots south of Newbury Street. If buildings are to be removed from
these sites with no immediate development plan in place, the applicant should show
how the sites will be used and treated in the interim condition. If the sites are to be
used for off-site parking, such parking should be designed, reviewed and approved
concurrently with the development review of the subject project.
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Attachments

B-1 and B-2n Design Guidelines

Applicant’s Submission Packet

Mmoo W D>

m
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—Tom

Cover Letter and Application

Project Data

Project Checklist

Wastewater Capacity Application

Development Description Table of Contents

Development Description Narratives (Project Overview, Purpose and Need, Existing
Conditions, Proposed Development, Zoning Review, State and Federal Permits,
Easements, Traffic, Soils, Natural Features, Utilities and Stormwater.)

Photos B
Financial and Technical Capacity
Right, Title and Interest

Site Plan Standards Review Narrative
Public Meeting Information

Plans and Diagrams: (Updated from the Site Plan and Subdivision Application)

Plan 1 Site Plans and Civil Engineering (survey, existing conditions, site plans)
Plan 2 Architectural Drawings (Floor plans, elevations, sections and

renderings)
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City of Portland
Technical Standards and Design Guidelines

Development in the B-1. B-1b. B-2. B-2b shall meet the following suidelines in order to meet the
Site Plan Standards

L

Building Location and Form

Buildings shall be located near the street so as to create an urban street wall.

An urban street wall is created by a pattern of buildings which line the street in a consistent
manuer, thereby establishing a desirable spatial relationship between the building in the
commercial district and the major object. Location is one of several related factors defining the
street environment,

Building Form. including height. bulk. and massing. contribute (o the development of a street

wall.

The desired condition is to have the building frame and enclose the street, which is achieved by
providing building height that is proportionate to the width of the adjoining major street. A ratio
of building height to street width of one-to-two creates a strong “room-like” street, while a one-
to-three ratio provides good street definition and proportion. Shorter buildings of one story
facing broad streets will not achieve the desired relationship.

In the B-2b zone. buildings adjacent to streets should approach 1:2 heieht to sireet width. with a

minimum of 1:3.

For a fifty-foot street right-of-way, therefore, a minimum height of 15" is required, with 25'
height preferred. An eighty-foot right-of-way requires about 27' to achieve the 1:3 proportion..
with 40™-height preferred. Obviously, buildings located as close as possible to the street right-of-
way will provide better definition and proportion than buildings set further back.

Building Funetion

An urban street and business district requires a substantial intensity and variety of uses.

It is beneficial to have mixed uses within portions of buildings situated near the street, For
example, a retail first floor might have office or residential on the second or third floors. This
provides both the scale of building height desired, as well as the economic vitality of the
business district.

Orientation of Buildings and their Entrances to the Street

Major building entries shall be designed and located to provide the mmmn building access
oriented to the public street and sidewalk.

Doorways should be prominent and obvious in appearance, so as to attract the users toward the
entry. Major entry features should primarily address the street, with entry courts, display
windows, signage, lights, walkways, and vestibules, as,appropriate. Major entries should he
adjacent to, or very close to, the street and public sidewalk.

N}
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4. Windows

Windows shall be [ocated in all buitding facades visibfe from the public way. especially on
building facades along the major public street.

Retail uses with store fronts are the most desirable feature for locations adjacent to the public
sidewalk: and active, transparent (minimum visible transmittance (VT) of .7 or greater), and
interesting windows contribute the maximum value. Limitations on transparency. such as dark or
reflective glass, or interior coverings, should be avoided. Where uses (such as office) are not
conducive to transparent viewing from the public way, windows can still convey a sense of
activity and presence along the street. Even these more private windows can convey occupancy
and habitation when lighted from within, as during evening hours, even if the interior is screened
from view.

5, Building Character, Detail, Scale, and Graphic Qualities
Building design will include various architectural and graphic amenities to provide a strong
presence along a street and relate a building to its community.
Awnings, canopies, and flags may be utilized to highlight entryways and to further identity
the activity and identity of a use.
Facade lighting may be used to highlight entryways or to provide visual interest along an
otherwise blank facade _ i
Building scale, roof pitch. architectural detail, and fenestration shall be designed to complement
and be compatible with surrounding residential and commercial buildings.

6. Signage and Building Entrances
Building entrances and building signage in the B-1. B-1b. and B-2b zones will be designed
and constructed at the pedestrian scale.
*We may need to revise the Sign Ordinance for allowed height and dimension of signs.

7. Development Relationship to Street

Building facades and site amenities shall form a cohesive wall of enclosure along a street.

Where buildings are not located at the street line. site amenities, including masonry walls,
fences, and landscaping, shall be placed along the street to provide a sense of enclosure or
definition.

8. Parking Lots

Parking Lots shall be screened from view of the public way.

Landscaping or fencing shall be used to screen parking lots from public ways and residential
neighbors. Where parking is located within the front yard (or side yard of a corner lot). a
landscaped buffer or fence shall be placed along the street line to distinguish the private space
from the public space and to help define the street wall.

Parking lots shall be screened {from neighboring properties.
A densely planted landscape buffer or fencing shall be installed to protect neighboring properties
from the impacts associated with the parking lot and the use it serves.

ONPLAN\Dev ReviMNewbury 160 (Newbury Lofts 201
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Crosswalks shall be provided within parking lois and across entrance driveways, directing
pedestrians to building entrances.

Street trees shall be planted along property street frontage 231t. on center.

Transit Connections

Development proposed along established transit corridors must desien uninterrupted access from
the proposed development to the transit stop.

An easement to place a transit shelter may be requested for development located along a transit
corridor.







SITE PLANNING AND DESIGN

o cL H { ASEOCIATES, INC.
\ I l COR [ SINEER
778 MAIN STREET

=
E  ROADWAY DESIGN
E  ENVIRONMENTAL ENGINEERING
SUITE § E  PERMITTING
SOUTH PORTLAND, MAINE 04106 E  AIRPORT ENGINEERING
S TEL. 207.775.1121 E  CONSTRUCTION ADMINISTRATION
- B

FAX 207.879.0896 LANDSCAPE PLANNING

July 3, 2012

Mr. William Needelman, AICP

Senior Planner

Planning and Development Department
City of Portland, Maine

389 Congress Street

Portland, Maine 04101-3509

Subject: Newbury Lofts
Preliminary Site Plan Application

Dear Bill:

On behalf of Hampshire Street Properties, LLC we are pleased to provide the accompanying
package of submission materials related to the proposed Newbury Lofts development. This
submission package is intended to meet the City’s Preliminary Submission Requirements as
outlined in the Level III Application procedures. These materials represent the ongoing design
development for the proposed residential and mixed land use for the assemblage of properties
generally bounded by Federal Street (north), Hampshire Street (east), Newbury Street (south)
and Franklin Arterial (west). It is the applicant’s intent to demolish six existing structures (five
homes and a garage) on this block and two existing structures on the block below (24 Hampshire
Street and 160 Newbury Street) to construct a 25 unit condominium complex. The condominium
will consist of 24 residential units and one commercial unit (located on the site of 32 Hampshire
Street). The commercial unit will contain storage space in the basement, possibly a restaurant on
the street level, and professional office space on the second and third floors. The development
site is currently part of an ongoing Planning Board review for rezoning, as described in your
Planning Board Memorandum dated June 8, 2012. This current submission is intended to
supplement the previously submitted materials and be considered by the Board at their July 24,
2012 Workshop meeting if possible.

Accompanying this cover letter are the following materials:

»> Site Plan Application
Section 1: Written Description of Project

Section 2: Evidence of Right, Title and Interest

Y VYV VY

Section 3: Written Assessment of Proposed Project’s Compliance with Applicable
Zoning and Land Use Requirements

\.‘7'

Section 4: Neighborhood Meeting Material

Reduced Sized Plans

\.i/«z
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DeLUCA HOFFMAN ASSOCIATES, INC.
CONSULTING ENGINEERS

Mr. William Needelman, AICP
July 3, 2012
Page 2

You will find in the accompanying materials, information including the Preliminary Site Layout
Plan that provides greater detail for the site development activities. We have also included
preliminary building elevations for the proposed Buildings. Preliminary information pertaining
to the project’s utilities needs and statements regarding compliance with the City’s Standards are
contained within this submission.

The Development Team expects to continue to work with City Officials/Representatives on both
the onsite and offsite components including, but not limited to:

o Completion of the Public Hearing process involving the rezoning of the subject
properties;

o Coordination with Public Services representatives on abandonment of existing utilities
and new service connections for the proposed buildings;

e Coordination efforts with City Officials regarding ongoing Franklin Street studies and
planning that may include sidewalk development.

On behalf of the Newbury Lofts Team, we look forward to your continued assistance on the
project and we look forward to the July 24, 2012 workshop meeting with the Planning Board.
Please find one (1) hard copy of the application materials including one set each of 11x17 and
full size plans, along with a diskette containing PDF files for all submitted materials. If you have
any questions regarding these materials please contact this office.

Sincerely,

DeLUCA-HOFFMAN ASSOCIATES, INC.

Stephen R. Bushey, P.E.
Senior Engineer

SRB/smk
Attachments

c: Tom Federle, Federle Mahoney
Kevin Bunker, Developers Collaborative

R:\3127 Hampshire Street\Admin\Applications\Level III - Site Plan Application\201 2-07-03-Needelman.doc




Effective August

Level lll = Preliminary and Final Site Plans
Development Review Application
Portland, Maine

Planning and Urban Development Department
Planning Division

Portland’s Planning and Urban Development Department coordinaies the development review process for site
plan, subdivision and other applications under the City’s Land Use Code. Atiached is the application form to be
used for a Level Ill: Preliminary or Final Site Plan. Please note that Poriland 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. General information pertaining to the thresholds of review and fee structure is
contained on page 3 of this application. The Land Use Code (including Ariicle V), the Technical Manual, and
the Design Manual are available on the City’s web site at hitp://www.portlandmaine.qgov/planning/default.asp

Level lli: Site Plan Development includes:
= New structures with a total floor area of 10,000 sf or more except in Industrial Zones.

= New siructures with a total floor area of 20,000 sf 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 sf or more (cumulatively within a 3 year period) except in
Industrial Zones.

Building addition(s) with a fotal floor area of 20,000 sf or more in Industrial Zones.

= Achange in the use of a total floor area of 20,000 sf 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 sf of building area in any other permitted zone.

= Correctional prerelease facilities.

= Park improvements: New structures greater than 10,000 sf and/or facilities encompassing 20,000 sf 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).

The Land Use Code (including Article V), the Technical Manual, and the Design Manual are available
on the City's web site at http://www.portlandmaine.gov/planning/default.asp or copies may be
purchased at the Planning Division Office.

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

(207) 874-8721 or 874-8719

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or §74-§719 -1-



PROJECT NAME: Newbury Lofis

PROPOSED DEVELOPMENT ADDRESS:

#32 Hampshire Street and #167 Newbury Street, Portland, Maine

PROJECT DESCRIPTION:

Redevelopment for 25 unit condominium complex consisting of 24 residential condominiums off

Newbury Street and one mixed-use building at #32 Hampshire Street.

CHART/BLOCK/LOT: 28/1/4,5,6,9,10& 12
28/0/3 &8

PRELIMINARY PLAN _07/03/12 _ (date)

CONTACT INFORMATION:

FINAL PLAN (date)

Applicant’s Contact for electronic plans

Stephen R. Bushey, P.E.

, DeLuca-Hoffman Associates, Inc.
e-mail:  sbushey@delucahoffman.com

work # 207-775-1121

Name:

Applicant — must be owner, Lessee or Buyer
Name: Hampshire Street Properties, LLC
Business Name, if applicable:

Address: 217 Commercial Street

City/State : Portland, Maine

Zip Code: 04101

Applicant Contact Information
Work # 207-841-4092

Home#

Cell# 207-841-4092 Fax#

e-mail: tom@federlemahoney.com

Owner — (if different from Applicant)

Name: Hampshire Street Properties, LLC

Address: 217 Commercial Street

City/State : Portland, Maine

Zip Code: 04101

Owner Contact Information
Work # 207-841-4092

Home#
Cell # 207-841-4092 Faxit

e-mail: tom@federlemahoney.com

Agent/ Representative
. Stephen R. Bushey, P.E.
" DeLuca-Hoffman Associates, Inc.

Address: 778 Main Street

Name

City/State : South Portland, Maine ~ Zip Code: 04106

&

Agent/Representative Contact information

Work # 207-775-1121
Cell# 207-756-9359  Fax #207-879-0896

e-mail: sbushey@delucahoffman.com

Billing Information
Name: Hampshire Street Properties, LLC
Address: 217 Commercial Street

City/State : Portland, Maine

Zip Code: 04101

Billing Information
Work # 207-841-4092

Cell# 207-841-4092 Faxd#

e-mail: tom@federlemahoney.com

7 Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719
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Stephen R. Bushey, F.E.-
Deluca-Heffmarn Associates, Inc.

Address: 778 Main Street

Name:

City/State : South Portland, Maine Zip Code: 04106

Enginesr Contect Information

Work # 207-775-1121
Cell # 207-756-9359 Fax#t 207-879-0896

e-mail: sbushey@delucahoffman.com

Surveyor
Johann Buisman
Northeast Civil Solutions

Address: 153 U.S. Route 1

Name:

City/State : Scarborough, Maine Zip Code: 04074

Surveyor Cantact Information

Work # 207-883-1000
Cell # Fax# 207-883-1001

e-mail: johann.buisman@northeastcivilsolutions.com

Architect
David Lloyd
Name:  Archetype, PA

Address: 48 Union Wharf

City/State : Portland, Maine Zip Code: 04101

Architect Contact Information

Work # 207-772-6022
Cell# 207-671-9194 Fax# 207-772-4056

e-mail: lloyd@archetypepa.com

Attorney
Tom Federle
Federle Mahoney

Address: 254 Commercial Street, Merrills Wharf

Name:

City/State : Portland, Maine Zip Code: 04101

Attorney Contact Information

Work # 207-841-4092
Cell# 207-841-4092 Fax# 207-775-0612

e-mail: tom@federlemahoney.com

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719
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APFLICATION FEES:

Check all reviews that apply. (Paymeant

nade by Cash or Check payable to the Cin

Level il Development (check applicable reviews)

___Less than 50,000 sq. fi. ($500.00)
_X_50,000 - 100,000 sq. fi. ($1,000)
____ 100,000 — 200,000 sq. ft. (32,000)
___ 200,000 - 300,000 sq. ft. (33,000)
___over $300,00 sq. fi. ($5,000)
____Parking lots over 11 spaces ($1,000)
___ Afier-the-fact Review ($1,000.00 plus
applicable application fee)

The City invoices separately for the following:
- Noftices ($.75 each)
- Legal Ad (% of total Ad)
- Planning Review ($40.00 hour)
- Legal Review ($75.00 hour)
Third party review is assessed sep'arately.

Fees Paid
(office use)

Other Reviews (check applicable reviews)

__Trafiic Movement ($1,000)
__ Stormwater Quality ($250)
_X_Subdivisions ($500 + $25/lot)
#of Lots 24 x$25/lot=_8600
___ Site Location ($3,000, excepi for
residential projects which shall be
$200/10t)
#oflots__ x$200/lot =

_ Other
X _Change of Use

__ Flood Plain
___Shoreland

__ Design Review

X Housing Replacement
_X_Historic Preservation *

Plan Amendments (check applicable reviews) .

____Planning Staff Review ($250)
___ Planning Board Review ($500)

Fees Paid
(office use)

Fees Paid
(office use)

* for #32 Hampshire Street Only

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719




All site plans and written application materials must be uploaded to a website for review. At the time of
application, instructions for uploading the plans will be provided to the applicant. One paper set of the
plans, written materials and application fee must be submitted to the Planning Division Office to start
the review process.

Submissions shall include one (1) paper packet with folded plans containing the following materials:
1. One (1) full size set of plans that must be folded.
2. One (1) copy of all written materials as follows, unless otherwise noted:

a. Application form that is completed and signed.

b. Cover letter stating the nature of the project.

c. All Written Submittals (Sec. 14-525 2. (c), including evidence of right, title and interest.

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

50 feet.

1. Plans and maps based upon the boundary survey and contalnmg the information found in the attached sample
plan checklist.

5. Copy of the checklist completed for the proposal listing the material contained in the submitted application.

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

w

Refer to the application checklist for a detailed list of submittal requirements.

Portland’s development review process and requirements are outlined in the Land Use Code (Chapter 14), which includes
the Subdivision Ordinance (Section 14-491) and the Site Plan Ordinance (Section 14-521). Portland’s Land Use Code is
on the City’s web site: www.portlandmaine.gov Copies of the ordinances may be purchased through the Planning
Division.

I hereby certify that | am the Owner of record of the named property, or that the owner of record authorizes the proposed
work and that | have been authorized by the owner to make this application as his/her authorized agent. | agree to
conform to all applicable laws of this jurisdiction. In addition, if 2 permit for work described in this application is issued, |
certify that the Planning Authority and Code Enforcement’s authorized representative shall have the authority to enter all
areas covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit.

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

Signature of Applicant: Date:
9‘ b} @ A
2, 20|-
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PROJECT DATA

(The following information is required where applicable, in order complete the application)

Total Site Area (Condominium Complex Only)

15,297 sq. ft.

Proposed Total Disturbed Area of the Site

15,297 sq. fi.

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

IMPERVIOUS SURFACE AREA
e  Proposed Total Paved Area ---  sq.fi.
e Existing Total Impervious Area 9,773 sq.ft.
e Proposed Total Impervious Area 13,313 sq.it.
e Proposed Impervious Net Change 3,540 sq. ft.

BUILDING AREA

o Proposed Building Footprint

11,684 +/- sq. ft.

e Proposed Building Footprint Net change

sq. ft.

e Existing Total Building Floor Area

14424  sq.ft*

e Proposed Total Building Floor Area

54,086  sq.ft*

e Proposed Building Floor Area Net Change

39,662  sq.ft.

e New Building

YES (yes orno)

| ZONING
e Existing R-6
e Proposed, if applicable B-2b
LAND USE
e Existing Residential - Multi-units

e Proposed

Residential / Restaurant / Office

RESIDENTIAL, IF APPLICABLE

e Proposed Number of Affordable Housing Units

e Proposed Number of Residential Units to be Demolished 19%**
o  Existing Number of Residential Units 19

e Proposed Number of Residential Units 24

e Subdivision, Proposed Number of Lots 1

PARKING SPACES

e Existing Number of Parking Spaces Unknown
e Proposed Number of Parking Spaces 23
e Number of Handicapped Parking Spaces 1

e Proposed Total Parking Spaces 24

| BICYCLE PARKING SPACES

e Existing Number of Bicycle Parking Spaces 0
e Proposed Number of Bicycle Parking Spaces 24
e Total Bicycle Parking Spaces 24

ESTIMATED COST OF PROJECT

$5.8 million

* Excludes #96 Federal Street

** Includes Newbury Lofts (46,608 SF) and #32 Hampshire Street (7,478 SF)
*#% Includes #160 Newbury Street and #24 Hampshire Street

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 -6-




Applicant Planner Number of

Written Submittel Requirements

Checklist Checldist Copies

] 1 Completed application form

0 1 Application fees

1 1 Written description of project

0 1 Evidence of right, title and interest.

0 1 Copies of required State and/or Federal permits.

1 Written assessment of proposed project’s compliance with applicable
= H ! -
zoning requirements.
0 1 Written description of existing and proposed easements or other
} burdens.

0 1 Written requests for waivers from individual site plan and/or technical

standards, where applicable.

0 1 Traffic analysis (may be preliminary, in nature, during the preliminary

plan phase). :

0 i -| Written summary of significant natural features located on the site.

0 1 Written summary of project’s consistency with related city master plans.

N 1 Neighborhood Meeting Material (refer to page 13 of this application.)

Applicant Planner Number of . . .

Checklist Checklist Copies Site Plan Submittal Requirements

X ' 1 Boundary Survey meeting the requirements of Section 13 of the City of

t .

Portland Technical Manual.

0 0 1 Preliminary Site Plan Including the following: (*information provided may

be preliminary in nature during preliminary plan phasej:

] 8 Existing and proposed structures with distance from property line (including location of
proposed piers, docks or wharves if in Shoreland Zone).

K = Location of adjacent streets and intersections and approximate location of structures

a ) ;
on abutting properties.

8 Proposed site access and circulation.

W

0 = Proposed grading and contours.

s Location and dimension of existing and proposed paved areas including all parking

O
areas and vehicle, bicycle and pedestrian access ways.

M & Preliminary landscape plan including existing vegetation to be preserved, proposed site
landscaping and street trees.

0 Existing and proposed utilities (preliminary layout).

. 7 Preliminary infrastructure improvements (e.g. - curb and sidewalk improvements,
‘roadway intersection modifications, utility connections, transit infrastructure, roadway
improvements).

M e Preliminary stormwater management and erosion control plan.

0 s Existing significant natural features located on the site (including wetlands, ponds,
watercourses, floodplains, significant wildlife habitats and fisheries or other important
natural features listed in Section 14-526 (b) 1. of the Land Use Code).

S H & Proposed alterations to and protection measures for significant natural features
located on the site (including wetlands, ponds, watercourses, floodplains, significant
wildlife habitats and fisheries or other important natural features listed in Section 14-
526 (b)1. of the Land Use Code).

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 -7-




l x

Existing and proposed easements or public or private rights of way.

"General Submittal Requirements — Final Plan (Required)
Level 11l Site Plan

Final Plan Phase Check list {including items listed above in General Requirements for Preliminary Plan, if
applicant did not elect to submit for a preliminary plan review)

Applicant Planner Nurnber . . .
CE SCH?QL Chaencklic‘ of C-Zp?es Written Submittal Requirement
1 St
0 N 1 Evidence of financial and technical capacity.
N N 1 Evidence of utilities” capacity to serve the development.
] N 1 Written summary of fire safety (referencing NFPA fire code and Section 3 of
the City of Portland Technical Manual).
0 N 1 Construction management plan.
Traffic Plan (if development will (1) generate 100 or more PCE or (2) generate 25
0 N ; e ‘
or more PCE and is located on an arterial, within 1/2 mile of a high crash
1 location, and/or within % mile of an intersection identified in a previous traffic
study as a failing intersection).
| 0 1 Stormwater management plan.
N [ 7 Written summary of solid waste generation and proposed management of
solid waste.
Written assessment of conformity with applicable design standards.
U U 1
Manufacturer’s verification that HVAC and manufacturing equipment meets
| l 1 - )
applicable state and federal emissions requirements.

Final Plan

O

OO Oogoo O OO0 o o O
OO0 o o

OO ooo o

I R
o0 O

0

Phase

=

Final Site Plan Including the following

Existing and proposed structures on the site with distance from property line (including
location of proposed piers, docks or wharves if in Shoreland Zone).

Location of adjacent streets and intersections and approximate location of structures
on abutting properties.

Proposed site access and circulation.

Proposed grading and contours.

Location and dimension of existing and proposed paved areas including all parking
areas and vehicle, bicycle and pedestrian access ways. Proposed curb lines must be
shown.

Proposed loading and servicing areas, including applicable turning templates for
delivery vehicles '

Proposed snow storage areas or snow removal plan.

Proposed trash and recycling facilities.

Landscape plan including existing vegetation to be preserved, proposed site
landscaping and street trees.

Existing and proposed utilities.

Location and details of proposed infrastructure improvements (e.qg. - curb and sidewalk
improvements, roadway intersection modifications, utility connections, public transit
infrastructure, roadway improvements).

Proposed septic system, if not connecting to municipal sewer. (Portland Waste Water
Application included in this application)

Proposed finish floor elevation (FFE).

Exterior building elevation(s) (showing all 4 sides).

Proposed stormwater management and erosion conirols.

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 -8-




N = Exterior lighting plan, including street lighting improvements..
] M = Proposed signoge.
M 0 © ldentification of existing significant natural features located on the site (including

wetlands, ponds, watercourses, floodplains, significant wildlife habitats and fisheries or
other important natural features listed in Section 14-526 (b)1. of the Land Use Code).
Wetlands must be delineated.

0 ] 5 Proposed alterations to and protection measures for of existing significant natural
features located on the site (including wetlands, ponds, watercourses, floodplains,
significant wildlife habitats and fisheries or other important natural features listed in
Section 14-526 (b)1. of the Land Use Code).

= Total area and limits of proposed land disturbance.

= Soil type and location of test pits and borings.

Details of proposed pier rehabilitation (Shoreland areas only).

N N I B
N I |

8 Existing and proposed easements or public or private rights of way.

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 -9-



CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION

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

Mr. Frank J. Brancely,

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

Fax #: (207) 874-8852,
E-mail:fjb@portlandmaine.gov
Date: June 28, 2012

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

Site Address: #167 Newbury Street

l(_!;/’eig(%rgg% :’?;f;fasizggoﬁgease contact Leslie Kaynor, either at 756-8346, or at Chart Block Lot Number: 28/1/Lots 4,5,6.9,108&12
Proposed Use: Residential / Restaurant / Office

Previous Use: Residential o > Commercial L
Existing Sanitary Flows: 3.600 GPD - » 8 Industrial (complete part 4 below) L
Existing Process Flows: GPD % Governmental L
Description and location of City sewer, at proposed building O Residential X
sewer lateral connection: Other (specify) -
Multiple existing connections to Hamsphire/Newbury Street

New connection will go to Newbury Street.

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

2. Please, Submit Domestic Wastewater Design Flow Calculations. _

Estimated Domestic Wastewater Flow Generated: 5,344 GPD
Peaking Factior/ Peak Times: N/A

Specify the source of design guidelines: (i.e.X “Handbook of Subsurface Wastewater Disposal in Maine," __“Plumbers and

Pipe Fitters Calculation Manual,” __ Poriland Water District Records, __ Other (specify)

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

3. Please, Submit Contact Information.

Owner/Developer Name: Hampshire Street Properties, LLC

Owner/Developer Address: 217 Commercial Street, Portland, ME 04101

Phone:  207-841-4092 Fax: E-mail: tom@federlemahoney.com
Engineering Consultant Name: Stephen Bushey, P.E. - DeLuca-Hoffian Associates, Inc.

Engineering Consultant Address: 778 Main Street, South Portland, ME 04106

Phone: 207-775-1121 Fax: 207-879-0896 E-mail:_sbushey@delucahoffman.com
City Planner's Name: Bill Needelman Phone: 207-874-8722

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

4. Please, Submit Industrial Process Wastewater Flow Calculations

Estimated Industrial Process Wastewater Flows Generated: 0 GPD
Do you currently hold Federal or State discharge permits? Yes No X
Is the process wastewater termed categorical under CFR 407? Yes No X
OSHA Standard Industrial Code (SIC): (http://www.osha.gov/oshstats/sicser. htmi)
Peaking Factor/Peak Process Times: N/A

Note: On the submitted plans, please show the locations, where the building's sanitary, and process water sewer
laterals, exit the facility, where they enter the city’s sewer, the location of any control manholes, wet wells, or other
access points, and the locations of any filters, strainers, or grease fraps.

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 -11-




Anticipated Wastewsier Flows from Proposed Condominium Corplex®

24 units at 180 GPD/unii = 4,320 GPD
24 proposed parking spaces at 1 GPD/space = 24 GPD
Less existing wastewater flows from 40 demolished bedrooms = (3,600 GPD)

Newbury Lofts Proposed Wastewater Flow Net Increase

744 GPD
Plus #32 Hampshire Street - Assume

1.000 GPD
Total 1,744 GPD

1

* Source-State of Maine Subsurface Wastewater Disposal Rates

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-87
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i1 PROJECT OVERVIEW

Hampshire Street Properties, LLC currently owns an assemblage of parcels generally bounded
by Federal Street (north), Hampshire Street (east), Newbury Street (south), and Franklin Arterial
(west) which comprise an area of approximately 15,297 SF or 0.35 acres (the development
site). The applicant also owns the properties at #160 Newbury Sireet and #24 Hampshire
Street. The proposal includes the demolition of the existing structures. These two lots will be
converted to landscaped green space in the short term. According to a land and boundary
survey prepared by Northeast Civil Solutions dated June 2012, the condominium site contains
five parcels more fully described as follows:

Chart-Block-Lot/ Size | Address Description

28-1-4 1 4,094 SF #100 Federal Street Contains 3 story 3 unit dwelling with
1,044 SF footprint to be demolished.

28-1-6 /2,573 SF #42 Hampshire Street | Contains 3 story 3 unit dwelling with
1,054 SF footprint to be demolished.

28-1-9/ 2,998 SF #169 Newbury Street | Contains 3 story 3 unit dwelling with

‘ 1,183 SF footprint to be demolished.

28-1-10/3,218 SF #167 Newbury Street | Contains 2% story 2 unit dwelling with
897 SF footprint to be demolished and a
550 SF garage to be demolished.

28-1-1212,414 SF #32 Hampshire Street | Contains 2% story 2 unit dwelling with
1,349 SF footprint to be demolished.

The two additional sites are described as follows:

28-0-3 /2,898 SF #160 Newbury Street | Contains 3 story 3 unit dwelling to be
demolished.

28-0-8/ 2,750 SF #24 Hampshire Street | Contains 3 story 3 unit dwelling to be
demolished.

The applicant has appeared before the Poriland Planning Board as part of their request for
rezoning the properties from the current R-8 Residential zone to the B-2b Community Business
Zone. ~ As part of this request, the applicant is also requesting text changes. These
deliberations are ongoing and it is the applicant’s intent to have the site plan/subdivision review
process proceed concurrently with the foregoing zoning amendment application currently before
the City.

The applicant’s proposal includes demolition of seven dwellings plus a garage that will include
eliminating 19 apariment units. The project proposal includes the construction of a new four
story 25 unit condominium complex consisting of 24 new residential units and one commercial
unit. The applicant intends to restore the existing structure located at 96 Federal Street, which
they also own. This property is not part of the current site plan application, although it is
included in the rezone request.

JN3127 Site Plan Application
Juiy 2072 Newbury Lofis
Portland, Maine
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1.2 PROJECT PURPOSE AND WEED

The proposed project is considered a unique opportunity to transform a challenged residential
setting into a dynamic new higher density residential setting along the Frankiin Arterial. The
project’s community benefits include the following:

» Enhanced residential living opportunity and rehabilitation of a deteriorated older
neighborhood.

» A net increase in residential units.

» Revitalization of a centrally located neighborhood in proximity to City services and
amenities.

» Creation of space for mixed uses to complement the residential uses..

> Furtherance of goals articulated by the India Street Neighborhood Association including
increased “feet on the street”, urban density, height along Franklin Street stepping down
towards Hampshire™Street, and creation of open space in the place of 42 Hampshire Street.

» Furtherance of the purposes of the B2-b zone as articulated in the Land Use Ordinance to
“provide locations for moderate to high density housing in urban neighborhoods along
arterials” and "“to provide neighborhood and community retail, business and service
establishments that are oriented to and build close to the street.”

» Creation of an architecturally stunning project in a high profile location that may draw more
interest and investment in the broader neighborhood.

1.3 EXISTING CONDITIONS

The site conditions are generally defined by the residential structures on each of the properties.
The existing structures are mostly oriented towards the street with small driveways and/or
parking adjacent each of the structures. The structures range from occupied multi-family to
several which are vacant and currently distressed and may be unoccupiable due to their
condition.

The land area slopes from Federal Street towards Newbury Street with approximately 10 or
more feet of grade differential. This grade differential will require the proposed parking. to be
consiructed within two levels; one accessible off Newbury Street and the other accessible off
Federal Street.

Public utilities including water, sewer, natural gas, power and communications are readily
available in the area as most of the existing structures are currently served by these utilities.
Multiple existing services will require abandonment in accordance with City procedures and one
or more new services for the proposed structures will be installed. Power to the site will be
installed underground; however, the details to this installation are not fully developed at the time
of this submission.

The City of Portland assessor’s office currently lists seven structures located on the site with the
earliest constructed in 1840 and the latest 1900.

JN3127 ) Site Plan Application
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The street conditions around the block are described as follows:

Street Name

Description

On-street
Parking

Condition

Other

Federal Sireet

Approximately 44
foot wide paved
way with two way

Yes. Observed
90 deg. Vehicle
parking on south

Brick sidewalk
is in moderate
condition with

No drainage on
site side of street

traffic. Dead End, | side of street, | several areas
no connection io | due to extreme | that require
Franklin Arterial. | street width improvement
66’ wide ROW
Hampshire Street | 26 feet  wide | None observed Good

paved with one condition with
way direction recently

from Federal to reconstructed

Newbury Street. brick sidewalk

40’ wide ROW

Newbury Street 32 foot wide | Yes. Allowed Brick sidewalk | Drainage
paved street with | each side ‘in moderate | structures
two way ftraffic. condition located at corner
Dead end, no of Newbury and |.
connection to Hampshire
Franklin  Arterial. Street
50" wide ROW

1.4 PROPOSED DEVELOPMENT

The applicant proposes to redevelop the property to its highest and best use.
program includes the following componenis:

The development

1.4.1 ON-SITE

Twenty Four (24) Loft Style Condominium units are proposed each with a covered parking
space. An additional condominium unit is also proposed for the building area to be constructed
in the current location of #32 Hampshire Street. This four story unit may contain a mix of
storage space, restaurant/retail and office space. There will be bike storage for each unit. The
units are highlighted by high ceilings and large windows with a majority of the units also
benefiting by having outside deck space. As condominiums, the units will all have individual
laundry hookups. There may be storage for the residents in the basement of the #32
Hampshire Street building. The building will be fully sprinkled. There will be one elevator
serving both the Newbury Lofts and #32 Hampshire Street. The units range in size from 656 SF
to 1818 SF. The majority of the units have decks (not all).

The project developer is not seeking LEED designation, but the building will conform to the most
current International Energy Conservation Code.

The proposed project consists of building demolition and new building construction for the 25-
unit condominium complex. The building will be oriented to align with the Franklin Sireet
frontage and the primary building enirance will be off Newbury Street. The building will have a
total of 4 floors of living space. The following summarizes the floor by floor layout:

JN3127
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Floor Level Description

FParking Level Contains 13 parking spaces, at grade exierior access, access {o
ground floor of #32 Hampshire Sireet and access {o irash room.

First Floor Contains 11 parking spaces on the Federal Street side; 5 living
units and access to the first level of #32 Hampshire Street.

Second Floor Contains 7 living units and access fo the upper floor of #32
Hampshire Sirest.

Third Floor Contains 6 living units.

Fourth Floor Contains 6 living units.

Roof level Contains mezzanines, deck spaces, and planting trays.

In the area of 32 Hampshire Street, the building will contain a basement that may be used for
ancillary storage for the residential loft units. The first (street) level may be used for a variety of
uses, of which an exact choice has not been made. This may include a restaurant or related
retail. The upper building floors may be used for office space.

Exterior improvements to the grounds will include the construction of a sculpture courtyard to be
located within the area currenily occupied by #42 Hampshire Street. The courtyard will include
a hard surface space possibly consisting of paver stone surface or itextured concrete. Site
amenities may include benches, bicycle racks, sculpture(s) and plantings. A pedestrian path
will extend from the lower Hampshire Street frontage up to the #42 Hampshire Street frontage
and provide a link between the existing sidewalk systems. Linkage to the Federal Street
sidewalk will be explored. Landscaping along the path is expected to complement this relatively
tight area.

1.4.2 OFF-SITE

Site access is proposed via Newbury Street primarily. It is expected that brick sidewalk
reconstruction will be required based on disturbance that will result from foundation and utility
construction. A new brick driveway will be installed at the ground level entrance. A sidewalk
connection from Newbury Street to a new sidewalk to be constructed along Franklin Arterial is
alsc contemplated; however, details related to the exact location, materials, etc. must be
coordinated with the Public Services Division. The second entrance into the upper level parking
will be from Federal Street. Similarly, brick sidewalk repairs/improvements will be required as a
result of foundation construction. A new driveway entrance will be constructed for access into
the north end interior parking area. Sidewalk improvements on Hampshire Street should be
limited to those areas adjacent the courtyard and demolished building limits. The remaining
major offsite construction element involves the alignment of a sidewalk along the Franklin
Arterial frontage. The details for this sidewalk have yet to be worked out with City Staff and we
expect to work through this project piece in the upcoming weeks.

1.5 LAND ORDINANCE REVIEW
1.5.1 OVERVIEW

The property currently lies within the City of Portland R-6 Residential District. The applicant has
requested the development area be rezoned to the B-2b Zoning District as this will allow greater
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ﬂeyib'liiy of land use and basically blend into the surrounding B-2b zoning for the area. The
rezoning and iext amendments cuirently being considered will allow the project io proceed as
currently contemplated.

The applicant is requesting B-2b texi changes to allow the following:

W

Higher buildings (65 feet from 45 feet) within 65 feet of Franklin Arterial.
No Building “step backs” for buildings taller than 45 feet within 65 feet of Franklin Arterial.

Smaller side yard setbacks (10 feet rather than 20 feet) when residential uses in the B-2b

abut residential zones. The B-2b currently allows 10 feet when abutiing non-residential land
use.

4

v

» Eliminating rear yard setbacks along sireet rights of way. This is important since the site
borders streets on all four sides.

If the text amendments are accepted the following dimensional requirements will apply in the B-
2b zone all of which will be met by the project:

Dimensional Standard Requirement
Minimum Lot Size None
Minimum Frontage None
Front yard setback None
Side Yard Setback/Side Yard on a Street 5 feel/ O feet
Side Yard Setback when Abutting a Res Zone 10 feet
Rear Yard Setback 10 feet
Rear Yard Setback when Abutiing a Res Zone 20 feet
Maximum Impervious Surface 90%
Maximum Residential Density 435 SF of land area per unit
Maximum Building height 65 feet

1.5.2 SHORELAND ZONING
The site is not located within the Shoreland Zoning District.
1.6 STATE AND FEDERAL PERMITS

The project does not require any State or Federal permits other than State Fire Marshall
approval. The development is subject to Site Plan and Subdivision approval by the City of
Portland and Building Permit(s) are also required.

1.7 EASEMENTS OR OTHER BURDENS

OCf the several parcels that are the subject of this application, only the parcel located at #24
Hampshire Street is burdened by an easement of record. #24 Hampshire Street is burdened by
a right of way benefitting the property abuiting to the south. The right of way allows for pipes o
be maintained underground and allows for passage over the properity of #24 Hampshire for
purpose of accessing the rear of the abutting property. The size and precise location of the right
of way are not defined in any of the deeds of record.

JN3127 Site Plan Application
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1.8  TRAFFIC

The proposed project will not result in significant impacts to the surrounding sireet system. The
project will result in fewer than 50 new peak hour trips when factoring the existing residential
units displaced. Given the nature of the dead end conditions of Federal and Newbury Streets,
we foresee no major impact to the capacity conditions on either street. Site lines and street
conditions at each site entrance appear to be favorable. The applicant will continue to work with
City officials regarding sidewalk improvements and relaied access conditions within the
development area. No further Traffic analysis is currently proposed.

1.9 SOILS/GEOTECHNICAL REVIEW
1.9.1 OVERVIEW

Summit Geoengineering Services conducted a preliminary geotechnical investigation of the
project site and their findings are summarized below. The site is generally characterized by
layers of the following materials:

o Topsoll
e Glacial Marine clay
o Glacial Till

e Shallow bedrock from 9" to 15’ below grade

Aggregate materials for foundation backfill, pavement base and subbase gravels and all trench
backfilling will be primarily imported from off-site sources. The project earthwork will involve
cutting and filling of former foundation holes.

1.10 NATURAL FEATURES

The development site does not contain any significant natural features including wetlands,
vernal pools or other protected resource. The site has been developed for a period greater than
100 years and there is generally no land area that hasn’t been disturbed or otherwise
developed. Based on the age of the structures, we understand the City will be interested in the
historic elements of the buildings, including an emphasis on the property at #96 Federal Street
which is proposed to be restored. The buildings to be demolished carry less historic interest
based on the condition and deterioration. Portland Landmarks has identified only #96 Federal
Street as a structure contributing to the historic fabric of the neighborhood. Currently, #96
Federal Street is only part of the rezone request and it is not part of the condominium complex
proposal.

1.11  UTILITIES AND STORMWATER

The proposed project will involve abandonment of multiple existing utility services to the
buildings to be demolished. These services, including the water and sewer, will be abandoned
in accordance with the Portland Water District's and City’s Public Services Division
requirements. New ufilities including water, sewer, power and communications will be extended
into the new building.
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The City maintains a drainage system in Hampshire Sireet including catch basins on the corner
of Hampshire Street and Newbury Street. The runoff flow regime from the development site will
continue to discharge to these catch basins.

.12 ATTACHMENTS

Attachment A — Existing Site Photographs
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PHOTO 1 — 100 Federal Street

PHOTO 2 - Corner of Hampshire Street and Federal Street
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PHOTO 4 - Corner of Hampshire Street and Newbury Street

DeLUCA-HOFFMAN ASSOCIATES,
INC.

CONSULTING ENGINEERS

778 MAIN STREET, SUITE 8
SOUTH PORTLAND, MAINE 04106
TEL. 207-775-1121

FAX: 207-879-0896

Existing Site Photographs
Newbury Lofts — Portland, Maine
Photos Taken 06-29-12 by Steve Bushey, P.E.




PHOTO 6 - Franklin Arterial Frontage

DeLUCA-HOFFMAN ASSOCIATES,
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CONSULTING ENGINEERS Existing Site Photographs
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2. TECHNICAL AND FINANCIAL CAPACITY

2.0 TITLE, RIGHT AND INTEREST

The applicant currently owns the site as evidenced by the accompanying deeds contained in
Attachment A to this section. We note that Rebeco, LLC is a subsidiary of Hampshire Street
Properties, LLC. :

21 TECHNICAL CAPACITY

The applicant has assembled a highly qualified team of professionals to plan, permit, and
develop construction documents for the project. The Team is working under the direction of Mr.
Kevin Bunker of Developers Collaborative as Project Developer and Mr. Tom Federle,
Representative of the Owner.

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

2.2 CONSULTANT TEAM

Civil Engineer Stephen R. Bushey, P.E.

: Del uca-Hoffman Associates, Inc.
778 Main Street, Suite 8
South Portland, ME 04106
(207) 775-1121 — Work (207) 879-0896 — Fax
(207) 756-9359 — Cell
shushey@delucahoffman.com

Surveyor Johann Buisman

Northeast Civil Solutions

153 U.S. Route 1

Scarborough, ME 04074

(207) 883-1000 — Work (207) 883-1001 — Fax
johann.buisman@northeastcivilsolutions.com

Architect David Lloyd
Archetype, PA

48 Wharf Street

Portland, ME 04101 ,

(207) 772-6022 — Work (207) 772-4056 — Fax
207-671-9194 — Cell

lloyd@archetypepa.com

Attorney Tom Federle

Federle Mahoney

254 Commercial Street, Merrill's Wharf

Portland, ME 04101

(207) 841-4092 — Work (207) 775-0612 — Fax
tom@federlemahoney.com
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Landscape Architect Pat Carroll

Carroll Associaties, Inc.

217 Commercial Street

Poriland, ME 04101

(207) 772-1552 — Work (207) 772-0712
(207) 329-8976 —~ Celi o
pcarroll@carroll-assoc.com

Geotechnical Summit Geoengineering Services
640 Main Street

Lewiston, Maine 04240
(207)576-3313

Lighting/Site Electrical Larry Bartlett
Bartlett Design

942 Washington Stireet

Bath ME 04530

(207) 443-5447 — Work (207) 443-5560 — Fax
bartdes@blazenetme.net

2.3 EXPERIENCE OF PROJECT TEAM

The team of consultants retained by developer has expertise and experience in the design of
similar residential housing projects. Resumes of key personnel for development team can be
provided upon request.

The applicant also has significant experience in the development and management of large
commercial projects. A listing of the real estate projects for which the applicant’s development
team has been involved can be provided upon request.

2.4 FINANCIAL CAPACITY

The applicant has the means at its disposal for financing the proposed Newbury Lofts project.

Ultimately, the developer has the capacity to complete the project and will provide additional
information as part of the Final Plan submission.

2.5 CONSTRUCTION COST ESTIMATE
A breakdown of the preliminary project cost includes the following:

> Site work $400,000 includes demolition and sculpiure garden
> Structures $5.4 million

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

2.6 ATTACHMENTS

Attachment A — Deeds
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WARBAMNTY DEED

KHOW ALY, MEBN-BY THESE FRESENTS, thet ALEXIAD, LIC, & Maine limited
biebility company. with z place of business in Falmouth, Maine, for consideration paid, grant to
REBECQ, LLLC, & Maine Bmited liability company with a place of business in Avgusia, Maine
and a mailing address of 10 Middle Road, Augusta, Maine 0433 0, with WARRANTY
COVENANTS, the land in Portland, Cowity of Cumbetland and State of Maine, bounded and
desciibed as follows: B Co S -

A certain lot or parcel of land, with the buildings thereon, situated on the southwestetly

side of Hampshire Strest, in the City of Portland, County of Cumberland, and State of
Maine, bounded and deseribed as follows:

Beginning on said southwesterly side of Hampshire Street at the northerly corner of land
conveyed by Maine Savings Bank to Ariello Pellotta, et al., September 21, 1936; thence
rumning northwesterly by, said Hampshite Street thirty-five (35) fect more or less
formerly of B.A. Donahue; thence southwesterly adjoining said Donahue land and land
formerly of E. Lawrence to the westerly cotner of the shed or ell attached to the house on
the lot herein described; thenes sontheasterly adjoining the southwesterly end of said
shed or ell and on a line in the extension of the same to the westerly comer of said land

conveyed to said Paliotta; thence northeasterly by said Paltotta land to said Hawpshire
Street and the point of beginning, - ‘

Subject, howsver, to the right to use the driveway on the southeasterly side of said
premises and the right to maintain pipes under said driveway as granied in said deed to
Palloita, - S :

Being the same premises conveyed to the Grantor herein by deed from Scott MeCown
and Laura J. Madigan McCown dated May 19, 2003 and recorded in the Cumberland
County Registry of Deeds in Book 21265, Page 257. )

IN WITNESS WHEREQF, the said Alextad, LLC by s Manager Scott MoCown has set
his hands this 23 day of Sepiember, 2008. . .

f A. '
’ ALEX?C .
PO 7 74

- Scoff MeCown
Tis: Manager
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STATE OF MAINE y
COUNTY OF CUMBERLAND ‘ " September ZZ- 2008

Then personally appeared before me the above named, Scott McCown in his capacify as
Manager of Alexiad, LLC, and acknowlsdged the foregoing instrument to be his free act and
deed in his said capacity and the free act and deed of said eompany.

'B:i? me,
A ; AAM
Netary Public/Attorney-at-Law

Thowss 3. Ledey [e
Prinifed name of person taking
acknowledgment

ME Bar 7 2339

Racsjyed
Recorded Register pf Deeds
Sep 30,2008 0R:29:104
Cuwberland Counby
Pupels £, Loviey
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WARRANTY DEED

C KWOW ALL MEN BY THESE PRESENTS, that HOLLY If. MORRISON and
ISAAT J. MIORRISON of Portland, Mzine, for consideration paid, grant to BREBECO, LLC, a
Maine Limited Ligbility Company with a place of business in Augusta, Maine and 2 mailing
address of 10 Middle Road, Augusta, Maine 04330, with WARRANTY COVENANTS, the
lend in Portland, County of Cumberland and State of Maine, bounded and described as follows

A certain lot or parcel of land, with the buildings thereon, sitwated in the City of Portland
County of Cumberland and State of Maine, bounded and described as follows

A certain lot or parcel of land with the buitdings thereon situated on the northwesterly
corner of Newbury and Hampshire Streets in said Portland, and being all that portion of
said comer lies southerly of a line commencing on the westerly side of said Hampshire
Street at a point distant forty—nme (49) feet northerly from fhe northerly side line of said

Newbury Street, and running at right angles to said Hampshire Street, to land now or
formerly of one Lucas,

Being the same premises conveyed to the Grantors herein by deed from Nancy W.

Barilett dated April 2, 2004 and recorded in the Cumberland County Regisiry of Deeds in
Book 21061 Page 195,

IN WITNESS WHEREOF, the said Holly M. Morrison and Isasc J. Morrison have set
iheir handg this _ day of September, 2008,

55 sha Sodomn, Holly M@Vlomson

_ ol

“1saac J. Morrisonl

STATE OF MAINE '
COUNTY OF CUMBERLAND September ZE‘,, 2008

Then personally appeared before me, Holly M. Morrison and Iseac J, Morrison, and

- acknowledged the foregoing instruraent 1o be then‘ free act and deed.

Before /@e,
'v{l; Al
otary Fublie/ Attorney-ai-La
semy. 12, ?@ﬁfzsf
Printed name of persen takmg

acknowledgment M7% o 83

Recaived
Recopded Resistop of Deeds
Bep F0, 2008 (8:32:118
Cusberland County -
Parela E. Levley )
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WARRANTY DEED
Maipe Statutory Shert Form

HAMPSHIRE 42 PROPERTIES, LLC, a Maine limited Hability company having its
principal place of business at Portland, Cumberland County, Maine, for consideration paid, grants
o ReBeCo, LLC, a Mains limited liabjlity company having its principal place of business at
Winthrop, Kennebec County, Maine, with amailing address of 134 Main Street, Suite 24, Winthrop,

ME 04363, with Warranty Covenants, the land in Portland, Cumberiand County, Maine, bounded
and described as follows: ’

A certain lot or parcel of land, with the buildings thereon, situated on the southwesterly side

of Hampshire Streetin the City of Portland, County of Cumberland and State of Maine, bounded and
described as follows;

Beginning at a point in the southwesterly sideline of sald Hampshire Street at the
" portheasterly corner of land now or formerly of W. L. Poole; thence running north by line of said

Hampshite Street thirty (30) feet to land now or formerly of Duran; thence southwesterly along line

of said Duran’s land fifty-five and five tenths (55.5) fest 1o a stake; thence north at right angles to
said last mentioned line seven and thirty-six hundredths (7.36) feet to land of Swett; thence west
twenty-two and twenty-four hundredths (22.24) feet to a stake; thence southeasterly forty-two and
sixty-six hundredths (42.66) feet; thence east thirty-two and sixty-one hundredths (32.61) feettoa
stake; thence north two and eighty-one hundredths (2.81) fest 1o a stake; thence east along the line

of said Poole’s land forty-five (45) feet to the point of beginning, Being the premises situated at
number 42 Hampshire Street, in the City of Portland, Maine.

Meaning and intending to convey the same premises conveyed by Christopher A. Lynch and

. Elizabeth R. Lynch to Hampshire 42 Properties, LLC by deed, dated June 7, 2004, and recorded in

the Cumberland County Registry of Deeds in Book 21629, Page 32.

In Witness threof the said Hampshire 42 Properties, LLC. has caused this instrument to

be sealed and signed in itg company name by Gary W. Libby, its agent and attorney-in-fact thereunto
duly authorized, this{ §#day of Decerber, 2009.

Hampshire 42 Properties, LLC

ﬂw /) /fm/ | A/ém/’ /J/ku

a&f Wu'(l':lbb gent “and Power of A}‘tomey
j) gy 0/ 8 / #

f/
STATE OF viapm S
CUMBERLAND, ss

December | %, 2009
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Then personally appeared the above named Gary W. Libby, the duly appointed agent and
attorney-in-fact of said limited liability company, and acknowledged the foregoing instrument to be
his free 2ot and deed i his said capacity and the free act and deed of said limited Jiability company.
& C{i///{) /MMVJ/ L5y
Netary Public/Attorney at L@ r
, , awﬁ/ £, /Qﬁéé e{ﬁ;f
| Printed Name 4%5 T ey
| My Commission Expires B (726
Maine Bar No.
{
§
‘ Received
Becorded Resister of feads
Jon 0242010 07:35:034
Cohariand Coumby

Pasals E. Lovim
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QUITCLAIV DEED

BROAD REACH INVESTMENTS, LLC, a Maine limited liability company with a principal
place of business in Portland, Cumberland County, State of Maine, for consideration paid, grants
to REBECQO, LLC, a2 Maine Limited Liability Company, whose mailing address is 217
Commercial Street, 5 Floor, Portland, Maine 04101, with QUITCLAIM COVENANTS, &
certain lot or parcel of land with the buildings thereon sitvated in the City of Portland, County of
Cumberland and State of Maine, and more particularly described as follows:

SEE SCHEDULE A ATTACHED HERETO

IN WITNESS WHERECF, Brit Vitalius, Managing Member of BROAD REACH
INVESTMENTS, LLC, has cansed this insirument to be signed and sealed on the 24% day of

Febyuary, 2011.

A A —

Witness BROAD REACH INVESTMENTS, LLC
L By: Briton R. Vitalius
Its: Managing Member
STATE OF MAINE
COUNTY OF CUMBERLAND February 24, 2011

Then personally appeared the above-named Brit Vitalius in his capacity as Managing
Member of BROAD REACH INVESTMENTS, LLC, and acknowledged the foregoing
instrument to be his free act and deed and the free act and deed of BROAD REACH

INVESTMENTS, LLC.
Befole me,

oty TR
AS ATTORNEY AT LAW

AMRS.A. § 1056 et

MY COMMISSION DOES NOT EXPIRE. »Tsisd
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SCHEDULE A

A certain lot ot parcel of land, with all buildings and improvements therecn, locaicd on the
southeast side of Federal Street in the City of Portland, County of Cumberland, and Staie of
Maine bounded and described as follows:

Beginning on the southeast side of Federal Street at the northeast corner of a lot formerly owned
by Ralph Cross, and [ater by Pettengill, and now known as the Franklin Street Arterial; thence N
57 E along Federal Street 60 feet; thence S 33¢ E, on a course at right angles with Federal
Street, 40 feet, more or less to land formerly of the heirs of Theophilus Boynton; therice
continuing southeast along land formerly of Josiah Durand 5 feet, more or less, to land formerly
of Charles W. Dinsmore; thence southeast by the rear end of the house on land formerly of
Swett, 21 feet, more or less, to the west comer of the Dinsmore lot; thence southeast along the
Dinsmore lot, also formerly land of Ward, 42 feet 8 inches to land formerly of Anderson and
Curtis; thence southwest along land of Anderson and Curtis to land formerly of Daniel
Pettengill, and now known as the Franklin Street Arterial; thence northwest along land formerly
of Pettengill, now the Franklin Street Arterial, 43 feet; thence continuing N 35 W along land
formerly of Pettengill, now the Franklin Street Arterial, 53 feet 4 inches fo the point of
beginning. ‘

Being the same premises conveyed to the Grantor herein by deed from Dunean 8. MacDougall
afk/a Duncan 8. MacDougal dated Auguss 20, 2010 and recorded in the Cumberland County
Registry of Deeds in Book 28019, Page 227.

Razaived
Racorded Reaister of Deads
flar 03;2011 D2:291444
Cutibarlond Lounty
Pagela E. Lagvisw




MAINE REAL ESTATE TAX BAK'

r's
-8

7

.7

Docee 13337 BkiZ9424 Pst

. B
160 N%Lm«f St
WARRANTY DEED

RICHARD CLARK and SUSAN L. COX, of Wells, York Covnty, State of Maine, for
consideration paid, GRANT to 160 NEWBURY STREET, LLC,a Mame limited
[iability company, whose mailing address is 217 Commercial Street, 5" Floor, Portland,
Maine 04101, with Warranty Covenants, a certain loi or parcel of land situated in the

City of Portland, County of Cumberland and State of Maine, and more particularty
described as follows:

SEE SCHEDULE A ATTACHED HERETO

f’d Harch,
Dated this 2" day of February, 2012.

Signed, Sealed and Delivered

in the presence of )
. ' ' <
[

Witness i , “RICHARD CLARK

Witness  Kedd, Flether SUSANIY cOox ™)

State of Maine Mprch

County of \'f wt{ . February o2, 2012

Personally appeared the above named RICHARD CLARK and SUSAN L. COX and
acknowledged the foregoing instrument to be their free act and deed.

Before me,

Notary Public/Attorney at Law
Printed Name; Keit+h FleTeher

Commission Expires: 2 fg"'{ 3.}&0{‘{




SCHEDULE 4

A certain lot or parcel of land with the buildings thereon situated at 160 Newbury Stret
in the City of Portland, County of Cumberland and Staie of Maine, more particularly
described as follows: C .

BEGINNING at a stake sianding on the southerly sideline of said Newbury Street and
distant 48,10 feet westerly from Hampshire Street; thence South 32° 10° East by land
formerly of J, Westcott and B.A. Donahue, 60.44 feet to a stake; thence South 54° 03
‘West by land formerly of J.M, Carleton 43 feet to an iron hub; thence North 36° 38” West
by land formerly of R.C. Baker and F. Joseph 70.9 feet to 2 post in the southerly sideline
of said Newbury Street; thence North 66° 50" East by said Newbury Street 48.7 feet to the
point of beginning.

Reference may be had to 2 deed from William W. Clark to Richard Clark and Susan L.
Cox recorded May 9, 1985 in the Cumberland County Registry of Deeds at Book 6753,
Page 74.

. Recsived
Recorded Resister of Desds
flap 162052 DR:i6:24A
Cusherlend County
Popela E. Loviey
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SHORT FORM DEED OF SALE BY
PEESONAL REPRESENTATIVE (TESTATE)

Catherine Cartonio, of Porfland, Cumberland, County, Maine, duly appointed and acting Personal
Representative of the Estate of Eugene N. Caiazzo, deceased (tesiate), as shown by the probate
records of Cumberland County, Maine (Docket #2009-0490) and not having given notice to each
person succeeding to an interest in the real property described below at least ten [10] days prior
to the sale, such notice not being required under the terms of the decedent’s will, by the power
conferred by the Probate Code, and every other power, FOR CONSIDERATION PAID, grants to
ReBeCo, LLC, a Maine Limited Liability Company with a place of business in Winthrop, Maine, |
whose mailing address is 134 Main Strest, Suite 24, Winthrop, Mains 04364, certain real property,
together with any improvements thereon, located i Postland, Cumbserland County, Maine, being
more particularly described in Exhibit A attached hereto and incorporated herein oy specific
reference.

WITNESS my hand and seal this_ 37 day of _ Yiwwosins 2010,

WITNESS:

1 |

I\@ez Foidom o lane Catherine Cartorio
Personal Representative of the
Estate of Bugene N, Caiazzo

State of Maine | -
County of Cumberland, ss, : 2010

PERSONALLY APPEARED the above-named Catherine Cartonio, Personal Representative as
aforesaid, and acknowledged the foregoing instrument to be her free act and deed in her said
capacity.

h O Before ms,
st i et 5, 2075
Wy Conrmvission Expires 2 %j’ -
Noﬁiy Public / AttoresearEaw

PACLIENTS\C\Caifezzo, E - Est\Real Estate\PRSsle (Portland).docat
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Grantor; Catherine Cartonio, Personal Representative of the Estate of Bugene N. Caiazzo
Grantee; ReBeCo, LLC
Date:

Instrument:  Short Form Personal Representative’s Deed of Sale

Parcel 1 ~ 167 WNewbury Sireet

A certain lot or parcel of land with the buildings thereon situated on the northerly side of

Newbury Street, in the City of Poriland, County of Cumberland, and State of Maine, and
bounded and described as follows: '

Beginning on the northerly side line of said Newbury Street and at the easterly corner of land
now ot formerly of Wilbert O. Pitcher, and running thence northerly by said Pitcher land about
one hundred and twenty (120) feet to land now or formerly of one Dinsmore, thence easterly by
said Dinsmore land thirty-one (31) feet to land formerly of Poole, thence southerly by said Poole
land and land now or formerly of ome Hatch about ome hundred and twenty (120) feet to

Newbury Street, thence westerly by said street thirty-three (33) foet, more or less, to the first
bound.

Being the same premises conveyed to Eugene N, Calazzo and Mildred E. Calazzo, as joint
tenants, by deed of Harris A. Jacobs, dated January 18, 1950, and recorded in the Cumberland

County Registry of Deeds in Book 1985, Page 285. The said Eugene N. Caiazzo having been ths
surviving joint tenant.

Parcel 2 — 169 Newbury Strest

A ceriain lot or paresl of land with the buildings thereon situated on the northerly side of

Newbury Street, in the City of Poriland, County of Cumberland, and State of Maine, and
bounded and described as follows:

Beginning on the northwesterly side of seid Newbury Street, at the northeasterly comer of land
of the late Gardner F. Hanson, and now or formerly of one Geisinger; thence rumming
northeasterly on the line of said Newbury Strest, thirty-three feet and nine inches (33’9 to land
formerly of Josiah Ward, and now or formerly of Hiram Wolf; thencs northwesterly on the line
of land formerly of said Ward ninety (90) feet to land formerly of William H, Swett, and now or
formerly of H. Finkleman; thenee southwesterly on line of said Swett land to said Hanson land;
thence southeasterly on s2id Hanson line, more recently Geisinger, to the first mentioned bounds.
2

Being the same premises conveyed to Bugene M. Caiazzo by deed of Hugh Calkins, Esquire,
guardian for Philomena Sebatino, dated March 11, 1977, end recorded in the Cumberlend Comnly
Regisiry of Deeds in Book 3984, Page 254.

PACLIENTS\C\Czizzzo, E - Est\Real Bstate\BxhibitA(Portland) docx
Received
Tecorded Reslster of Decds
Jon 1752010 DB:42:544
Cuaberland County
Pasela £, Lovley




CONFORMITY WITH APPLICAELE DESIGN STANDARDS

The following statement is made in accordance with the City of Portland Code of Ordinances,
Chapter 14 Land Use, Article V Section 14-526.

3.1 OVERVIEW

This project conforms with all the applicable design standards of Section 14-526 as
demonstrated in the following narrative.

(a) Transportation Standards

1. Impact on Surrounding Street Systems:

The development will fit in with the existing street system as it will use existing access
locations off Newbury and Federal Streets. Based on the number of residential units the
project is expected to have an insignificant impact on traffic in the neighborhood,
particularly when the displacement of existing housing units is considered.

2. Access and Circulation:

a. Site Access and Circulation.

(i) The development provides access via Newbury Street and Federal Street. Door
controlled access will be provided at each end of the building and ample turning
movement is provided at each street entrance. Internal circulation has been
reviewed and is highlighted by the turning template figures contained in
Attachment A to this section.

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

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

(iv) Site access has been designed so as not to impede potential future reconnection
of Newbury and/or Federal Street with Franklin.

b. Loading and Servicing.

(i) Not required

c. Sidewalks.

(i) Sidewalks have been provided to connect to the sidewalks on Federal and
Hampshire Streets. All sidewalk improvements shall conform to the City of
Portland Technical Manual as shown on the project design drawings.

(i) The sidewalk on Federal Street shall be improved to correct a deteriorated
condition.

JIN3127 Site Plarnn Application
July 2012 3-1 Newbury Lofts

Portland, Maine




(iiiy An internal sidewalk is proposed to allow access from two entry doors to the
sidewalks on Hampshire Street.

3. Access and Circulation:

a.

d.

The development will be served by the existing Metro service including Route #1 that
has a stop at Congress/Hampshire Street and Congress/india Street, as well as
Metro Route #8 that has multiple stops on India Street and at Middle Street/Franklin
Arterial.

A new Transit stop is not proposed.

A new transit stop is not proposed based on the close proximity of nearby transit
stops.

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

4. Parking:

a.

Location and Required Number of Vehicle Parking Spaces:

(i) The applicant is providing parking on a 1 space per residential unit ratio which
satisfies Section 14-332 (a) (4) of the code. In accordance with Section 14-332.1
(a) of the ordinance, the applicant is not proposing any off street parking for land
uses with the #32 Hampshire Street site. Uses within the #32 Hampshire Street
site will need to seek on-street parking (currently allowed on all nearby streets) or
private parking within nearby lots or parking structures, all of which are
reasonably available in this area.

(i) The applicant has not prepared a TDM strategy.

(iii) The applicant proposes the amount of parking which is appropriate for the
anticipated uses of this site.

(iv) Parking spaces and aisles have been designed to meet the dimensional
requirements of the Technical Manual. Several compact spaces are proposed
due to the dimensional limitations within the buildings.

(v) Parking lots have been designed to withstand site conditions. The parking lots
will be paved and graded to drain to a formal drainage system.

Location and Required Number of Bicycle Parking Spaces:

(i) The project will include interior bicycle storage for each unit. Additional street
racks will also be provided at one or more locations with the adjacent sidewalks
systems.

Motorcycles and Scooter Parking:

(i) The project provides designated motorcycle/scooter parking in the parking
structure facility. .

JN3127
July 2012

Site Plan Application
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d. Snow Storage:
(i) Snow storage management will employ two strategies;
1. On-site snow storage around the perimeter of the site.

2. Snow removal and offsite siorage. Generally speaking the nature of the
proposed site use precludes the need for significant snow removal.

5. Transportation Demand Management (TDM):
a. A TDM plan is not required for the project.
(b) Environmental Quality Standards
1. Preservation of Significant Natural Features:

a. The existing site retains no prominent significant natural features therefore no issue
related to the preservation of these features applies.

b. The applicant is not requesting a waiver frem this standard.
2. Landscaping and Landscaping Preservation:
a. Landscape Preservation.

(i) The site’s existing tree population is limited so there is no formal tree
preservation proposed.

(i) Not applicable

(iii) Not applicable

(iv) The applicant will not require a waiver from this standard.
b. Site Landscaping.

(i) Landscaped Buffers:

(a) There are no observable service or loading areas.

(b) The development will be designed to meet the understory planting
requirements of Section 4 of the Technical Manual. The landscaping plans
will be prepared by a licensed landscape architect.

(c) Not applicable.

(iiy Parking Lot Landscaping:

a) All parking is below grade or interior of the building therefore no parking lot
planting is required.

JN3127 Site Plan Application
July 2012 3-3 Newbury Lofts
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b) Not applicable.
c) Not applicable.
(iif) Not applicable.
3. Water Quality, Stormwater Management and Erosion Control:

a. Stormwater:

(i) All stormwater draining onto the site from adjacent properties will be accounted
for in the pipe sizing and redirection to a new discharge location as necessary.
Runoff from the site will continue to be directed to the City’s storm drainage
systems in the streets.

(i) All stormwater runoff is proposed to discharge to the City street systems.
The project will not adversely impact adjacent lots or the City street system.

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

(iv) All stormwater runoff is proposed to discharge to the City street systems.
The project will not adversely impact adjacent lots or the City street system.

b. The Stormwater Management Plan will meet the requirements and goals stated in
Section 5 of the Technical Manual.

c. The project is not located in a watershed of an urban impaired stream as listed by
the MeDEP.

d. N/A

e. The project is serviced by both a public wastewater system and public drainage
system. The project will not pose a risk of groundwater contamination.

f. The project will be connected to the public sanitary sewer system which is
adequately sized for the project flows.

(c) Public Infrastructure and Community Safety Standards.
1. Consistency with City Master Plans:

a. The project has been designed to be consistent with the City’s Zoning Ordinance
(pending rezoning and text changes) and off-siie infrasiructure.

b. Not applicable.
2. Public Safety and Fire Prevention:
a. The site has been designed to promote safe and inviting public and residential

access. Controlled access into the interior parking spaces has been designed inio
the site plan through the use of emergency ready parking gates.

JN3127 Site Plan Application
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No changes to emergency access conditions within the surrounding streets is
proposed.

Fire hydrants are located within the adjacent street system. The new buildings will
be fully sprinklered.

3. Availability and Adequate Capacity of Public Utilities:

a.

The applicant will secure letters from all applicable utilities stating their ability to
serve this project. The project will require new utility service infrastructure to serve
the new-buildings.

All on site electrical lines will be underground.

All new util‘ity infrastructures will meet the provisions of the Technical Manual.

The project will require a new service connection to the sewer system in Hampshire
Street

The sanitary sewer collection system will be designed to meet all applicable sections

- of the Technical Manual. A stormwater management system is not required based

on the project size.

The project will use an interior trash room to store trash and recyclables temporarily
until a contracted waste management company can pick up and dispose of the solid
waste.

(d) Site Design Standards.

1. Massing, Ventilation and Wind Impact:

a. The bulk, location and height of the proposed building will have been designed to not
result in adverse impacts to abutting properties. The elevations depicting building
massing are enclosed in the site plan package.

b. HVAC venting is proposed to be directed to the building roof and directed away from
public spaces.

2. Shadows:
a. The development is located in the B-2b Zone and this standard is not applicable.

3. Snow and Ice Loading:

a.

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

4. View Corridors:

a. The project site is located outside the Downtown Vision View Corridor Protection

Plan.
JIN3127 Site Plan Application
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S.

3.2

Historic Resources:

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

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

c. There are no known archaeological resources on the site.
Exterior Lighting:
a. Site Lighting.

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

Noise and Vibration:

The project noise levels will be designed to meet the permitted levels as outlined in the
B-2b Zone. All HVAC and mechanical equipment is proposed to be mounted on the
roof.

Signage and Wayfinding:

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

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

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

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

Zoning Related Design Standards:

a. The project is designed to be a high density development with multiple story
building, interior parking structures and attractive public space.

ATTACHMENTS

Attachment A — Turning Template Figures

JIN37127
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ATTACHMENT A

Turning Template Figures
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A: Tom answered that the project has been designed based on existing conditions without
interconnection but also designed so as not to impede future interconnections. The project is
working with existing grades on Newbury and Federal so as not to further complicate reconnections.
Entrances off of Newbury and Federal were located far enough away from Franklin so that project
could fit safely in the event of reconnections. Tom indicated that he and the development team are
proponents of an improved Franklin and believe that locating 24 new unit owners along Franklin,
and siting the main fagade of the building along Franklin, is a positive lurch forward fot redesigning
the arterial. Tom also said that the India Street Neighborhood Association has told him several
times that they want redevelopment of the block sooner not later and not to wait to see how
Franklin may or may not evolve. Given the complexity of that infrastructure project and its cost it
should realistically be viewed as having a 5-10 year hotizon before any new design is built.

Hugh discussed traffic circulation issues with re-connecting streets to Franklin and what would
happen to on-street parking. Alison Brown exptressed a desire that there be no reconnections of
either Newbury or Federal to Franklin. She thought it would simply bring auto traffic through the
neighborhood and wouldn’t serve much of a putpose.

Discussion of overall traffic issues in City including Spring St. and State and High Sts. and how long
studies have taken in the past. Discussion that there might be more impetus to redesign Spring
Street before Franklin and that all of them are interconnected so the whole discussion was likely to
get more complex.

Discusston of fagade. Jack Solely, a property owner on Hampshite Street, commented that he was
sutprised but pleased to see such high density. He noted that the facade of the building along
Franklin is far more interesting than the facade along Hampshire Street. He expressed that the
Franklin facade has a lot of interest and is quite good and that is appropriate because its massing is
most evident there.

Opinion expressed from the attendees that this will be the conversation piece of the City for some
time afterward due to design elements and architectural features and high visibility.

Q: Will PB pull in other properties to be re-zoned? Discussion followed.

A: Tom explained the PB discussion at the workshop on the zoning application. The Planning
Board provided notice to the larger R-6 zone residents that it was considering a change to the larger
R-6 zone in the India Street area. The Planning Board also discussed that it would focus on a
rectangle connecting existing B-2b running up Hampshire Street and b/w Hampshire and Franklin.
This added three parcels to the requested zone change. 2 of those 3 applicants have expressed a
desire to be included in the new zone. The third has not responded to any notices, attended any
meetings or otherwise been heard from.

Meeting adjourned; mvitation to come to Planning Board on 24™ to comment on plan.




