




 
Jeff Levine, AICP, Director  
Planning & Urban Development Department  

 

 
 
 
 

Electronic Signature and Fee Payment Confirmation 
 
 

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

 
By digitally signing the attached document(s), you are signifying your understanding this is a legal document 
and your electronic signature is considered a legal signature per Maine state law.   You are also signifying your 
intent on paying your fees by the opportunities below. 
 
I, the undersigned, intend and acknowledge that no Site Plan or Historic Preservation Applications can be 
reviewed until payment of appropriate application fees are paid in full to the Inspections Office, City of 
Portland Maine by method noted below: 
 

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

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

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

 
 
 

 
______________________________________________________ ______________________ 
Applicant Signature: Date:  
 
______________________________________________________ ______________________ 
I have provided digital copies and sent them on: Date: 

 
NOTE:   All electronic paperwork must be delivered to buildinginspections@portlandmaine.gov or 

by physical means i.e. a thumb drive or CD to the Inspections Office, City Hall, 3rd Floor, 
Room 315. 

 
 

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

 

 

 

mailto:buildinginspections@portlandmaine.gov
http://www.portlandmaine.gov/planning/buildinsp.asp
mailto:buildinginspections@portlandmaine.gov
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Level III – Preliminary and Final Site Plans 
Development Review Application 

Portland, Maine 
Planning and Urban Development Department 

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

• New structures with a total floor area of 10,000 sq. ft.  or more except in Industrial Zones.  
• New structures with a total floor area of 20,000 sq. ft.  or more in Industrial Zones.    
• New temporary or permanent parking area(s) or paving of existing unpaved parking areas for more than 75 

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

Industrial Zones.  
• Building addition(s) with a total floor area of 20,000 sq. ft.  or more in Industrial Zones. 
• A change in the use of a total floor area of 20,000 sq. ft.  or more in any existing building (cumulatively within a 3 

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

subdivision review.  
• Any new major or minor auto business in the B-2 or B-5 Zone, or the construction of any new major or minor auto 

business greater than 10,000 sq. ft.  of building area in any other permitted zone. 
• Correctional prerelease facilities. 
• Park improvements:  New structures greater than 10,000 sq. ft.  and/or facilities encompassing 20,000 sq. ft.  or 

more (excludes rehabilitation or replacement of existing facilities); new nighttime outdoor lighting of sports, 
athletic or recreation facilities not previously illuminated. 

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

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Portland’s development review process and requirements are outlined in the Land Use Code (Chapter 14) 
which is available on our website: 
 Land Use Code:  http://me-portland.civicplus.com/DocumentCenter/Home/View/1080 
 Design Manual:  http://me-portland.civicplus.com/DocumentCenter/View/2355 
 Technical Manual:  http://me-portland.civicplus.com/DocumentCenter/View/2356 
 
  Planning Division   Office Hours 
  Fourth Floor, City Hall   Monday thru Friday 
  389 Congress Street   8:00 a.m. – 4:30 p.m. 
  (207) 874-8719 
  
  
 

http://me-portland.civicplus.com/DocumentCenter/Home/View/1080
http://me-portland.civicplus.com/DocumentCenter/View/2355
http://me-portland.civicplus.com/DocumentCenter/View/2356
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PROJECT NAME:___________________________________________________________________ 
 
PROPOSED DEVELOPMENT ADDRESS:   
 
_________________________________________________________________________________ 
 
PROJECT DESCRIPTION: 
 
_________________________________________________________________________________ 
 
_________________________________________________________________________________ 
 
 
CHART/BLOCK/LOT:  _______________________  PRELIMINARY PLAN  __________ (date) 
 FINAL PLAN  __________ (date)  
 
 
CONTACT INFORMATION:   
Applicant – must be owner, Lessee  or Buyer 
 
Name: 
 
Business Name, if applicable: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Applicant Contact Information 

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Owner – (if different  from Applicant) 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Owner Contact Information  

Work # 

Home# 

Cell #                                            Fax# 

e-mail: 

Agent/ Representative 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Agent/Representative Contact information 

Work # 

Cell # 

e-mail: 

Billing Information 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Billing Information 

Work # 

Cell #                                            Fax# 

e-mail: 
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Engineer 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Engineer Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

Surveyor 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Surveyor Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

Architect 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Architect Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

Attorney 
 
Name: 
 
Address: 
 
City/State :                                          Zip Code: 
 

Attorney Contact Information 

Work # 

Cell #                                            Fax# 

e-mail: 

 
APPLICATION FEES: 
Check all reviews that apply. (Payment may be made by Credit Card, Cash or Check payable to the City of Portland.) 
Level III Development (check applicable reviews) 
___ Less than 50,000 sq. ft. ($500.00) 
___ 50,000 - 100,000 sq. ft. ($1,000) 
___ 100,000 – 200,000 sq. ft. ($2,000) 
___ 200,000 – 300,000 sq. ft. ($3,000) 
___ over $300,00 sq. ft.  ($5,000) 
___ Parking lots over 11 spaces ($1,000) 
___ After-the-fact Review ($1,000.00 plus 
       applicable application fee) 
 
Plan Amendments (check applicable reviews) 
___ Planning Staff Review ($250) 
___ Planning Board Review ($500) 
_____________________________________ 
The City invoices separately for the following: 

• Notices ($.75 each)  
• Legal Ad (% of total Ad) 
• Planning Review ($40.00 hour)     
• Legal Review ($75.00 hour) 

Third party review fees are assessed separately. Any outside 
reviews or analysis requested from the Applicant as part of the 
development review, are the responsibility of the Applicant and 
are separate from any application or invoice fees.  
 

Other Reviews (check applicable reviews) 
 
___ Traffic Movement ($1,000)    
___ Stormwater Quality ($250)     
___ Subdivisions ($500 + $25/lot) 
       # of Lots ___ x $25/lot = ______ 
___ Site Location ($3,000, except for 
       residential projects which shall be 
       $200/lot) 
       # of Lots ___ x $200/lot = ______ 
___ Other _____________________                  
___ Change of Use 
___ Flood Plain 
___ Shoreland 
___ Design Review 
___ Housing Replacement 
___ Historic Preservation 
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PROJECT DATA 
 

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

Total Area of Site                                                         sq. ft. 
Proposed Total Disturbed Area of the Site                                                         sq. ft. 
If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction General Permit 
(MCGP) with DEP and a Stormwater Management Permit, Chapter 500, with the City of Portland. 
 
Impervious Surface Area  
Impervious Area (Total Existing)                                                         sq. ft. 
Impervious Area (Total Proposed)                                                         sq. ft. 
  
Building Ground Floor Area and Total Floor Area  
Building Footprint (Total Existing)                                                         sq. ft. 
Building Footprint (Total Proposed)                                                         sq. ft. 
Building Floor Area (Total Existing)                                                         sq. ft. 
Building Floor Area (Total Proposed)                                                         sq. ft. 
  
Zoning  
Existing  
Proposed, if applicable  
  
Land Use  
Existing  
Proposed  
  
Residential, If applicable  
# of Residential Units (Total Existing)  
# of Residential Units (Total Proposed)  
# of  Lots (Total Proposed)  
# of Affordable Housing Units (Total Proposed)  
  
Proposed Bedroom Mix  
# of Efficiency Units (Total Proposed)  
# of One-Bedroom Units (Total Proposed)  
# of Two-Bedroom Units (Total Proposed)  
# of Three-Bedroom Units (Total Proposed)  
  
Parking Spaces  
# of Parking Spaces (Total Existing)  
# of Parking Spaces (Total Proposed)  
# of Handicapped Spaces (Total Proposed)  
  
Bicycle Parking Spaces  
# of Bicycle Spaces (Total Existing)  
# of Bicycle Spaces (Total Proposed)  
  
Estimated Cost of Project  
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PRELIMINARY  PLAN (Optional) - Level III Site Plan  

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies GENERAL WRITTEN SUBMISSIONS CHECKLIST 

    1 Completed Application form 
    1 Application fees 
    1 Written description of project 
    1 Evidence of right, title and interest 
    1 Evidence of state and/or federal approvals, if applicable 

    1 
Written assessment of proposed project's compliance with applicable zoning 
requirements 

    1 
Summary of existing and/or proposed easement, covenants, public or private 
rights-of-way, or other burdens on the site 

  1 Written requests for waivers from site plan or technical standards, if applicable. 
    1 Evidence of financial and technical capacity 

    1 
Traffic Analysis (may be preliminary, in nature, during the preliminary plan 
phase) 

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies SITE PLAN SUBMISSIONS CHECKLIST  

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

 
  1 

Preliminary Site Plan including the following:  (information provided may be 
preliminary in nature during preliminary plan phase) 

    Proposed grading and contours; 
    Existing structures with distances from property line;  

    
Proposed site layout and dimensions for all proposed structures (including piers, docks or 
wharves in Shoreland Zone), paved areas, and pedestrian and vehicle access ways; 

    
Preliminary design of proposed stormwater management system in accordance with 
Section 5 of the Technical Manual (note that Portland has a separate applicability section); 

    Preliminary infrastructure improvements; 
    Preliminary Landscape Plan in accordance with Section 4 of the Technical Manual; 

    

Location of significant natural features (including wetlands, ponds, watercourses, 
floodplains, significant wildlife habitats and fisheries or other important natural features)  
located on the site as defined in Section 14-526 (b) (1); 

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

    
Location , dimensions and ownership of easements, public or private rights of way, both 
existing and proposed; 

    Exterior building elevations. 
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FINAL PLAN - Level III Site Plan  

Applicant 
Checklist 

Planner 
Checklist 

# of 
Copies 

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

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

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

    1 
*  Summary of existing and/or proposed easements, covenants, public or   
    private rights-of-way, or other burdens on the site 

    1 *  Evidence of financial and technical capacity 
    1 Construction Management Plan 

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

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

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

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

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

  1 

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

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

Planner 
Checklist 

# of 
Copies 

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

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

 
  1 Final Site Plans including the following: 

    
Existing and proposed structures, as applicable, and distance from property line 
(including location of proposed piers, docks or wharves if in Shoreland Zone); 

    Existing and proposed structures on parcels abutting site;  

    
All streets and intersections adjacent to the site and any proposed geometric 
modifications to those streets or intersections;  

    

Location, dimensions and materials of all existing and proposed driveways, vehicle 
and pedestrian access ways, and bicycle access ways, with corresponding curb 
lines;  

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

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

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

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

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

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

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

  Location and proposed alteration to any watercourse;  

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

  Proposed buffers and preservation measures for wetlands;  
  Existing soil conditions and location of test pits and test borings;  

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

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

  Grading plan;  
  Ground water protection measures;  
    Existing and proposed sewer mains and connections;  

 
 

- Continued on next page -
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Location of all existing and proposed fire hydrants and a life safety plan in 
accordance with Section 3 of the Technical Manual;  

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

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

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

  

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

  
A shadow analysis as described in Section 11 of the Technical Manual, if applicable;  

  

A note on the plan identifying the Historic Preservation designation and a copy of 
the Application for Certificate of Appropriateness, if applicable, as specified in 
Section Article IX, the Historic Preservation Ordinance;  

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

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

  

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

  

Location, dimensions and ownership of easements, public or private rights of way, 
both existing and proposed.  



 DeLUCA-HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 

778 MAIN STREET 
SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL. 207.775.1121 
FAX 207.879.0896 

 SITE PLANNING AND DESIGN 
 ROADWAY DESIGN 
 ENVIRONMENTAL ENGINEERING 
 PERMITTING 
 AIRPORT ENGINEERING 
 CONSTRUCTION ADMINISTRATION 
 

   

 
 
May 23, 2013 
 
 
Captain Chris Pirone 
City of Portland Fire Department 
380 Congress Street 
Portland, ME  04101 
 
Subject: Proposed Federated midtown project 
 Fire Department Site Review Checklist 
 
Dear Captain Pirone: 
 
In accordance with instructions in the City’s Level III Site Plan Review packet, please find enclosed the 
drawings necessary for your review of the proposed amended project.  We have listed each item in your 
checklist below, followed by our response. 
 
1. Name, address, telephone number of applicant. 

The Federated Companies 
Attn:  Matt Jeffries 
3301 NE 1st Avenue, Suite M-302 
Miami, FL  33137-4110 
 

2. Name, address, telephone number of architect. 

Project Architect: Perkins Eastman (Architect for the four office towers) 
   2121 Ward Court, 6th Floor 
   Washington, DC  20037 
   Attn:  R. Douglas Smith, AIA 
   (202) 861-1325 
 
   CWS (Architect for the garages) 
   434 Cumberland Avenue 
   Portland, ME  04101 
   Attn:  Ben Walter, AIA 
   (207) 774-4441 
 

3. Proposed uses of any structures. 

Parking Garages IBC Code NFPA Code Sprinkler 
First Floor Retail Storage IIB New Mercantile/II (000) NFPA 13 
Floors 2-7 Open Parking Structure Storage IIB Storage/II (000) N/A 

 
Residential Towers IBC Code NFPA Code Sprinkler 
First Floor Lobby & Leasing Business/IA New Business/II(030) NFPA 13 
First Floor Retail Mercantile/IA New Mercantile/II(030) NFPA 13 
Floors 2-15 Residential Apartments R-2/IA New Apartment/II(032) NFPA 13 
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4. Square footage of all structures (total and per story). 

124,570 SF (Per Story – The four residential towers and garages) 

1,161,950 SF Total 

5. Elevation of all structures. 

The finish floor for the buildings and parking garages will be Elevation 12.  The four office 
towers will be about 165 feet in height; the garages are 4 to 6 stories. 
 

6. Proposed fire protection of all structures. 

The occupied spaces will all be sprinkled. 
 

7. Hydrant locations. 

Hydrant locations are shown on Drawing C-4.0.  This includes a new hydrant on Pearl Street 
Extension and Elm Street. 

8. Water main(s) size and location. 

The Portland Water District maintains a 16-inch line in Somerset Street.  An 8-inch line looped 
between the 16-inch main in Somerset Street and a 6-inch main in Preble Street. 
 

9. Access to all structures (min. 2 sides). 

The structure will be accessible from two sides except for Parking Garage #2, which will have 
major access from Somerset Street.  Access for emergency vehicles could occur on the trail, 
which was designed with a 16-foot section and reportedly designed for fire apparatus loads.  
(Confirmation of the basis of design should be verified by the City of Portland and MDOT). 
 

10. A code summary shall be included referencing NFPA 1 and all fire department technical 
standards. 

NFPA 1 – Chapter 18 Fire Department Access and Water Supply 
 
18.2 Fire Department Access: 
 

The streets in the area have 12-foot travel lanes and a minimum pavement width of 24 
feet.  The pavement expands to 32 feet in areas with designated deliveries and parking.  
The applicant will be constructing a driveway from Somerset Street on Pearl Street 
Extension.  The width of this driveway varies from 21 to 24 feet. 

 
Per NFPA 1 – Chapter 18.2.3.2.2.1, all first story floors shall be located not more than 
450 ft. from a Fire Department access road. 

 
City of Portland Technical Manual – Section 3 Public Safety 
 
3.4.1 Every dead-end roadway more than one hundred fifty (150’) feet in length shall provide a 
turnaround at the closed end.  Turnarounds shall be designed to facilitate future street 
connectivity and shall always be designed to the right (refer to Figure I-5). 
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Supporting Evidence:  The applicant is proposing Pearl Street Extension as a driveway.  The City 
of Portland may construct this as a through street between Somerset and Marginal Way sometime 
in the future.  The City would need to acquire additional property in the future in order to 
construct Pearl Street Extension as a public street. 
 
3.4.2 Where possible, developments shall provide access for Fire Department vehicles to at least 
two sides of all structures.  Access may be from streets, access roads, emergency access lanes, or 
parking areas. 
 
Supporting Evidence:  The buildings are accessible on two sides except for: 
 

• midtown 1 which will have a 21 to 24 foot driveway in the Pearl Street Extension Right-
of-Way and access for emergency vehicles along the trail; 
 

• Parking Garage #2 which will have a rear face along the trail; and 
 

• midtown 4 which has driveway or trail access on both sides of the building. 
 
3.4.3 Building setbacks, where required by zoning, shall be adequate to allow for emergency 
vehicle access and related emergency response activities and shall be evaluated based on the 
following factors: 
 

• Building Height. 
• Building Occupancy. 
• Construction Type. 
• Impediments to the Structures. 
• Safety Features Provided. 

 
Supporting Evidence:  Refer to the Site Plans, Utility Plans and information provided herein. 
 
3.4.4. Fire Dept. access roads shall extend to within 50’ of an exterior door providing access to 
the interior of the structure. 
 
Supporting Evidence:  The public streets and building locations will allow an emergency vehicle 
to pull within 19 feet of the structure. 
 
3.4.5. Site access shall provide a minimum of nine (9) feet clearance height to accommodate 
ambulance access. 
 
Supporting Evidence:  There are no planned obstructions except for the possibility of an upper 
level connector between midtown 1 and Parking Garage #1.  This would be elevated well above 
the height of any emergency vehicle. 
 
3.4.6. Elevators shall be sized to accommodate an 80 x 24 inch stretcher. 
 
Supporting Evidence:  The building designs meet this requirement. 
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3.4.7. All structures are required to display the assigned street number.  Numbers shall be clearly 
visible from the public right of way. 
 
Supporting Evidence:  The applicant will work with the City’s Public Services Division to assign 
street addresses and numbering to meet City Standards. 

 
If you need any further information, please contact our office. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
William G. Hoffman, P.E. 
President 
 
WGH/smk 
 
Enclosure 
 
c: Matt Jeffries 
 Greg Shinberg 
 Rick Knowland 
 
R:\3062\Admin\Permitting\Local\3062 2013.05.23 Pirone-Fire Letter.doc 
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CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION 

   

Department 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:              
  
                                
1. Please, Submit Utility, Site, and Locus Plans.
Site Address:     
(Regarding addressing, please contact Leslie Kaynor, either at 756-8346, or at 
LMK@portlandmaine.gov) 

Chart Block Lot Number:  

Proposed Use: 
Previous Use: 

 
  

S
ite

 
C

at
eg

or
y Commercial 

Industrial (complete part 4 below) 
Governmental 
Residential 
Other (specify)  

 
Existing Sanitary Flows: GPD  
Existing Process Flows: GPD  
Description and location of City sewer, at proposed building 
sewer lateral connection: 

  
  

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

 
2. Please, Submit Domestic Wastewater Design Flow Calculations. 
Estimated Domestic Wastewater Flow Generated: GPD 
Peaking Factor/ Peak Times:  
Specify the source of design guidelines:  (i.e.   “Handbook of Subsurface Wastewater Disposal in Maine,"      “Plumbers and 
Pipe Fitters Calculation Manual,”      Portland Water District Records,     Other (specify) 

Note:  Please submit calculations showing the derivation of your design flows, either on the following page, in the 
space provided, or attached, as a separate sheet. 
 
3. Please, Submit Contact Information. 
Owner/Developer Name: 
Owner/Developer Address: 

 
 

Phone:  Fax: E-mail: 
Engineering Consultant Name:  
Engineering Consultant Address:  
Phone:  Fax: E-mail:

Phone:
 

City Planner’s Name:     
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:  GPD 
Do you currently hold Federal or State discharge permits?  Yes

Yes
 No  

Is the process wastewater termed categorical under CFR 40?   No  
OSHA Standard Industrial Code (SIC):  (http://www.osha.gov/oshstats/sicser.html)
Peaking Factor/Peak Process Times:  
 
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 traps. 
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Notes, Comments, or Calculations: 
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ATTACHMENT A 
 

MIDTOWN PROJECT DESCRIPTION 

The proposed project is a mixed-use residential/retail development in the Bayside area of Portland.  It 
consists of four buildings designated “midtownOne”, “midtownTwo”, “midtownThree”, and 
midtownFour” further described below.  The project will contribute about 87,200 square feet of direct 
street access retail space at the ground level, about 440 new apartments ranging from 400 square foot 
studios to 1,050 square foot two-bedroom units, and structured off street parking for about 800 vehicles.  

The project site is bound on the north by the Bayside Trail, on the East by Pearl Street, on the South by 
Somerset Street, and on the West by Elm Street, Chestnut Street bisects the site.  Immediately 
neighboring uses consist of Whole Foods to the southeast at Somerset and Franklin, warehousing and 
open land along Somerset Street opposite the project and low-rise retail and commercial development 
supported by surface parking extending from the Bayside Trail to Marginal Street to the North.  Low and 
mid-rise residential development extends up the slope from Somerset Street to Portland’s downtown 
district along Congress Street.  

The proponent’s intent is to lead the way in creating a compact walkable mixed-use residential “main 
street” anchoring the Bayside neighborhood with continuous retail frontage along Somerset Street, while 
also improving the trail.  

Concurrent with the project, both Somerset Street and the Bayside Trail will be raised above flood level 
from Pearl Street to Elm Street.  Future projects may be expected to raise this infrastructure to the East 
and West of the project site.  Pearl Street to the north of Somerset Street has been designed in such a way 
as to allow its extension to Marginal Street in the future.  

midtownOne and Two are located between Pearl and Chestnut Street.  They are separated by a mews and 
courtyard providing public access between Somerset Street and the Bayside Trail.  midtownOne will be a 
six-story building containing 80 dwelling units in a mix of studio, one, and two bedroom apartments with 
a main entrance on Pearl Street and a secondary entrance on the courtyard.  The ground floor retail space 
is provided with frontage on Somerset Street, the mews, and the courtyard.  midtownOne’s façade will be 
a mix of cement fiberboard and enameled metal panels. 

midtownTwo is a seven story-parking garage.  The entire ground floor is retail space accessible from 
Somerset Street, Chestnut Street, and the Trail.  Elevator and stair cores are located in the northeast and 
southwest corners to provide access and egress to the mews/courtyard at one end and the corner of 
Somerset and Chestnut streets at the other.  Garage vehicular entrance and retail service access is located 
at the eastern end to allow the greatest flexibility in retail leasing.  Building B’s facades will consist of 
architectural precast concrete, painted railings, and “green screen” living plant panels.  

The four buildings abut public space on all sides and therefore do not have “fronts” and “backs”.  All 
facades of each building are composed of the same materials.  

midtownThree is located between Chestnut Street and the Bayside Trailhead connection at the 
intersection of Elm and Somerset Streets.  It consists of 260 apartments in a mix of one and two bedroom 
dwelling units in a pair of five story buildings over a continuous one-story retail base.  The retail space 
has frontage on all four sides, although access to/from the trail is prevented by a six-foot high berm 
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containing contaminated soil abutting the building along most of its trailside facade.  Apartments are 
accessed through a lobby and elevators on Chestnut Street.  Service is located at a single point along 
Somerset Street contiguous with the apartment building cores.  The unobstructed retail space west of 
these core functions allows the greatest possible flexibility to attract the variety and high quality of 
merchants who will make the project a success and contribute to the pedestrian desirability of Somerset 
Street.  

midtownFour is of similar construction to midtownOne and Three; five stories of residential development 
over one story of retail space.  This building will have 100 studio or loft apartment units with a lobby 
entry facing Elm Street near the trail.  Retail frontage will face Elm Street and the trail.  The buildings 
service entrance will be located to the east adjacent to the building’s entrance.  Move in/move out, 
delivery and trash/recycling vehicles will use the pull-off provided on Elm St for convenient access to 
these entrances.  This building’s façade will also be composed of a combination of enameled metal panels 
and cement fire boards constructed as an energy efficient “rain-screen” enclosure.  

In total the project will consist of approximately 87,200 square feet of retail space in the four buildings, 
approximately 440 new apartments in three building to provide housing for 500-600 residents, and about 
800 off-street parking spaces, providing one space per dwelling unit and four spaces per thousand square 
feet of retail space.  The development of the midtown buildings will provide essentially continuous active 
street frontage along Somerset, Chestnut, Pearl, and Elm Streets and along the Bayside Trail.  The height 
of the residential buildings at 72 feet, and of the parking garage at 92 feet, are substantially lower than the 
105 and 125 foot heights allowed by the B-7 height overlay for these parcels.  The design of the buildings 
will be in keeping with planning guidelines for the district.  This project will bring great enhancement to 
Somerset Street, provide residential development immediately adjacent and overlooking the Bayside 
Trail, and will provide the catalyst for a walkable retail district from Whole Foods to Trader Joe’s in the 
spirit of Portland’s other great streets.  

Prepared by  
 
David Hancock 
CBT Architects 



 
 
 
 
 
 
 

ATTACHMENT B 
 

EVIDENCE OF RIGHT, TITLE & INTEREST 
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ATTACHMENT C 
 

UTILITIES NARRATIVE 

The public utility providers which will serve the project are as follows: 
 
Water 
Attn: Rico Spugnardi 
Portland Water District 
22 Douglas Street 
P.O. Box 3533 
Portland, Maine 04104 
207.761.8310 

Sewer 
Attn: David-Margolis-Pineo, P.E. 
City Of Portland 
Public Services Engineering Dept. 
55 Portland Street 
Portland, Maine 04102 
207.87 4.8840 

Power 
Attn: Jamie Cough 
Central Maine Power 
162 Canco Road 
Portland, Maine 04103 
207.791.1023 

Telephone 
Attn: John Capnio 
Fairpoint Communications 
5 Davis Farm Road 
Portland, Maine 04103 
207.797.1842 

Cable 
Attn: Andrew Trottier 
Time Warner Cable 
118 Johnson Road 
Portland, Maine 04102 
877.546.0962 

Natural Gas 
Attn: Joe Render, Kelly Fowler 
Unitil (formerly Northern Utilities) 
1075 Forest Avenue 
Portland, Maine 04103 
207.541.2505 

 
Previous but recent approvals for the midtown project demonstrated the utility infrastructure was 
adequate to serve the project.  CMP cautioned the electrical demand was approaching a threshold 
wherein an upgrade to the substation behind the Portland Post Office would be required.  This 
new application will place substantially less demand on the utility infrastructure than the 
previous plan.  This is demonstrated by the following comparison of the scope of the project: 
 
 

Previous Proposed Change 
100,000 SF of Retail 87,200 SF of Retail -12,800 SF of Retail 

560 Apartments 440 Apartments -120 Apartments 
160 Condominiums -- -160 Condominiums 

 
For this new application, the applicant is proposing to rely upon the “ability to serve” letters that 
were secured from the various utilities for the prior project on file with the City.  The exception 
to the ability to serve without any reservation concerned the capacity of the substation that 
provides power for the project.  Jamie Cough of CMP had noted during utility coordination 
meetings for the project design that the substation would be adequate for phase 1 of the prior 
project but phase 2 and 3 might place an untenable load upon the substation. The applicant is 
confident the combination of the following will keep the electric demand levels below those 
which would exceed current capacity of the existing substation: 
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1. The substantial reduction in the size and scope of the project of this application compares 
with the prior application;  

2. The use of highly efficient lighting and power equipment; and 

3. The use of  natural gas in lieu of electrical power, where appropriate, to reduce the electrical 
demand. 

 
The precise method of avoiding a demand which exceeds CMP’s substation capability at the Post 
Office will be part of the final building design of the mechanical and electrical engineers. 
 
The applicant will coordinate with CMP during the design of the building. 
 
The applicant will confirm with the City of Portland’s Planning Staff to see if updated “ability to 
serve” letters are required for the new project. 



FAY, SPOFFORD & 
THORNDIKE 

ENGINEERS 778 Main Street, Suite 8 
South Portland, ME 04106 
Toll Free:  800.835.8666 
Main: 207.775.1121 
Fax:  207.879.0896 
www.fstinc.com 
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PROJECT UTILITIES NARRATIVE 

PREPARED BY FAY, SPOFFORD & THORNDIKE* 
 
The applicant has investigated the availability of utility service in the area.  Sketches showing 
the current sewer, water, storm drainage, gas, communications, and electrical services along 
the streets, which front the project, which initiated the utility, reviewed last fall are attached.  
Owen Haskell’s Inc. existing conditions survey was updated following the area being Dig-
Safed to assist in determining the location of the utilities in the area. 
 
All utilities except a limited amount of storm drainage will come from services along 
Somerset Street.  The exceptions are: 
 
1. Sewer, power, and water services for midtown one will come from services connected to 

extensions of the mains on Pearl Street from Somerset Street; 
 
2. midtown two and three will have sewer services from the Chestnut Street sewer; 
 
3. Midtown four will have sewer, water, gas, power, and communications services from 

utility extensions along Elm Street; and 
 
4. The distribution system for power and individual services to Phases 1, 2, and 3 of the 

midtown project will come from the northerly (public trail side) of the project. 
 
Conservative assumptions were used to determine a flow rate for use in requesting the ability 
to serve the project with sewer and water.  The flows used for this purpose were based upon 
a tabulation of flow for water and sewer based upon the Maine State Plumbing Code Part II 
and assumed uses within the project.  This tabulation is attached and shows that a flow of 
about 170,000 gallons per day was used when the ability to serve letter was requested from 
both the City (sewer) and the Portland Water District. 
 
The utility service adjustments, replacement, and design required numerous meetings with 
the utility providers, the City and the Federated team to insure the layout met the utility 
needs of the project, did not preclude future development in other portions of Bayside, to 
satisfy aesthetic concerns, and to avoid conflict with other project elements.  Resolution of 
utility issues is also needed as part of the City’s application to re-subdivide the property since 
the requirement to place the utilities underground is part of the subdivision.  Federated will 
become the owner of the lots with the City retaining lots two and nine.   
 
*DeLuca-Hoffman Associates, Inc. was acquired by Fay, Spofford & Thorndike.  The two names are used 
interchangeably in portions of the midtown documents. 
 

http://www.fstinc.com/
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WATER: 
 
The Portland Water District’s ability to serve letter for the project is enclosed with a 
schematic of the area showing hydrants and recent hydrant flow data.  The data shows the 
16-inch main on Somerset Street or is expected to have adequate fire flow capacity.  
Estimate of the available fire flow will consider a pressure reduction of about 75 psi to 
account for the elevation difference between the top and bottom floors of the building.  
Losses inside the building and the sprinkler distribution system will need to be computed by 
the designer of the sprinkler system.  The Portland Water attended several of the utility 
coordination meetings.  Their comments have been fully addressed except for a requirement 
to conduct test pits to allow the relative water main and lightweight concrete elevations to be 
confirmed such that adequate provisions are made to protect the main during construction. 
 
SEWER: 
 
The separated sewer along Somerset Street has stubs that were placed for serving the project 
site.  Some of these existing stubs will be used but other new services will be required as 
shown on the utility plans that accompany this application.  A wastewater capacity 
application was submitted and was acted upon in September.  The ability to serve and 
capacity letter received from the City of Portland is enclosed.  David Margolis-Pineo 
facilitated many of the utility coordination meetings as well as reviewed the sewer plans for 
the project. 
 
Grease traps to permit potential restaurants to occupy portions of the project were recently 
added to the plans.  Midtown 1, 2, 3, and 4 will have this capacity.  The plans also include oil 
water separators and service connections for the internal decks of the parking garage with 
surface waters from the top deck being directed to the water quality pretreatment systems 
prior to discharge to municipal storm drains. 
 
GAS: 
 
Unitil has indicated they have the ability to serve the project but work will be required to 
permit the project to use gas as a major energy supplier for the project and will include 
replacement of the gas line along the portions of Somerset Street where reconstruction to 
raise the street elevation is proposed. 
 
DRAINAGE:   
 
The project site is served by a separated storm sewer, which was constructed as part of a 
sewer separation project in about 2003.  The City’s storm drain construction included 
drainage stubs to serve the project.  A formal drainage study has been prepared to determine 
storm water generation for the project. 
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The project is required to meet water quality standards, which will need to be constructed on 
site.  A series of options to meet the stormwater quality standards is provided in the 
stormwater management plan that accompanies this submission.  The selected options are 
depicted on the plan set that accompanies this application. 
 
POWER AND COMMUNICATIONS: 
 
The existing electrical and communications lines are currently overhead along Somerset 
Street.  The power includes a three-phase service.  The overhead lines are on the opposite 
side of the street from Phase 1 but on the project side of Somerset Street for Phases 2 and 3. 
The telephone and communications lines will be placed underground on the northerly side 
of Somerset Street when it is reconstructed.  Central Maine Power Company has issued an 
ability to serve letter for the project with financial obligations for the relocation and new 
services under discussion between the City (who is the subdivider of the property) and 
Federated (who plans to purchase lots 1, 2, 3, 4, 6, and 7) who will construct the midtown 
project. 
 
Attachments: 
 
• Portland Water District:  Requests made by the applicant’s engineers and letter of ability 

to serve from Portland Water District. 

• Fairpoint Communications:  Requests made by the applicant’s engineers and letter of 
ability to serve from Fairpoint. 

• Time Warner Cable Ability to Serve Request 

• Central Maine Power:  Requests made by the applicant’s engineers and letter of ability to 
serve from CMP. 

• City of Portland Wastewater Capacity Application submitted by the Applicant’s agent 
and the City of Portland Approval. 

• Sketches of Sewer, Water, Storm Drainage, Gas, Communications, and Electrical 
Services Along the Streets. 

 
The utility plans (Drawings C-4.0 to C-4.4) show the utility extension and plans for the entire 
midtown project (i.e. phases 1, 2, and 3).  Utility approval is a portion of the applicant’s 
master plan requests. 
 
 
R:\3062\Admin\Permitting\Local\Master Plan and Level III Site Plan App\Exhibit 4 Attach\Att D - Utilities Narrative.doc 

 



 DeLUCA-HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 

778 MAIN STREET 
SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL. 207.775.1121 
FAX 207.879.0896 

 SITE PLANNING AND DESIGN 
 ROADWAY DESIGN 
 ENVIRONMENTAL ENGINEERING 
 PERMITTING 
 AIRPORT ENGINEERING 
 CONSTRUCTION ADMINISTRATION 
 

   

 
 
 
October 23, 2012 
Revised October 26, 2012 
 
 
Mr. Rico Spugnardi 
Portland Water District 
225 Douglass Street 
PO Box 3553 
Portland, ME  04104-3553 
 
Subject: Proposed Maritime Landing Project 
 Somerset Street – Portland, Maine 
 (Revised Usage) 
 
Dear Rico: 
 
DeLuca Hoffman Associates, Inc. has been retained by The Federated Companies who plan on 
developing a mixed-use project on Somerset and Chestnut Street.  Retail shops or restaurants are 
anticipated to occupy the ground floor level with about 12 stories of housing on each of the five 
buildings.  An aerial photograph of the site and a survey are enclosed which identify the locus of 
the site.  The development would include several multi level buildings and a parking garage.   
 
The average daily consumptive flows are not expected to exceed 170,000 gallons per day, an 
average of 118 gallons per minute, and a peak flow of about 400 gallons per minute.  There may 
be a small irrigation system for landscaping and the buildings will be sprinkled with fire services. 
 
Our office is interested in the following information: 
 
1. A map of the area bounded by and including Preble Street, Marginal Way, Franklin Arterial, 

and Somerset Street showing the existing water system in this area as well as records of 
hydrant tests. 

 
2. If Portland Water District plans any construction projects in this area in the near or 

immediate future? 
 
3. Can each building have its own service if there are multiple buildings even though there may 

be a single owner? 
 
4. Verification that Portland Water District has the ability to provide water for the project. 
 



DeLUCA HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 

 
Mr. Rico Spugnardi 
October 23, 2012 
Revised October 26, 2012 
Page 2 
 
If you have any questions with regards to this request, please contact our office. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
William G. Hoffman, P.E. 
President 
 
WGH/cmd 
 
c: Matt Jefferies 
 Greg Shinberg 
 AP Means – Glissen Havu 
 
Enclosure 
 
R:\3062-Maritime Landing\Admin\Correspondence Out\3062 2012.10.26 PWD.doc 
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The exact size and makeup of the mixed use development is unknown and subject to refinement.

Use Number Unit
Unit Flow

(gpd)
Total Flow

(gpd)
Residential 800 Units 180          144,000      

Retail 8 Toilets 325          2,600          
75 Employees 12            900             

Restaurants 900 Seats 25            22,500        

Total 170,000      

Basis:

Housing units with an average of two bedrooms.
Restaurants at two meals per day average.

These flows are based upon the State of Maine Subsurface Disposal Rules.

Peaking factor….flow of 170,000 is equal to a population equivalent of 2615.38

Per 10 State Standards, the peaking factor would be in the order of 3.5 (Page 2-3 Figure 1).

Actual flows may be substantially less.  These data are for ability to serve request only, not for use 
computation.

A program that DeLuca-Hoffman Associates, Inc. would anticipate to be adequate and conservative for the 
"ability to serve" requests for water and sewer would be as follows:

Generally, DeLuca-Hoffman Associates, Inc.  finds the rates in the Code to be about double average daily 
flows.

Federated Maritime Landing
Portland, Maine

October 26, 2012
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November 12, 2012 
 
 
 
Mr. Marty Pease 
FairPoint Communications 
5 Davis Farm Road 
Portland, ME  04103 
 
Subject: Request for Ability to Serve 
 Proposed Maritime Landing Project  
 Somerset Street – Portland, Maine 
 
Dear Mr. Pease: 
 
The Federated Companies intends to construct a mixed-use project on Somerset Street in 
Portland, Maine.  A conceptual rendering of the proposal is enclosed.  This will be changed as 
the design proceeds and may be further altered between the three phases of construction.   
 
Our office has been retained by The Federated Companies to assist in the civil engineering and 
preparation of permit applications.  The exact number of living units, retail, or commercial 
spaces will be better known in several months.  However, we are confident the mix will not 
exceed the following: 
 
• 800 residential dwelling units; 
• Restaurants with a seating capacity of 900; and 
• 100,000 square feet or retail or commercial space. 
 
Parking garages will be constructed on site and will provide approximately 1,000 parking spaces. 
 
On behalf of The Federated Companies, we are requesting the following information as soon as 
possible: 
 
1. What facilities does FairPoint have on Somerset Street or in the vicinity of the project?  (If 

mapping exists, please send us a copy.) 
 
2. Does Fairpoint expect to have or expect to be able to provide communication systems in the 

vicinity and to support the project? 
 

3. Will you be the point of contact at FairPoint for this project? 
 
We are required to include ability to serve letters from all utility providers as part of our 
first technical submission for the City application which we would like to make around 
December 1, 2012. 
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If you have any questions or need further clarification of the project, please contact our office. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
William G. Hoffman, P.E. 
President 
 
WGH/cmd 
 
Enclosure 
 
c: Greg Shinberg 
 Matt Jefferies 
 
R:\3062-Maritime Landing\Admin\Correspondence Out\Utilities\3062 2012.11.12 (Fairpoint).doc 



























 DeLUCA-HOFFMAN ASSOCIATES, INC. 
CONSULTING ENGINEERS 

778 MAIN STREET 
SUITE 8 
SOUTH PORTLAND, MAINE 04106 
TEL. 207.775.1121 
FAX 207.879.0896 

 
 SITE PLANNING AND DESIGN 
 ROADWAY DESIGN 
 ENVIRONMENTAL ENGINEERING 
 PERMITTING 
 AIRPORT ENGINEERING 
 CONSTRUCTION ADMINISTRATION 

   

 
 
November 12, 2012 
 
 
 
Ms. Kelly Fowler, Sr. Business Development Rep. 
Unitil 
1075 Forest Avenue 
P.O. Box 3586 
Portland, Maine 04104 
 
Subject: Request for Ability to Serve  
 Proposed Maritime Landing Project  
 Somerset Street – Portland, Maine 
 
Dear Ms. Fowler: 
 
The Federated Companies intends to construct a mixed-use project on Somerset Street in 
Portland, Maine.  A conceptual rendering of the proposal is enclosed.  This will be changed as 
the design proceeds and may be further altered between the three phases of construction.   
 
Our office has been retained by The Federated Companies to assist in the civil engineering and 
preparation of permit applications.  The exact number of living units, retail, or commercial 
spaces will be better known in several months.  However, we are confident the mix will not 
exceed the following: 
 
• 800 residential dwelling units; 
• Restaurants with a seating capacity of 900; and 
• 100,000 square feet or retail or commercial space. 
 
Parking garages will be constructed on site and will provide approximately 1,000 parking spaces. 
 
On behalf of The Federated Companies, we are requesting the following information as soon as 
possible: 
 
1. Assuming the above are typical residential apartments, restaurants, and retail space, what 

would you expect the typical demand or range of demand would be: 
 

• Gas heat? 
 
• Gas heat with stove and clothes dryer? 
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2. What utility systems does Unitil have on Somerset Street or in close proximity to the project? 
 
3. Does Unitil expect to have or expect to be able to provide natural gas service options for the 

project tenants? 
 
4. Will you be the point of contact at Unitil for this project? 
 
We are required to include ability to serve letters from all utility providers as part of our 
first technical submission for the City application which we would like to make around 
December 1, 2012. 
 
If you have any questions or need further clarification of the project, please contact our office. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
William G. Hoffman, P.E. 
President 
 
WGH/cmd 
 
Enclosure 
 
c: Greg Shinberg 
 Matt Jefferies 
 
R:\3062-Maritime Landing\Admin\Correspondence Out\Utilities\3062 2012.11.12 (Unitil).doc 
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November 12, 2012 
 
 
 
Mr. Jamie Cough 
Central Maine Power Company 
162 Canco Road 
Portland, ME  04103 
 
Subject: Request for Ability to Serve 
 Proposed Maritime Landing Project  
 Somerset Street – Portland, Maine 
 
Dear Jamie: 
 
The Federated Companies intends to construct a mixed-use project on Somerset Street in 
Portland, Maine.  A conceptual rendering of the proposal is enclosed.  This will be changed as 
the design proceeds and may be further altered between the three phases of construction.   
 
Our office has been retained by The Federated Companies to assist in the civil engineering and 
preparation of permit applications.  The exact number of living units, retail, or commercial 
spaces will be better known in several months.  However, we are confident the mix will not 
exceed the following: 
 
• 800 residential dwelling units; 
• Restaurants with a seating capacity of 900; and 
• 100,000 square feet or retail or commercial space. 
 
Parking garages will be constructed on site and will provide approximately 1,000 parking spaces. 
 
On behalf of The Federated Companies, we are requesting the following information as soon as 
possible: 
 
1. Does CMP expect to have or expect to be able to provide sufficient electrical power for the 

project? 
 
2. Assuming the above are typical residential apartments, restaurants, and retail space, what 

would you expect the typical power demand or range of power demand would be: 
 

• With electric heat and appliances? 
 

• Without electric heat and major appliances but including electric stove and clothes 
dryers? 
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• Without electric heat, stoves, or clothes dryers? 
 
We recognize that actual loads will need to be provided to you as the design is developed.  
Therefore, the questions above request you provide a ballpark or range of consumption. 
 
Follow-up Questions: 
 
We have other questions and suggest that a meeting to discuss these may be in order.   
 
1. A previous proposal for the westerly side of the site included removal of the overhead power 

line along the frontage and placing it underground.  A copy of the utility plan for the prior 
proposal is included with this letter.  Several questions relative to underground power as 
illustrated on the previous utility plan include:   
 
• Who is responsible for installation and the cost of the underground power system (How 

much does the developer pay for placement of the line underground?)? 
 

• Was CMP involved in the development and design of the previous proposal? 
 

• Does the previous proposal appear to be consistent with CMP design and related 
requirements? 

 
2. Part of the street is below elevation 10 which is the current 100-year flood elevation in Back 

Cove.  This project is hydraulically connected to Back Cove through the City’s storm drain 
system: 

 
• Does CMP have concerns about the placement of underground duct banks below the 100-

year flood plain in a saltwater environment? 
 

• If so, can this be mitigated through the use of watertight manhole covers, etc? 
 

3. The site will be heavily developed with extremely limited open space. 
 

• Is it possible for transformers to be located within the parking garages? 
 
4. Will you be the point of contact at CMP for this project? 
 
We are required to include ability to serve letters from all utility providers as part of our 
first technical submission for the City application which we would like to make around 
December 1, 2012. 
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If you have any questions or need further clarification of the project, please contact our office. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
William G. Hoffman, P.E. 
President 
 
WGH/cmd 
 
Enclosure 
 
c: Greg Shinberg 
 Matt Jefferies 
 
R:\3062-Maritime Landing\Admin\Correspondence Out\Utilities\3062 2012.11.12 (CMP).doc 
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November 12, 2012 
 
 
 
Mr. Andrew Trottier 
Time Warner Cable 
118 Johnson Road 
Portland, ME  04102 
 
Subject: Request for Ability to Serve 
 Proposed Maritime Landing Project  
 Somerset Street – Portland, Maine 
 
Dear Mr. Trottier: 
 
The Federated Companies intends to construct a mixed-use project on Somerset Street in 
Portland, Maine.  A conceptual rendering of the proposal is enclosed.  This will be changed as 
the design proceeds and may be further altered between the three phases of construction.   
 
Our office has been retained by The Federated Companies to assist in the civil engineering and 
preparation of permit applications.  The exact number of living units, retail, or commercial 
spaces will be better known in several months.  However, we are confident the mix will not 
exceed the following: 
 
• 800 residential dwelling units; 
• Restaurants with a seating capacity of 900; and 
• 100,000 square feet or retail or commercial space. 
 
Parking garages will be constructed on site and will provide approximately 1,000 parking spaces. 
 
On behalf of The Federated Companies, we are requesting the following information as soon as 
possible: 
 
1. What facilities does Time Warner have on Somerset Street or in close proximity to the 

project?  (If mapping is available, please send us a copy for this area.) 
 
2. What type of service do you anticipate being able to provide for the project? 

 
3. Will you be the point of contact at Time Warner for this project? 
 
We are required to include ability to serve letters from all utility providers as part of our 
first technical submission for the City application which we would like to make around 
December 1, 2012. 
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If you have any questions or need further clarification of the project, please contact our office. 
 
Sincerely, 
 
DeLUCA-HOFFMAN ASSOCIATES, INC. 
 
 
 
William G. Hoffman, P.E. 
President 
 
WGH/cmd 
 
Enclosure 
 
c: Greg Shinberg 
 Matt Jefferies 
 
R:\3062-Maritime Landing\Admin\Correspondence Out\Utilities\3062 2012.11.12 (Time Warner).doc 
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CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION 

   

Department 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:              
  
                                
1. Please, Submit Utility, Site, and Locus Plans.
Site Address:     
(Regarding addressing, please contact Leslie Kaynor, either at 756-8346, or at 
LMK@portlandmaine.gov) 

Chart Block Lot Number:  

Proposed Use: 
Previous Use: 

 
  

S
ite

 
C

at
eg

or
y Commercial 

Industrial (complete part 4 below) 
Governmental 
Residential 
Other (specify)  

 
Existing Sanitary Flows: GPD  
Existing Process Flows: GPD  
Description and location of City sewer, at proposed building 
sewer lateral connection: 

  
  

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

 
2. Please, Submit Domestic Wastewater Design Flow Calculations. 
Estimated Domestic Wastewater Flow Generated: GPD 
Peaking Factor/ Peak Times:  
Specify the source of design guidelines:  (i.e.   “Handbook of Subsurface Wastewater Disposal in Maine,"      “Plumbers and 
Pipe Fitters Calculation Manual,”      Portland Water District Records,     Other (specify) 

Note:  Please submit calculations showing the derivation of your design flows, either on the following page, in the 
space provided, or attached, as a separate sheet. 
 
3. Please, Submit Contact Information. 
Owner/Developer Name: 
Owner/Developer Address: 

 
 

Phone:  Fax: E-mail: 
Engineering Consultant Name:  
Engineering Consultant Address:  
Phone:  Fax: E-mail:

Phone:
 

City Planner’s Name:     
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:  GPD 
Do you currently hold Federal or State discharge permits?  Yes

Yes
 No  

Is the process wastewater termed categorical under CFR 40?   No  
OSHA Standard Industrial Code (SIC):  (http://www.osha.gov/oshstats/sicser.html)
Peaking Factor/Peak Process Times:  
 
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 traps. 
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Notes, Comments, or Calculations: 
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Public Services Department        CORRECTED COPY 
Michael J. Bobinsky, Director                            
            4 October 2013 
Mr. William G. Hoffman, P.E.,  
Fay, Spofford & Thorndike, 
778 Main Street, Suite 8, 
South Portland, Maine 04106 

 
RE: The Capacity to Handle Wastewater Flows, from “midtown,” the Mixed Use (Residential, 
Retail, Parking Garage) Development Towers Proposed by Federated Companies, along The 
Northern Side of Somerset Street (23-63 Somerset), between Pearl Street Extension and Chestnut 
Street (Phase 1) and Continuing along The Northern Side of Somerset Street (69-105 Somerset), 
from Chestnut to Elm Street (Phases 2 and 3) including (127-161 Elm Street).  
 
Dear Mr. Hoffman: 
 
It has come to my attention that this project, formerly known as “Maritime Landing,” is now known as 
“midtown.”  This letter corrects the name of the project and supercedes the letter of 2 October 2013.   
 
The existing thirty-six inch, fifty-four inch, and sixty-six inch reinforced concrete sewer pipes, located 
in Somerset Street, have adequate capacity to transport, while The Portland Water District sewage 
treatment facility, located off Marginal Way, has adequate capacity to treat, the total anticipated 
increase in wastewater flows of 171,110 GPD, from the proposed mixed use development towers. 
 
The City combined sewer overflow (C.S.O.) abatement consent agreement (with the U.S.E.P.A., and with 
the Maine D.E.P.) requires C.S.O. abatement, as well as storm water mitigation, in order to offset any 
increase in sanitary flows, from all projects.  If the City can be of further assistance, please call 874-8832. 
  

Sincerely, 
 CITY OF PORTLAND 

 
        Frank J. Brancely, B.A., M.A. 
        Senior Engineering Technician 
FJB 
 
 
 
 
                                                                                                                                                                                                                                                        C:\Frank’s\Capacity Letters\Somerset Street 23-105 & Elm Street 127-161       
          O:\Engshare\FJB\Capacity Letters\Somerset Street 23-105 & Elm Street 127-161       
  
   
   

   



                                                                                                                                                                                                                                                                                  
  

 

 
 
 
 
Mr. William G. Hoffman, P.E., 
DeLuca-Hoffman Associates, 
Somerset Street 23-105 & Elm Street 127-161, 
Page 2 of 2,     
October 2, 2013. 
 
 

 
 
 

 
Anticipated Increase in Wastewater Flows from the Proposed  

Residential, Retail, Restaurant and Parking Garage Units 
 
The Proposed Residential Units: 
  800 Proposed Units @ 180 GPD/Unit     =   144,000 GPD 
 
The Proposed Retail Outlets: 
    75 Proposed Employees @ 12 GPD/Employee               =           900 GPD 
      8 Proposed Toilets @ 325 GPD/Toilet                =        2,600 GPD 
 
The Proposed Restaurants: 
  900 Proposed Seats @ 25 GPD/Seat     =      22,500 GPD 
 
The Proposed Parking Garages: 
1,110 Proposed Spaces @ 1GPD/Space     =        1,110 GPD 
Total Wastewater Design Flow, from the Proposed Mixed Use Project:       =    171,110 GPD 

  
 Total Anticipated Increase in Wastewater Flows for this Project  =    171,110 GPD 

 
 
 
 
 
CC: Jeffrey Levine, Director, Department of Planning, and Urban Development, City of Portland 
 Barbara Barhydt, Development Review Services Manager, Department of Planning, and Urban Development, City of Portland 
 Rick Knowland, City Planner, Department of Planning, and Urban Development, City of Portland 
 David Margolis-Pineo, Deputy City Engineer, City of Portland 

Michael Farmer, P.E., Project Engineer, City of Portland 
 Bradley A. Roland, P.E., Environmental Projects Engineer, City of Portland 
 John Emerson, Wastewater Coordinator, City of Portland  
 Rhonda Zazzara, Field Inspection Coordinator, City of Portland 
 Harold Downs, Senior Wastewater Technician, City of Portland  
 Jane Ward, Administrative Assistant, City of Portland 
 
 
  
 
 



 
 
 
 
 
 
 

ATTACHMENT D 
 

WRITTEN ASSESSMENT OF PROPOSED PROJECT’S COMPLIANCE 
WITH APPLICABLE ZONING AND B-7 LAND USE REQUIREMENTS 

 
 
 



Summary of B-7 Standards  -- 17 October 2014 
 

 

      17 October 2014,  page 1 

Principle A, Urban Design  Plan for midtown Development  midtown Preliminary Level III Design  
Standard A-1 Sense of Place ■ The identity and “sense of place” of Bayside is based on 

design elements that contribute to the character of the 
district.  
 
The Plan for midtown Development responds to listed 
characteristics as follows:  
· Forms strong street edge as existing pattern 

development;  
· Extends the street grid at Pearl, Chestnut, and Elm 

streets;  
· Raises Somerset St in response to flood concerns 

(topography);  
· Maintains view corridors to and between Downtown, 

Back Cove, Deering Oaks and the East End; 
· Buildings are arranged to allow access to light and air;  
· Street extensions and Mews provide public connection 

to the pedestrian and bicycle network and other public 
spaces;  

· Access to the regional transportation system is 
provided via Somerset St to Franklin to I-295; and  

· Providing an opportunity for innovative architectural 
and landscape design.  

 
 
The Plan for midtown Development has characteristics 
which strengthen the identity of the Bayside district by:  
· Enhancing the artistic personality of Bayside in the 

future;  

 
 
 
 
midtown building designs respond as follows: 
 
· Forms street edges at Somerset, Pearl, Chestnut and 

Elm Streets;  
· Mediates the grade change between the new 

elevation of Somerset Street and the Bayside Trail 
with gentle steps and ramps; 

 
 
 
 
· Public Mews between Garage midtownTwo and 

Apartment midtownOne provides pedestrian and 
visual continuity of Myrtle St; 
 
 

· The buildings have been designed in a modern or 
contemporary aesthetic using a muted range of 
warm natural neutral colors with vibrant accents  
 

midtown building designs support the intent of the   
Plan for Development by: 
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· Respecting the industrial vernacular of existing 
buildings;  

· Encouraging innovative architectural design that 
expresses the aesthetic of the time in which it was 
built;  

· Strengthening the connections to adjacent 
neighborhoods of Bayside, Downtown, Back Cove, 
Deering Oaks, and the East End by providing one side 
of a dense pedestrian-oriented commercial spine 
along Somerset Street;  

· preserving views;  
· Mitigating traffic/pedestrian concerns across major 

streets through design of ADA access ramps and 
painted crosswalks;  

· Creating mixed retail and residential uses that have a 
neighborhood main street scale;  

· Creating neighborhood green spaces as places to 
gather; and  

· Utilizing native plant materials in landscaping.  
 
Characteristics in The Vision for Bayside that are not 
applicable to the Plan for midtown Development: 
· Encouraging adaptive reuse;  
· Respecting the “patina” of age and maintaining 

historic materials;  
· Mitigating the widths of the major arterials such as 

Marginal Way and Franklin Arterial which border the 
neighborhood because these arterials are not within 
the Development Plan area; and,  

· Highlighting Portland and Cumberland Streets as 
“Main Streets” to the traditional residential portions 
of the neighborhood, as these streets are not within 
the Development Plan area. 

· Design in modern industrial style; 
 

· Innovative and contemporary use of materials and 
color;  
 

· Provides continuous retail frontage on Somerset  
and Elm Streets; 
 
 
 
 
 
 
 

· Provides mixed use of residential over retail; 
 

· Provides Mews and Courtyard; enhances the 
Bayside Trail; and 

· Design will utilize drought-tolerant native and non-
invasive species 
 

 
· No buildings exist on site; 
· No historic materials exist on site; 

 
· Site does not border these streets; 

 
 
 
· Site does not border these streets 
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Standard A-2 Edges and 
Transitions 

■ Transitions between larger scale mixed use buildings and 
smaller scale residential uses shall be designed so that 
there is a seamless connection. 
 
The area planned for midtown Development does not 
directly abut smaller scale residential areas of Bayside. Its 
immediate neighbors are unbuilt land, an unredeveloped 
factory/warehouse across Somerset Street and 
commercial open parking lots with low-rise commercial 
development on the opposite side of the trail.  
 
The Plan for midtown Development therefore does not 
delineate transitions between the larger scale and the 
smaller scale elements of the Bayside zone. 
 
The Plan for midtown Development provides several open 
spaces that provide elegant transitions from the taller to 
the lower scale elements of the design (The Courtyard, 
The Mews, Chestnut Square, The Urban Trail). 

 
 
 
 
midtown buildings One, Two, Three, and Four are 
designed so as not to have a “back”. Blank walls are 
avoided and services areas are internal to the buildings 
and screened from view. The same materials are used 
on all sides of each building and composed to provide an 
inviting contemporary appearance. 
 
 
 
 
 
midtown design includes The Mews and The Courtyard 

Standard A-3 Gateways  Gateways serve as landmarks signal arrival and promote 
district identity. 
 
As a landmark, the buildings of midtown Development will 
be visible and identifiable to vehicular traffic. This visibility 
and identity of place is tempered by addressing the 
pedestrian scale along the trail and Somerset Street.  
 
The Plan for midtown Development is unique as the first 
extensive intervention to create a walkable main street; it 
will create an identifiable landmark within surrounding 
neighborhoods and district. This landmark status will be 
emphasized by distinctive paving patterns, landscaping, 

 
 
 
The midtown Apartment buildings have been designed 
in a unique contemporary industrial aesthetic to mark 
the beginning of this important development in Bayside.   
 
 
No less important at street level, the Garage building 
will feature a maximum retail frontage on Somerset 
Street, Chestnut Street and the Bayside Trail, enhancing 
the pedestrian experience.  Upper levels of the garage 
will be clad in architecturally detailed industrial 
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accent lighting and way finding at the pedestrian scale. materials in context with the Apartment buildings. 

Standard A-4 Views and 
Landmarks 

□ New development shall be designed with consideration of 
views and view corridors shown on Downtown Height 
Study and Bayside Height Overlay Map and other 
important views. 
 
The Plan for midtown Development includes important 
characteristics: 
· Massing articulation responds to view  corridors with 

heights substantially less than allowed 
 

· Myrtle Street and Cedar Street are not through streets 
to Somerset Street and are presently partially 
obstructed by existing buildings. 
  

· New development does not block view corridors  
 

 
 
 
· Roof top appurtenances will be screened from view 

corridors, and will not obscure important landmarks; 
  
 

 

 
 
 
 
 
midtown building designs respond to the intentions of 
the  Plan for Development by: 
· Emphasizing in its materiality and techtonic 

articulation at the corners while de-emphasizing the 
other façades; 

· Pearl St Extension is designed with potential to 
extend street grid through to Marginal Street 
 
 

· While the Myrtle St view corridor will be partially 
blocked at lower levels, The Mews provides a 
continuity of the pedestrian realm which will be 
easily visible from the lower blocks of the street; 
 

· Mechanical equipment and elevator penthouses   
will be screened 
 

· Buildings are inset at ground level, meets the agreed 
10’ setback distance from street line at second and 
third floors.  A request for a partial waiver of 
Standard A-4 that requires that new development 
be sited so that it does not block existing view 
corridors, is required to allow the garage 
midtownTwo to partially obstruct the Myrtle Street 
view corridor.   
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Standard A-5 Pedestrian 
Environment 

■ Development shall be human scale on public streets and 
enhance the pedestrian experience through details of 
design. 
 
The Plan for midtown Development’s public streets and 
public spaces will achieve a human scale at the pedestrian 
level through the use of: 
· Ground floor retail throughout;  
 
 
 
· Articulated retail façades;  
· High quality building materials;  
· Retail entries primarily oriented to the street;  
· Active windows and storefronts;  
· Awnings and weather protection;  
· Outdoor seating;  
· ‘Bump outs’ traffic calming;  
· Adequately sized sidewalks;  
· Appropriately scaled streetlights;  

 
· New public spaces and connection to trail;  
· New urban streetscape, furniture, landscaping and 

trees;  and, 
· Provision for public art, by others. 
· Development Plan is seeking a waiver of the future 

extension of Cedar and Myrtle Streets. 

 
 
 
 
midtown building designs respond to the Plan for 
Development intentions by providing: 
 
· Continuous retail frontage along Somerset St 

interrupted only by garage and service entries, and 
along Chestnut St and for more than half the length 
of the garage along the trail, and along Elm Street; 

· Retail façades which will be a majority clear vision 
glass with column and mullion articulation; 

· Entries will be from streets exclusively and will be 
protected with awnings; 

· Outdoor seating will be provided where space and 
tenant requirements allow; 

· Sidewalks are adequately sized and provide bump-
outs at pedestrian crossings at Pearl and Chestnut 
streets; 

· Streetlights will be standard for the zone; 
· Connections to the trail are made at Pearl St, the 

Mews, Elm Street and Chestnut St; and 
· New paving, street furniture, landscape planting, 

and provision for public art will be provided 
 

Standard A-6 Mix of Uses ■ New development in Bayside shall incorporate a mix of 
residential, retail, commercial, and open space uses of 
various types and scales. 
 
The Plan for midtown Development incorporates a mix of 

 
 
 
 
The midtown buildings incorporate a mix of residential, 
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residential, ground floor retail and open space uses of 
various types and scales. The plan is designed to allow 
adaptability and flexibility of use over time. 

ground floor retail, and open space uses. 

Standard A-7 Building 
Orientation 

■ Buildings shall be located at the property street line to 
provide definition and character to the streets. 
 
The midtown Development buildings have been located 
near the property street line in order to provide very clear 
definition and character to the street. The primary façades 
and entrances of buildings are oriented to streets, major 
pedestrian routes, or open spaces in order to enhance the 
pedestrian-oriented environment.  

 
 
 
midtownOne apartment building is oriented with 
continuous retail frontage on Somerset St and The 
Mews; the primary apartment entrance is on Pearl St 
near the trail and there are secondary entrances on 
Pearl St nearer Somerset St and from the Courtyard; 
service is confined to a narrow entrance on Pearl St; 
tenant amenities and the residential lobby have active 
windows facing the trail.  
 
midtownTwo garage building is built out to the street 
line and features continuous retail development along 
both Somerset and Chestnut streets. 
 
midtownThree apartment building is oriented with 
continuous retail frontage on Somerset St, windows 
along the trail, and at the corner of Somerset and 
Chestnut Streets, the building entrance faces Chestnut 
Street.  
 
midtownFour apartment building has retail frontage on 
Elm Street and facing the trail, with the apartment 
resident and service entries on Elm St. 
 
All buildings thus front on streets at property line and 
form a strong and active street edge. 
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Principle B,  Access and 
Circulation 

 midtown  Development Plan midtown Level III Design Review 

Standard B-1 Streets and 
Alleys 

■ Streets and alleys shall be scaled for expected vehicle, 
pedestrian, bicycle and transit activity to support mixed 
use development. 
 
The Plan for midtown Development provides streets 
scaled for expected vehicle, pedestrian, bicycle, and transit 
activity; they support mixed use development and will be 
well landscaped and promote traffic calming.  Somerset 
Street will allow for on-street parking and loading.   
 
 
 
The proposed street grid of the Plan for midtown 
Development will follow the existing scale and pattern of 
Portland’s street grid and blocks. The plan incorporates 
provisions for the future extension of Pearl Street to 
Marginal Street. 

 
 
 
 
midtownOne, Two, Three, and Four will include the 
development of streetscape to meet these standards 
along Somerset, Elm and Chestnut Streets.  The full 
build-out of Pearl Street will require future property 
acquisition; the temporary construction of this first 
phase will provide a turn-around at the trail sufficient 
for emergency vehicles   
 
The immediate implementation will involve raising the 
grade of Somerset St (a B street on the Bayside Street 
Hierarchy Map), Chestnut St, and Pearl St (both C streets 
in the hierarchy).  Temporary transition grades will be 
provided at the corner of Somerset and Pearl, and 
between at the west end  of Somerset St. at Elm St. 

Standard B-2 Street 
Connectivity 

■ The prevailing street grid of Portland (and Bayside 
particularly) should be extended to provide opportunities 
for sun and airflow. 
 
The Plan for midtown Development incorporates 
provisions for the future extension of Pearl Street. Small 
block size would make the provision of an efficient parking 
garage impractical (as the length of ramp is determined by 
slope limited by code), so the Development Plan is seeking 
a waiver for the future extension of Cedar and Myrtle 
Streets. 

 
 
 
 
midtownOne apartment and garage building projects 
are designed to allow a public mews space to provide a 
pedestrian connection from a future Myrtle St extension 
to the Bayside Trail and to allow airflow and sunshine. 
 
Near Elm Street, the midtownThree building is held 
back from property line to provide a wide and clear 
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public trail connection to future redevelopment of the 
land to the north (currently fenced parking lots) 
 
Sunlight and air are well-provided to all façades of all 
buildings. 

Standard B-3 Mid-Block 
Permeability 

■ Development should incorporate mid-block permeability 
perpendicular (and where feasible, parallel) to Marginal 
Way through provision of alleys, pedestrian corridors, trail 
access, plazas, and pocket parks. 
 
The Plan for midtown Development incorporates 
provisions for a new public open space connecting 
Somerset Street to the Bayside Trail between the first 
apartment and garage buildings.  

 
 
 
 
 
midtownOne apartment buildings and midtownTwo 
Garage building are sized to the block size typical of the 
Bayside neighborhood.   
 
midtownThree provides retail space fronting on 
Somerset St which is designed as “through space,” that 
is, allowing a visual connection through to the Bayside 
Trail beyond. It is noted that the building opposite this 
building on Somerset St. has no mid-block connector 
and the trail adjacent to the building’s north façade is 
defined by a berm containing stabilized contaminated 
soil which rises 6 feet above the floor level of the retail 
space. In addition there is a fenced parking lot on the 
north side of the trail. A mid-block connector in this 
instance would serve no real purpose as there would be 
no matching connector on the other side of Somerset St 
and no pedestrian connection to the trail or properties 
to the north – that is a connector by itself (even if it 
could overcome the topographic problem of the berm, 
would generate no foot traffic as it would not be part of 
a larger pattern of pedestrian movement. 
 
At such time in the future as these adjacent properties 
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are redeveloped and a strong pedestrian desire to move 
north-south is established, the retail leasing may 
respond with a public passage providing additional store 
frontage – without such strong pedestrian movement, 
such additional frontage is of no value, and such a 
passage would be empty, uninviting, and potentially 
dangerous. 
 
The building design does, however, hold back from the 
property line at its west end allowing an expanded trail 
connection to Somerset and Elm Streets with easy and 
inviting access from Somerset Street. 

Standard B-4 Sidewalks and 
Crosswalks 

■ All sidewalks and crosswalks shall conform to the intent of 
the City’s Technical and Design Standards and Guidelines 
providing sidewalks of 12 - 15 ft width on A and B streets 
with bump-outs at pedestrian crossings.  
 
The Plan for midtown Development incorporates new 
sidewalks which will be bifurcated by a grade change at 
Pearl and Somerset Streets as shown in the plans. 
However with the planned change in roadway elevation 
the majority of the Somerset frontage will be one 
continuous sidewalk without grade change.   
 
Somerset and Elm are designated ‘B Streets’ – the plan 
includes bump-outs and amenities such as tree wells, 
landscaping, café seating and provision for public art by 
others.  

 
 
 
 
 
The midtown Apartment and Garage buildings will 
include development of detailed landscape areas on 
Pearl, Somerset, Chestnut, and Elm Streets, with new 
pavement, street furnishing and lighting. 

Standard B-5 Green Streets na   
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Standard B-6 Multi-modality ■ New development shall accommodate a full range of 
multi-modal transportation options including pedestrian, 
bicycle, private auto, delivery and pick-up vehicles, and 
transit users.  
 
midtown Development incorporates plans for re-
construction of Somerset, Pearl, Chestnut, and Elm streets 
to meet the City’s standards and allow multi-modal use.  

 

Standard B-7 Continuity of 
Street Level 
Uses 

■ Development shall provide for the continuity of pedestrian-
oriented uses along Somerset Street frontage.  
 
Unavoidable entrances to the garage of the midtown 
Development are located on Somerset street; pedestrians 
will be given priority by requiring cars to enter the garage 
at sidewalk level via a short ramp at curb edge.  Service 
entries to residential buildings midtownOne and 
midtownFour are planned at the cross streets to assure 
maximum retail frontage on Somerset St; the service entry 
for midtownThree retail and residences will be along 
Somerset St 
 
A waiver is requested 
 

 
 
 
A service entrance for the midtownOne apartment 
building and its ground floor retail use is provided on 
Pearl Street; service entrance for midtownTwo retail 
space is provided adjacent to the garage entrance; 
service entrance for midtownThree retail and 
residences is provided on Somerset Street, and the 
service entrance for midtownFour is provided on Elm 
Street.  
 
These service entrance doors will be about seven feet 
wide, will be designed as an integral part of the modern 
industrial aesthetic of the buildings, and will be opened 
only to remove trash and recycling to vehicles parked in 
designated service spaces. 
 
Service for the ground floor retail use in the Garage 
building will be provided through the front door(s) of 
the retail spaces from loading zones along Somerset St.  
 
Loading dock or service vehicle facilities are not planned 
for these retail spaces; tenants will provide for trash and 
recycling facilities within their leased premises. 
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Retail and apartment lobbies will form more than 90% 
of street frontages thus assuring the maximum frontage 
along Somerset Street. 
 

Standard B-8 Traffic Calming ■ New development shall provide traffic calming on Chestnut 
Street where the Bayside Trail crosses and shall provide 
neck-downs, trees and landscaping, and crosswalks as 
wide as the sidewalks they serve. 
 
The Plan for midtown Development provides landscape 
treatment and sidewalk bump-outs (traffic neck-downs) 
along Somerset street at crosswalks, as well as traffic 
calming in the form of a central island in Chestnut street 
where the Bayside Trail crosses. 

 
 
 
 
 
The intersections of Pearl, Elm and Chestnut Streets 
with Somerset St will be constructed to city standards as 
part of the midtown construction work. 

Standard B-9 Streetscape 
Design 

■ New Development shall utilize the City’s streetscape 
standards for Bayside to create a unified image for the 
neighborhood. 
 
The new privately owned and developed open spaces 
provided by the Plan for midtown Development will be 
designed to coordinate with the City’s standards for 
streetscape design elements.  

 
 
 
 
The Mews and The Courtyard at midtownOne and Two 
have been designed with paving materials, lighting, 
street furniture, and plant species that have been 
coordinated to harmonize with the streetscape 
standards for Somerset Chestnut and Pearl Streets.  The 
garage green screen is intended to bring the trail 
landscaping into the garage building façade. 

Standard B-10 Encroachments ■ Encroachments on the public sidewalk shall be sited and 
designed to encourage pedestrian activity.  
 
No encroachments are planned in the Plan for midtown 
Development. 

 
 
 
midtownOne, Two, Three, and Four do not include any 
encroachments in the public sidewalk. 
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Standard B-11 Lighting □ Street lights along public streets shall comply with the 
City’s Technical and Design Standards and Guidelines and 
shall be scaled to the size and use typical for each street. 
 
The Plan for midtown Development will utilize the 
standard type fixture for Somerset Street, Elm, Chestnut 
Street and Pearl Extension. Location and spacing may need 
a waiver. As well, higher intensity lighting is appropriate 
for the retail locations especially along Somerset St and to 
create a uniform appearance along the ground floor retail 
areas of the development which may require a waiver of 
some requirements. 
 
Pedestrian lighting will be provided by the streetscape 
lighting noted above together with ‘spill’ lighting from 
retail store fronts.  
 
Lighting for the mews and new public opens spaces will be 
designed to compliment these standards. 
 
A waiver is requested for higher intensity lighting to 
support retail activity. 

 
 
 
 
As midtown is constructed Holophane street light model 
for Bayside at 19’ – 3” height will be used in Silver 
Metallic Aluminum on Somerset St and in Tribo color on 
Pearl, Elm and Chestnut Streets. 
 
 
 
 
 
A waiver is requested of the lighting intensity and 
spacing requirements for midtown in that all ground 
floor uses on Somerset St, the Mews, the Courtyard, 
much of the Bayside Trail,  Chestnut and Elm Streets will 
be retail.   Higher intensity lighting is appropriate for 
such retail locations and the design seeks to create a 
bright and uniform appearance along the ground floor 
retail areas of the development. 
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Principle C,  Parking, Loading 
and Services Areas 

 midtown  Development Plan midtown Level III Design Review 

Standard C-1 Parking 
Structures 

■ Parking structures shall be compatible with adjacent uses 
and architecture in form, bulk, massing, articulation, and 
materials. 
 
The Plan for midtown Development will incorporate 
architectural design elements that provide visual interest 
on all sides of its two garages that are visible from public 
rights of way. The visual impact of parking garages along 
Somerset, Chestnut, the Mews and Bayside Trail will be 
mitigated through façade articulation and use of materials 
in harmony with the residential buildings.  
 
 
 
 
 
 
Internal lighting and the glare of headlights will be 
screened from view. Pedestrian level lighting will be 
provided on all public sides of the garages.  
 
 
 
Garages will provide facilities for Electric Vehicle 
recharging 
 
 
 
The Garages will provide space for public commercial car 
share services. 

 
 
 
 
The midtownTwo Parking Garage will express a 
horizontal bay spacing of 12 ft similar to the proposed 
residential façades, and it will utilize a floor-to-floor 
dimension of 10 ft similar to the residential floors. 
 
Additionally, all buildings will take the form of 
predominant retail ground floor use with other uses on 
the upper floors. 
 
Materials for the garage will include architectural 
precast concrete, metal and colored accent features, all 
as illustrated in elevation drawings submitted. 
 
The Garage’s internal lighting will be carefully designed 
to avoid spill and glare visible from public spaces, and 
pedestrian light levels along Somerset and Chestnut 
Streets, and along the Bayside Trail and the Mews, will 
be bright as detailed elsewhere. 
 
The Garage will provide 14 premium EV-ready spaces 
near the elevators.  These spaces will include an outlet, 
pay station, and appropriate signage – they will be 
available on both short term and monthly lease basis. 
 
Space will be provided for public car sharing programs 
like ZipCar ,Enterprise, or u-car.  These vehicles are 
provided with access key-cards to operate the garage 
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access and egress gates, so can be parked near the 
public elevator on Somerset St and available to all 
neighbors at any time. 

Standard C-2 Parking 
Entrances 

□ Parking garage automobile entrances shall respect the 
pedestrian realm; Pedestrian entry/exit points shall be 
enhanced; Visual impact shall be minimized through design 
elements 
 
In the Plan for midtown Development garages will be 
designed to respect the pedestrian realm and minimize 
the visual impact of the garage entrance and exit by 
collocating the garage entrance and exit. These 
consolidated entry/exits will provide greater 
uninterrupted active retail use on the ground floor and will 
require a waiver from the requirement for separate 
entry/exit.  
 
Entry/egress gates will be located interior to the garages 
to allow entrance queuing internal to the structure 
minimizing back up onto Somerset St.  
 
A waiver is requested of the requirement that entrances 
and exits be physically separated. 

 
 
 
 
 
The midtownTwo Parking Garage will require entering 
vehicles to rise onto the sidewalk via a curb ramp, and 
thus the entering driver will know that the vehicle is 
being driven in a pedestrian realm.  The exit ramp will 
be clearly signed and well lighted to alert the exiting 
driver that s/he will be crossing a sidewalk where 
pedestrians have the right of way.    
 
Entry and exit revenue control gates are located well 
inside the garage.  Three lanes are provided with the 
center lane being reversible so that two entry gates can 
be utilized during busiest ingress times and two exit 
gates during the busiest egress times. In this way the 
queue of entering vehicles can be maintained within the 
garage structure.   
 
By its nature, the queue of exiting vehicles will be within 
the structure; but important to the pedestrian realm, 
the exiting driver will have a clear view of the sidewalk 
and traffic in both directions along Somerset Street, and 
will remain stopped without blocking the sidewalk until 
it is safe to exit. 
 
Pedestrian access/egress towers at the corners of 
Somerset and Chestnut, and the Mews at the Bayside 
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Trail will provide a lighted accent at these corners, and 
provide for public view of patrons in the staircases and 
waiting for the elevator 

Standard C-3 Active Uses ■ Parking Structures shall incorporate liner buildings, or 
enclosed active uses on the first floor of A and B streets 
with a min clear ceiling height of 10 ft and a minimum 
depth from street front of 25 ft. 
 
The garages of the Plan for midtown Development will 
exceed this standard substantially by providing active 
retail uses on the ground floor with a minimum of 14 foot 
floor to ceiling clearance height and a column spacing that 
allows deep commercial uses to be developed in the 
structures.  

 
 
 
 
 
The midtownTwo Parking Garage will feature retail 
frontage on Somerset and Chestnut Streets and along a 
substantial length of the Bayside Trail.  This retail 
accommodation is the full 120 ft depth of the building, 
accessible on all sides, and built with a clear height from 
floor to underside of structure of not less than 14 ft (for 
more than two thirds of the space – lower ceilings will 
be necessary under the access ramp) 

Standard C-4 Back of Parking 
Structures 

□ Parking Structures that have a rear or side elevation along 
a public right of way or … trail… must incorporate standard 
E-9. 
 
The garages of the Plan for midtown Development will 
incorporate  design considerations of Standard E-9 

 
 
 
 
The midtownTwo Parking Garage will not have a “back 
side” in the traditional sense of a building which utilizes 
a better material in a more articulated way for a primary 
façade and lesser materials with no articulation for 
others.  Since the parking structure will form a façade on 
the Bayside Trail, and a street front on both the Mews 
and Chestnut St, these façades will be as articulated and 
be built of the same materials as the principle Somerset 
façade.    
 
The design for the parking garage retail façade facing 
the trail will provide for operable building entrances.  
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The base building will provide clear glass at the retail 
frontage on the trail. 
 

Standard C-5 Decks and 
Ramps 

□ Parking structures shall have horizontal decks on all levels 
where decks are visible from public rights of way. Sloped 
ramps shall be screened from visibility from public ways. 
 
The garage decks of the Plan for midtown Development 
will be level on the Chestnut and Somerset St and the 
Mews façades, and will incorporate a parking ramp 
between parking levels along the Bayside Trail façade. The 
Plan seeks a waiver to allow these ramps to be expressed 
to the Trail and visible tangentially from streets and public 
rights of way.  

 
 
 
 
The midtownTwo Parking Garage has been designed 
with ramps at the Bayside Trail façade supported on 
sloping structure between horizontal end bays.  The end 
bays will be clad in architectural precast concrete with 
openings similar in size and spacing to the apartment 
building windows.  The sloped structure between these 
will be minimized, cable rails will provide for pedestrian 
and auto safety, and the interior structure will be a dark 
color, all to minimize visibility of the sloping ramps.  The 
façade will be covered above the retail ground floor with 
a green screen. 

Standard C-6 Surface Lots na The Plan for midtown Development does not incorporate 
surface parking 

 

Standard C-7 Bike Racks  ■ Bike Racks shall be provided in a convenient location and in 
compliance with the City’s parking standards at Chapter 
14-332.1 et seq. 
 
The Plan for midtown Development will incorporate bike 
racks conveniently located in the parking garages in 
compliance with the City’s Off-street bicycle parking 
standards, that is 2 bicycle spaces for each 5 dwelling 
units, and 10 bicycle spaces for the first 100 non-
residential car parking spaces and 1 bicycle parking space 
for each 20 additional car parking spaces. 

 
 
 
 
Assuming 1.5 car parking spaces per dwelling unit and 
440 dwelling units provided in the midtown apartment 
buildings, 660 of the Garage’s 802 car spaces will be 
dedicated to residential uses and 142 spaces will be 
dedicated to non-residential uses.  The development will 
therefor provide the following bike spaces: 
· Residential use: (440/5)x2 = 176 spaces 
· Non-residential use: 10 + (142/20) = 24 spaces 
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· Total: 200 bicycle spaces 
 
These bicycle spaces are planned at ground level beside 
and beneath the access ramp accessible from the 
Courtyard via the pedestrian lobby.  Signage will indicate 
this location from Somerset St. 
 
In addition space will be provided and designated for 
Bicycle Sharing programs such as Zagster, Decobike, or 
Alta Bicycle Share. These will be located on the Bayside 
Trail , and will be appropriately signed from Somerset 
Street. 

Standard C-8 Service, Utility 
and Mechanical 
Infrastructure 

■ Service, Utility, and Mechanical Infrastructure (when 
installed at ground level) shall be located at the rear or 
side of buildings or interior to parking garages, and all 
such infrastructure shall not result in adverse visual, 
audible, or noxious impacts. 
 
The Plan for midtown Development incorporates 
screening for infrastructure as follows: 
· service, utility and mechanical infrastructure will be 

located at the rear or sides of buildings, with 
underground connections; 
 

· all service, utility, and mechanical infrastructure will 
be visually screened; 

· roof equipment will be screened from street level 
visibility from public rights of way and from designated  
view corridors by parapets, roof screens or equipment 
wells; 

· roof equipment will be clustered to the extent 
practical; 

· residential building loading areas will be through 

 
 
 
 
 
 
The design of the midtownOne, Three, and Four 
buildings will provides roof top screening of condensing 
units, ventilation fans and other rooftop equipment. A 
penthouse will be provided which will house elevator 
equipment, and electrical gear.  
 
As the garage will be a high-rise structure, there will be 
a small roof-top emergency generator sized to provide 
lighting, elevator, and fire pump power in the event of 
utility failure.  This will be housed in a weather-
protected acoustic enclosure to meet the city’s technical 
requirements. 
 
Utility transformers to serve the midtownOne and Two  
buildings will be located in a corner of the land 
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overhead doors, in colors and finish consistent with 
the exterior elevations of the overall building; 

· no exposed to view loading docks or ramps are 
anticipated; and, 

· no outdoor storage and trash collection or compaction 
is anticipated that would require screening.  
 

· As the buildings have no “sides” or “backs” a waiver is 
sought of requirement to have service access at side 
or back and to allow entrance from the public way 

dedicated to the Bayside Trail; transformers to serve 
midtownThree and Four will be located on the 
proponent’s land north of the midtownFour building, all 
as shown on site plan. Transformers will be 
appropriately fenced for safety and screened with plant 
materials. 
 
Trash and recycling handling and storage at the 
midtown buildings will be entirely inside the buildings. 
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Principle D,  Open Spaces and 
the Public Realm 

 midtown  Master Development Plan midtown One Building Design 

Standard D-1 Open Space 
Design 

■ New publicly-accessible open spaces shall be designed to 
allow views from the sidewalk, street, and surrounding 
buildings and shall provide views into the open space as 
well as outward from within the space. 
 
New public open space meeting these criteria will be 
provided in the Plan for midtown Development  

 
 
 
 
 
The Mews and the Courtyard of midtownTwo and 
Three are visible from Somerset St and the Bayside Trail 
and provide views outward to these public rights of way. 
 
The open spaces provided adjacent to midtownThree 
and Four buildings widen and enhance the trailhead at 
Elm Street. 
 
Importantly, the development of continuous low-rise 
residential frontage along both Somerset Street and the 
Bayside Trail provide “eyes-on-the-street” a component 
of making public spaces feel safe and welcoming at all 
hours of day and night. 
 
All open spaces have been designed with a view to 
enhance pedestrian comfort while providing a variety of 
sunny and shaded areas. 

Standard D-2 Bayside Trail □ Buildings adjacent to the Bayside Trail shall be designed so 
that the façades along the trail incorporate design 
elements that enhance the trail use such as active doors 
into the building, plazas, outdoor seating, and food service. 
 
The Plan for midtown Development incorporates 
provisions to enhance the Trail by incorporating design 
elements that include: 

 
 
 
 
 
All the midtown buildings are designed façade elements 
adjacent to the Bayside Trail that enhance the trail 
experience.  As noted above, these façades are not 
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· new/enhanced lighting, hardscape and landscaping; 
· active uses/doors into the buildings,  
· new public spaces; 
· opportunities for outdoor active uses and seating; and, 
· new public accesses to the trail from Somerset Street 

via Pearl Street, the Mews, enhanced Chestnut St, and 
Elm St. 

· A partial waiver is sought on the requirement of 
having “active building ingress and egress” on the 
portion of midtownThree facing the trail due to 
natural changes in grade. 

designed as “backs”, and they provide the important 
element of residential windows overlooking the trail. 
Food service establishments are the planned as part of 
the retail leasing program for the ground floors of the all 
buildings. This may provide some entrances and 
egresses facing the trail. 
 
 
 
 
 

Standard D-3 Landscaping and 
Street Furniture 

□ · The design shall incorporate provisions for 
Landscaping and Street Furniture for public and 
private property that is compatible with the provisions 
set-forth in the City’s Technical and Design Standards 
and Guidelines. Submissions shall be reviewed by the 
City Arborist. 

  
· The Plan for midtown Development will incorporate 

landscape improvements that will enhance the visual 
quality of the street presence and pedestrian activity 
zones including enhancement of the Bayside Trail that 
include urban compatible canopy trees, low 
maintenance shrub, perennials, grasses and ground 
cover plantings. 

 
· Plant selection will include native material where 

practical and appropriate and will include hardy urban 
material in response to the environmental conditions 
prevalent to the Bayside area, that include zone 
hardiness, soil conditions, potential tidal ground water 
influence, road salt conditions, low maintenance and 
drought tolerance 

 
 
 
 
 
 
 
The midtown buildings and their site development will 
be designed to meet all the commitments of the 
approved Preliminary Site Plan 
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· Currently there is no plant palate for urban street 

trees in the project area, placement of street trees 
follow the recommendations of the Technical and 
Design Standards and Guidelines; planters will be 
incorporated where grading requirements have 
provided the opportunity to enhance the public 
activity zone and incorporate trees typical of other city 
streets; the new planting will establish a palate for 
subsequent street improvements by others. 

 
· Street planting will incorporate the city standard tree 

grate within the public sidewalk and along portions of 
the trail; this enhancement will provide for extended 
pedestrian circulation; planters will be raised to 
address the grade changes that occur in response to 
street improvements and will be detailed to provide 
visual enhancement; planted areas, including street 
tree plantings, will incorporate methods to provide for 
adequate water and air to support a healthy growing 
condition, and will include alternative soil mixture and 
or structural units to enhance root zone development; 
plant material will be selected in response to urban 
conditions that include drought tolerance 

 
·  No irrigation system is proposed: however, during the 

period of establishment watering will be incorporated 
as part of the required maintenance plan. Drainage is 
not anticipated to be an issue with the proposed 
plantings 

 
· No accent lighting is being proposed for plantings in 

the public space or private space. 
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· A maintenance plan will be provided that will establish 

a program for feeding, watering, pruning, damage 
repair, pest and weed control, and replacement of 
declining plant material. 

 

Standard D-4 Pedestrian 
Amenities 

□ Pedestrian amenities shall comply with the City’s Technical 
and Design Standards and Guidelines at a minimum, and 
also with the streetscape standards selected for Bayside. 
 
· Seating will be provided where appropriate in 

response to the provisions requiring one linear foot of 
seating for each 30 feet of street frontage;  

 
 
· Space has been allocated for a bus shelter within the 

Plan for midtown Development; 
 
· Trash receptacles and bicycle hitches will be located to 

maintain an unobstructed pedestrian route; at this 
time there are no plans to provide for mail boxes or 
newspaper boxes; 

 
· Following completion of the City’s Way finding Study 

directional signage in compliance with the study’s 
recommendations will be incorporated into the Plan 
for midtown Development, however pending 
completion of the study, the proponent requests a 
waiver of this provision; other signage shall conform 
with guidelines set-forth in Standard E-16, 

 

 
 
 
 
Permanent seating will be provided along Somerset St; 
Additional loose seating will be provided controlled by 
the retailer at the Courtyard. 
 
Bicycle hitches will be provided along Somerset street 
for patrons of the retail merchants and undercover at 
the midtownTwo garage for visitors to the apartment 
tenants.  Secure bicycle storage for employees of 
retailers and apartment tenants is provided in the 
garage (see Standard C-7 above) 
  
 
 
At a minimum midtown will provide street name signs 
at all intersections, and Bayside Neighborhood maps will 
be located at the Courtyard, at Chestnut Street, and 
along the Bayside Trail opposite the Garage building. 
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Standard D-5 Public Art and 
other special 
features 

■ Public Art shall be designed and implemented in 
accordance with the Guidelines for the City of Portland 
Public Art Program, shall complement the character of 
surrounding buildings, streets, and open spaces, and shall 
not obstruct pedestrian circulation. 
 
The Plan for midtown Development will incorporate this 
requirement and identify locations for public art by others. 
 

 
 
 
 
 
 
The midtown development incorporates locations for 
provision of public art in several locations: sculpture 
space in the courtyard, potential for Mural development 
on the Garage façades facing the Mews and the Bayside 
Trail, in the Chestnut Street Island and at the space to 
the west of midtownFour along Elm St. 
 
 It is anticipated that the public art will be designed and 
implemented by others in a manner that will 
complement the character of the buildings, streets and 
open space. The proponent will actively solicit 
appropriate public art as the project nears completion. 
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Principle E,  Architectural 
Design 

 midtown  Development Plan midtown  Level III Design Review 

Standard E-1 Architectural 
Design 

■ New development shall create a mixed-use, pedestrian-
friendly setting that contributes to the neighborhood 
context of the surrounding urban fabric, contributes 
positively to a new identity for Bayside, and provides a 
sensitive transition to the adjacent residential community. 
 
As noted above the Plan for midtown Development 
incorporates mixed residential and retail uses forming one 
side of what will eventually become a pedestrian oriented 
retail street linking Trader Joe’s to Whole Foods.  The 
residential density associated with this plan will assure 
success of the retail development, bring active life to the 
streets evenings and weekends, and provide added variety 
to residential offerings by providing for a contemporary 
urban lifestyle. 
 
Architectural design of all buildings will be “modern 
industrial” incorporating twentieth and twenty-first 
century materials and sensibilities derived from 
industrialized production and building techniques.  The 
building designs are intended to be both of their time and 
timeless – to bridge the century from the neighborhood’s 
railroad/industrial past to its mixed residential future. 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
The buildings of midtown are unambiguously modern 
buildings with an economy of expressive means using 
unadorned industrial materials to achieve great effect 
through judicious use of accent colors. These buildings, 
while be designed with a modern architectural 
vocabulary, and reflect their obligation to be ‘citizens of 
their own time and place.’  They are designed to be 
good neighbors, deferring to local vernacular 
architecture and, where appropriate, borrowing and 
taking fundamental design lessons in form, proportion, 
and fenestration rhythms. 

Standard E-2 Height ■ Building heights shall meet those approved in the Bayside 
Height Overlay Map as amended by any later regulations. 
Street wall heights shall be stepped back 15 feet above 4 
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stories. Roofline shall create visual interest on the skyline. 
 
The buildings of midtown Development Plan will conform 
to the heights noted on the Bayside Height Overlay Map of 
4/09/2006 (105 and 125 feet). The street wall on Somerset 
Street will be characterized by façades creating visual 
interest at the skyline. The low-rise buildings 
(midtownOne, Three, and Four) will not have upper level 
façade setbacks, however the ground floor façades of 
buildings One and Four will be inset slightly to provide 
wider sidewalks required by the grade changes to elevate 
Somerset Street between Pearl and Elm Streets.  The 
midtownTwo garage building will not feature setbacks.   

 
 
The buildings of midtown follow the development plan 
intentions directly.  Both the apartment buildings and 
the garage will be articulated with vertical elements 
which will terminate at the roofline to provide interest 
at the skyline. 

Standard E-3 Massing □ The composition of proposed building façades shall be 
defined by horizontal and vertical articulation with the 
vertical predominating; large expanses of undifferentiated 
uniform cladding are not allowed along public rights of 
way. 
 
The residential buildings within the Plan for  midtown 
Development along Somerset Street will feature a 
prominent, transparent, brightly lit retail use at ground 
level and cornice and parapet articulation at the roof line. 
Collectively these use differentiations, setbacks, and 
roofline articulations will support a reading of the massing 
as to having a base, middle and top. 
 
 

 
 
 
 
 
 
The midtown buildings are characterized by not having 
“backs” – that is they will be seen equally from all 
directions.  As such, careful attention has been paid to 
the composition of each façade to minimize or eliminate 
undifferentiated expanses of façade and to provide a 
degree of articulation in all façades. The organization of 
residential scale windows is presented in multiple ways 
reflecting the building orientation. For instance, views in 
the direction of the White Mountains can be captured 
by increasing the glass-to-wall ratio to greater than 50% 
 
The garage design supports a reading of the massing as 
to having a base (retail development) and top (through 
articulation of cornice elements). A waiver is sought for 
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the garage to accept this definition. 
 
At the pedestrian level the garage is characterized as not 
having a back. The rhythm of retail use and its storefront 
will create a sense of vitality facing the Bayside Trail. The 
garage upper levels will be minimally articulated, 
including green screening, but using the logic of its 
structural system to express its quiet honesty in the use 
of architectural precast concrete. 

Standard E-4 Articulation □ Façades visible from public rights of way shall 
incorporate design elements that break the façades 
into components scaled to the pedestrian, and shall 
not be blank, flat, unadorned, or repetitive. 
 
Per Standards E-2 and E-3 above the building massing of 
the midtown Development will break down the scale into 
base, middle, and top by articulation of  window detailing, 
wall color and material, and changes in pattern and 
texture. Reveals, expansion joints, trim and permanent 
artwork by others will contribute as well. 
 
The base of the buildings will be commercial retail use and 
will exhibit materials durable in nature and of high quality. 
Storefronts and weather protection for pedestrians will 
further accentuate these façades and reinforce the 
pedestrian scale. 
 
Transparent display windows will be used at the retail 
façades at the pedestrian level. Effort will be made to 
encourage retailers to maintain transparency inside the 
glass. 

 

 
 
 
 
As designed, none of the façades of the midtown 
buildings can be characterized as “blank, flat, 
unadorned, or repetitive.” 

Standard E-5 Flexibility of ■ The first 40 feet of depth of floor area along street  
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Interior Layout frontages shall be laid out to accommodate retail uses. 
Placement of permanent building elements at the ground 
level shall be designed to accommodate the broadest 
possible variety of layouts. 
 
The Plan for midtown Development anticipates buildings 
that will have tall largely open retail spaces facing all 
public streets and the Bayside Trail.  Access to upper levels 
(residential service, elevator, and lobby spaces, and garage 
entrance/exit gates and ramps) will be concentrated or 
clustered to provide the maximum of open leasable space 
within.  Egress stairs from upper levels will be driven to 
non-storefront façades to the extent feasible. 

 
 
 
 
 
midtown offers commercial interior layouts that are 
flexible and oriented to the sidewalk, mews courtyard, 
and trail. The residential buildings provide a retail 
storefront rhythm of 24 feet at its base allowing retailers 
a flexible module to merchandise their frontage.  
 
The garage has a structural bay spacing of 48 feet by 60 
feet making it a unique high quality offering for 
commercial tenants. The vertical floor to floor 
dimension of the first floor of all buildings will 18 feet, a 
dimension matching and exceeding commercial market 
expectations. 

Standard E-6 Entrances ■ Buildings along public streets shall have their primary 
entrances oriented to the street. 
 
Primary public entrances to the buildings proposed in the 
Plan for midtown Development will be on Somerset, Pearl, 
Chestnut, and Elm Streets. A second entrance to the 
garage will be located nearer the Bayside Trail open 
spaces. 

 
 
 
The primary resident entrance to the midtownOne 
apartment building will be along the extension of Pearl 
Street, undercover, near the intersection of the Bayside 
Trail. A secondary key access entry will be located 
nearer to Somerset St for resident convenience. 
 
The primary resident entrance to the midtownThree 
apartment building will be along Chestnut Street and 
the resident entry to the midtownFour apartment 
building will be along Elm Street. 
 
The primary public egress from and access back to the 
parking levels of the midtownTwo parking garage will 
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be at the corner of Chestnut and Somerset Streets. 
 
Secondary entrances to both garage and apartment 
buildings will be located at the Courtyard and along the 
trail. 

Standard E-7 Windows ■ Windows appropriate to the overall building style and 
scaled to overall massing shall be located on all façades 
visible from public rights of way. First floor visible light 
transmittance shall not be less than 0.7 and vision glass 
shall occupy at least 50% of the street frontage from 2 to 9 
feet above the sidewalk. Upper floor windows shall 
likewise transmit at least 0.7 of visible light, and shall 
constitute 15 to 40 percent of façade surface area. 
 
The retail frontage of all buildings in the midtown 
Development will comply with this requirement.  The 
upper levels of the residential buildings will similarly 
comply.  The garages will not have windows, but will be 
articulated with a window-like pattern of openings and 
screening designed to compliment the adjacent residential 
buildings. 

 
 
 
 
 
 
 
 
 
The midtown apartment buildings have windows 
located on all façades with a ratio of 40% vision glass 
area. The retail frontage of the buildings between 2 and 
9 feet above the floor is 80% vision glass. All vision glass 
facing public ways and the trail will be clear un-tinted 
non-reflective low-e coated insulating glass units with a 
visible light transmittance of over 70%  

Standard E-8 Storefronts ■ Storefronts shall be designed to accommodate doors at 
regular intervals to allow for flexibility over time. 
 
The retail storefronts of the buildings in the midtown 
Development will have regularly spaced access door 
panels at each side of the columns along public streets. 

 
 
 
The midtownOne building may have overhead glass 
doors along Somerset Street, the Mews, and the 
Courtyard to allow the space to open up when feasible 
in good weather.  Regular side hinged doors will be 
provided beside each overhead door to allow access and 
egress when the larger doors are closed.  
 
Details of storefronts in the other three buildings are yet 
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to be decided, but will feature wide clear storefront 
glazing and regularly spaced doorways.  

Standard E-9 Back Sides of 
Buildings 

□ The back sides of buildings … along the trail shall 
incorporate high quality materials, transparency, operable 
building entrances, and other design features consistent 
with the primary façades. 
 
As noted elsewhere, the buildings constituting the 
midtown Development do not have “back sides” in the 
traditional sense; all sides of all buildings will be formed of 
the same palette of high quality materials incorporating a 
similar range of details and style. 
 
A partial waiver is sought on the requirement of having 
“operable building entrances” on the back portion of the 
midtownThree due to natural changes in grade and safety 
concerns. 

 
 
 
 
 
midtown is characterized as a design without a back. 
Elevations not facing the street or other public ways or 
trail are designed to the same high quality standards as 
those facing streets. Utility meters, exhaust vents and 
other mechanical appurtenances will be screened from 
view. 
 

Standard E-10 Rooftop 
Appurtenances 

■ Rooftop appurtenances shall not be visible along or block 
view corridors or views to specific landmarks. 
 
Mechanical and other equipment on the residential 
building roofs in the midtown Development will be 
screened from view.  Screens will be formed of the same 
palette of materials forming the primary façades of the 
buildings. Garage rooftop decks will be used for parking 
and will generally have no roof top appurtenances. 

 
 
 
The roof top screen material for the three midtown 
apartment buildings follows the design logic of each 
building as a whole with the goal of presenting the “top” 
of the building as a unified design. The exterior 
appearance, scale, shape and material choice conforms 
and is consistent with the rest of the building. 

Standard E-11 Fences and 
Walls 

■ Fences and walls along public ways shall be designed of 
high quality materials appropriate for the locations in 
which they are shown. Chain-link fences, plastic fences or 
fences rural in character are not allowed. 
 
No fences are planned in the midtown Development area.  

 
 
 
 
 
Walls at changes of grade at the public areas of 
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Walls at changes of grade at the public areas will be of 
durable masonry materials. The required fence at the 
north side of the raised trail will not be chain link 

midtown will be of durable masonry materials. 

Standard E-12 Materials □ Façades visible from public rights of way shall consist of 
natural and authentic building materials that are expected 
to last 50 years. 
 
The buildings in the midtown Development will be clad in 
precast concrete, cement fibre board, patterned and 
textured architectural metals, and enameled aluminum 
and glass window and louver systems.  All materials will be 
chosen for durability and long service life. 
 
A partial waiver is being sought of Standard E-12 for the 
use of fiber cement panels for equipment screens above 
roofs. Fiber cement technology has evolved in recent years 
with offerings of higher strengths, color and pattern 
choices that have a handsome, elegant appearance which 
will compliment the precast and metal façades of the main 
buildings. 

 
 
 
 
The four buildings of midtown are decidedly modern, 
expressive of the aspirations and ambitions of today’s 
urban citizen. The material choices are important, and 
sustain a cohesive, integrated image of the buildings 
while providing intrinsic differences between each.  
 
The midtown apartment buildings have been designed 
using high quality, durable materials that age and 
perform well and that are appropriate for a buildings of 
this low-rise scale.  
 
The midtownTwo garage building has been designed to 
be built of precast concrete structural and architectural 
cladding elements with detailing and accents in 
architectural metals consistent with the materials used 
elsewhere in the development and in the district. 

Standard E-13 Transparency ■ Windows shall use untinted or lightly tinted glass. 
 
The buildings in the midtown Development will use clear 
vision glass with high visible light transmittance for 
windows facing the street, trail, and other public ways. 
 

 
 
As noted in standard E-7, the midtown apartment 
buildings will comply in that all windows facing public 
ways will be clear glass.  The midtownTwo garage 
building has windows only in the retail storefront.  
These will also be clear glass. However, there are areas 
of storefront, particularly where the garage ramp rises 
along the Bayside Trail façade, in which opaque spandrel 
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glass will be employed to hide the sloped structure 
behind while maintaining the orthogonal fenestration 
pattern. 

Standard E-14 Illumination ■ Prominent façades shall be lit by carefully designed 
downwash systems consistent with the City’s Revised 
Lighting Standards for Architectural Up-lighting and 
Standard B-12 
 
The Plan for midtown Development may incorporate 
carefully designed façade lighting of appropriate color and 
intensity consistent with garage and residential buildings.  

 
 
 
 
 
Architectural façade lighting at midtown will be 
confined to the garage façades, the retail façades, and 
the top unoccupied portion of the apartment buildings. 

Standard E-15 Weather 
Protection 

■ Pedestrian sidewalks and walkways shall include weather 
protection at entrances appropriate for retail environment 
use. 
 
The Plan for midtown Development will provide awnings 
along retail frontages and entrances on Somerset, 
Chestnut, Pearl, and Elm Streets. 

 
 
 
 
The Somerset Street frontage of the midtownOne, Two 
and Three buildings will have awnings at the storefronts 
to provide weather protection.   
 
The apartment entrances on Pearl, Chestnut, and Elm 
Streets will be provided with a glass and aluminum 
canopies for protection.  
 
As there will be no doors to the open stairways, the 
garage auto entries will have small glass and aluminum 
canopies more to mark the entry point on the façade 
and support signage than to provide weather 
protection. 

Standard E-16 Signage ■ Signage should be related to and an integral part of the 
design of a building, composed of new materials; lighting 
techniques, and graphic images shall be allowed where it 
will not have a detrimental effect on the pedestrian 
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environment and character of surrounding buildings. 
 
The Final Level III Site Plan for the midtown Development 
will contain a master signage plan submitted with the site 
plan approval package. Signage on buildings will be related 
to and be an integral part of the design they are part of. 

 
 
The apartment Buildings and the garage of midtown will 
have building-integrated sign features incorporating 
graphics, color, and subtle lighting. 
 
A Sign Plan will be submitted showing and describing 
the location of building identity and address signs, and 
tenant signage.  Limits on number and size of individual 
signs and total area per façade will be noted. 

Standard E-17 Historic 
Buildings 

na   

Standard E-18 Sustainable 
Design 

■ Property that is conveyed by the City shall be developed in 
a manner that is certifiable according to the current 
relevant standards for building and neighborhood 
development of the USGBC’s LEED program. 
 
The midtown Development will consist of buildings 
designed to meet LEED-NC requirements. These buildings, 
if registered, supervised, inspected, and administered 
correctly, and if built according to design, should be able 
to achieve certification. 

 
 
 
 
 
A LEED checklist will be provided for each midtown 
apartment building showing how it would be able to 
achieve the necessary prerequisites and credits to 
achieve Certification 

Standard E-19 Shadows □ New development shall not increase the area of the 
Bayside trail in shadow by more than ten percent during 
the period from March 21 to September 21  
 
A waiver is sought on this Standard E-19 for the buildings 
of the midtown Development.  No buildings currently 
shade the Trail which lies to the north of the proposed 
buildings, therefore any building would cast shadow 
substantially in excess of the area currently shadowed.   
 

 
 
 
 
An analysis showing the shadows at 9:00, 12:00 and 
3:00 on the solstices and equinoxes will be prepared for 
midtown to show the extent and duration of shadows 
on the Bayside Trail and indicate the shadow in each 
instance which is in excess of a building 65 ft tall built at 
the property line.  This analysis will provide commentary 
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The B-7 Zone is exempt from the requirements of Section 
11 of the city’s technical manual. 

on any change to the usefulness of the Trail as a result 
of the new shade.  

Standard E-20 Wind ■ Consideration of wind impact relating to new construction 
shall establish and maintain a comfortable pedestrian 
environment. 
 
As the buildings are all substantially lower than the  limits 
of height prescribed for the project area, and are 
consistent with the height of other recent developments 
in the district that have not experienced uncomfortable 
winds, the proponent seeks clarification that a detailed 
professional wind study will not be required for Final Level 
III Site Plan review  

 
 
 
 
Initial assessment of windroses and anecdotal reports 
suggest that winter winds from the North and 
Northwest might cause probable discomfort for sitting 
activities in the Courtyard if midtownOne were built to 
165 feet tall. The building is proposed at 72 feet 
however, and the effects of wind would be attenuated 
substantially.  It is therefore highly probable that users 
seated in the courtyard would find these winter winds 
uncomfortable.   
 
Summer winds from the South will be tempered by 
topography and existing construction south of the 
project site.  The tendency for the south wind to 
concentrate in the Mews will be mitigated by the 
openness of the garage.   
 
Other uncomfortable winds previously predicted for 
walking at the Elm St end of the trail, predicated on a 
pair of 165 ft high buildings, would be similarly 
attenuated in the proponent’s current proposal to build 
midtownThree and midtownFour as substantially lower 
72 ft high buildings.  It is highly improbable that 
pedestrians on the trail, Elm St, or Somerset St in this 
vicinity would experience any discomfort due to wind 
while sitting, standing still, walking, or jogging. 
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ATTACHMENT E 
 

SUMMARY OF PROPOSED EASEMENTS, COVENANTS, PUBLIC OR 
PRIVATE RIGHTS OF WAY, OR OTHER BURDENS ON THE SITE 

 
The project site is bisected by the Portland Trail and Chestnut Street.  There are numerous 
easements required for the project.  These are depicted graphically on Drawing C-1.2 which is 
included in the plan set with this Level III Preliminary Site Plan Application.  The applicant has 
the benefit of having recently examined the necessary easements required for a mixed-use 
project at this site.  Although this is a preliminary application, the City and the applicant are well 
versed in the easements necessary to integrate this project into the fabric of the trail and the 
public streets in this portion of the Bayside area of Portland. 
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ATTACHMENT F 
 

TECHNICAL CAPACITY AND FINANCIAL 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. 
Jonathan Cox, The Federated Companies as Project Developer. 
 
The Team services will be provided by the following companies and their respective team 
leaders: 
 
CONSULTANT TEAM 
 
Agent Greg Shinberg, Shinberg Consulting, Inc. 

477 Congress Street, Suite 102 
Portland, ME  04101 
(207) 772-7070 – Work  
(207) 653-7510 – Cell  
gls@shinbergconsulting.com 

Civil Engineer William G. Hoffman, P.E. 
Fay, Spofford & Thorndike 
778 Main Street, Suite 8 
South Portland, ME  04106 
(207) 775-1121 – Work (207) 879-0896 – Fax  
(207) 329-9810 – Cell 
whoffman@fstinc.com 

Architect David Hancock AIA LEED 
CBT Architects 
110 Canal Street 
Boston, MA  02114 
(617) 646-5353– Work  
Hancock@cbtarchitects.com 

Surveyor Ellen Brewer 
Owen Haskell, Inc. 
390 US Route 1, Unit 10 
Falmouth, Maine  04105  
(207) 774-0424 – Work (207) 774-0511 – Fax  
ebrewer@owenhaskell.com  

Landscape Architect Robert Metcalf, RLA 
Mitchell & Associates 
70 Center Street 
Portland, Maine  04101 
(207) 774-4421 
rmetcalf@mitchellassociates.biz 

  

mailto:ebrewer@owenhaskell.com
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EXPERIENCE OF PROJECT TEAM 
The team of consultants retained by developer has expertise and experience in the design of 
similar commercial 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 as evidenced by information provided in this submission’s cover letter.  A 
listing of the additional real estate projects for which the Applicant’s development team has been 
involved can be provided upon request. 
 
FINANCIAL CAPACITY 
The applicant has the means at its disposal for financing the proposed midtown project.  A 
Financial Capacity letter is included at the end of this attachment.  
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ATTACHMENT G 

 
STATE AND FEDERAL PERMIT REQUIREMENTS 

 
Work in the project area will proceed after the City of Portland confirms environmental 
remediation plan conducted under the auspices of the State of Maine’s Voluntary Remedial 
Action Plan (VRAP) is complete.  The project will need to conform to the VRAP or modify it 
and secure regulation approval for any deviations. 
 
The project will require an Amended Maine Department of Transportation Traffic Permit and a 
MeDEP Site Location of Development Permit (including the Stormwater Permit, and Maine 
General Construction Permit).  The City of Portland has delegated review authority for projects 
which require Site Location of Development Permits from the MeDEP and the Traffic Permit 
from MDOT.     
 
The project may also require a MeDEP Air Emissions Permit.  The Owner’s mechanical 
engineers have not yet developed the projection of BTU’s which will be required to support the 
energy needs of this project.  Once the projection of BTU’s is made, the need for an air 
emissions permit can be assessed. 
 
There are no federal permits identified by the City of Portland, the project team, or the owner as 
being required for the project.  Copies of permits from State officials not issued under delegated 
review will be provided to the City Planning Staff upon receipt. 
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ATTACHMENT H 
 

TRAFFIC ANALYSIS 

A previous traffic study for the property was prepared by The Louis Berger Group, Inc. on April 
22, 2013.  This traffic study was based upon the proposed use of the site which included: 
 

· 100,000 SF of Retail 
· 560 Apartments 
· 160 Condominiums 

 
The trip generation for the previous project was estimated to be: 
 

Table 1 – Trip Generation – Previous Traffic Study 
 Entering Exiting Total 

Weekday AM Peak  
(7:00 – 9:00 a.m.) 

108 208 316 

Weekday PM Peak 
(4:00 – 6:00 p.m.) 

209 183 392 

 
For the smaller project associated with this application, the use has been reduced to: 
 

· 87,200 SF of Retail Space 
· 440 Apartments 

 
The trip generation for the new project has been computed as follows: 
 

Table 2 – Trip Generation – Current Development 
 Entering Exiting Total 

Weekday AM Peak  
(7:00 – 9:00 a.m.) 

80 123 203 

Weekday PM Peak 
(4:00 – 6:00 p.m.) 

140 135 276 

 
Comparing the uses and the traffic generation show the association with the site plan developed 
will be less than was previously permitted for the project.  The retail will be reduced by about 
12,800 SF; the number of apartments will be reduced by 120, and the 160 condominiums will not 
be part of the new project.  Peak hour trip ends generated by this project will be 113 fewer in the 
AM and 116 fewer in the PM. 
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A new traffic study will be provided with the Final Level III Site Plan Application and Traffic 
Permit Amendment Application.  The primary purpose of the Traffic Study update will be to 
determine if the offsite improvements, which must be constructed by Federated, or the financial 
contribution for future traffic improvements in the Bayside area can be reduced to what is 
necessary to support the reduced traffic levels.  The occupancy of the project will be adjusted in 
the new traffic study to reflect the later completion of this project as compared to the completion 
dates contemplated when the April 2013 Traffic Study was completed.  
 
For this initial Level III Preliminary Application, FST recommends the City use the prior study 
on file at the City of Portland’s Planning Office.  As noted, a new study will be submitted with 
the Final Level III Site Plan Application submission. 
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ATTACHMENT I 
 

STORMWATER SUMMARY 

The new application for the midtown project will use the same water quality treatment and 
management systems as previously contemplated and approved by the City of Portland except 
for changes in the midtownThree block that affect stormwater.  This narrative discusses the 
changes to the midtownThree block.  
 
PRIOR APPROVALS 
 
The midtown building roofs in the area between Chestnut Street and Elm Street were split into 
four quadrants of similar size.  Two of the quadrants were from the top parking deck with runoff 
directed to two courtyards at the rear of the site.  Water quality treatment was provided for the 
parking deck runoff directed to each courtyard as well as the courtyard surface.  The other two 
quadrants made up the midtownTwo and Three building roofs.  The roof drains serving these 
areas were discharged to the drainage system in Somerset Street without treatment.  A simple 
schematic of the quadrants and the treatment strategy in this area is included as one of the figures 
provided at the end of this narrative. 
 
Quadrants 2 and 3 of the parking deck (representing approximately 50 percent of the area) were 
to have water quality treatment under the prior design strategy.  Quadrants 1 and 4 (the 
remaining 50+ percent of the lot area) were not treated prior to discharge to the existing 
stormwater infrastructure. 
 
Small areas of the rooftop associated with building step backs along the right of way (see 
footnote 1 at the end of this narrative) were directed to stormwater treatment systems on 
Somerset Street. 
 
NEW APPLICATION  
 
The new application will add rooftop surfaces where the two courtyards at the back of the 
building were located on the previous plan.  Quadrants 1 and 4 will receive treatment in areas 
fronting Somerset Street.  Quadrants 2 and 3 will not receive treatment.  A schematic shows the 
new stormwater treatment plan for the midtownThree area and is provided at the end of this 
narrative. 
 
· The four discharge locations will not change.  The difference will be that the area which 

discharges to the rear of midtownThree (the trailside) will be untreated.  Rooftops and the 
flows from midtownThree that discharge to Somerset Street will receive treatment. 

 
· The rooftop area will be modified such that the physical area tributary to each of the four 

discharge locations will not change.   
 
· New areas of water quality treatment will be provided to mitigate the loss of the rooftop areas 

associated with the “step backs” (see footnote 1 at end of narrative). 
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FST FINDINGS 
 
· The amended water quality plan for the overall midtown project will treat the same physical 

area (3.5 acres) as approved for the prior midtown project using the same type and size of 
water quality treatment systems. 

 
· The discharges from midtownThree will be located at the same four locations and each serve 

an area sized to exactly match what was previously approved for midtownTwo, parking 
garage 2, midtownThree, and the two courtyards (these are now consolidated to 
midtownThree). 

 
· The area receiving water quality treatment will be identical. 

 
· The two treatment systems (Systems B & C) that were in the courtyards will be moved to 

two locations in front of midtownThree. 
 

· The loss of treatment previously provided to the building step back areas along the public 
streets will be mitigated (see footnote 1 at the end of this narrative). 

 
IMPORTANT CONTEXT OF THE REGULATIONS 
 
There have been no changes to the regulatory standards since the prior midtown approvals. 
 
FST CONCLUSIONS 
 
The modifications outlined above will be implemented in the project to maintain the stormwater 
provisions and exactly mimic the area which received water quality treatment for the former 
project (3.50 acres). 
 
The hydrologic flow rates to each of the four discharge locations from midtownThree will be 
unchanged. 
 
A comparative table is provided below: 
 

SUMMARY OF CHANGES IN WATER QUALITY TREATMENT 
midtownThree Area 

Quadrant Previous Area (SF) Previously Treated Area (SF) New Area 
(SF) New Treated Area 

1 16,181.00 0 13,068.00 13,068.00 
2 13,068.00 13,068.00 14,630.50 0 
3 13,068.00 13,068.00 14,630.50 0 
4 14,861.00 0 13,068.00 13,068.00 

TOTALS 57,178.00 26,136.00 55,397.00 26,136.00 
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Footnote 1 
 
The previous midtown plan also provided treatment for the step back roofs of the building using 
systems along Somerset Street.  The step back and areas treated were as follows: 
 

midtown Approximate Step Back 
Area Treated (SF) 

1 1,700+ 
2 2,250+ 
3 1,250 
4 0 

Parking Garage 1 4,000+ 
Parking Garage 2 1,600+ 

Total 10,800 
 
The revised plan will not have the building step backs; these areas were previously treated.  To 
mitigate this loss of treated area, the applicant will increase the area being treated by slightly 
increasing the size of the rooftop area’s drainage to Treatment Systems B & C or by surface 
grading adjustments to increase areas receiving water quality treatment.  The hydrologic shift of 
drainage area is not anticipated to be significant.  This adjustment will be fully vetted before the 
final Level III Site Plan submission is made. 
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ATTACHMENT J 
 

WRITTEN REQUESTS FOR WAIVERS FROM 
SITE PLAN OR TECHNICAL STANDARDS 

 
PART 1 –WAIVER REQUEST FOR BUILDING AND B-7 STANDARDS PREPARED BY CBT 
ARCHITECTS 
 
1. Proponent requests waiver from Standard B-3 requirement to provide mid-block permeability through 

midtownThree block between Chestnut and Elm Streets, connecting Somerset Street to the Bayside 
Trail. 

 
midtownThree provides retail space fronting on Somerset Street which is designed as “through 
space”, that is, allowing a visual connection through to the Bayside Trail beyond.  It is noted that the 
building opposite this building on Somerset Street has no mid-block connector and the trail adjacent 
to the building’s north facade is defined by a berm containing stabilized contaminated soil which rises 
6 feet above the floor level of the retail space.  In addition, there is a fenced parking lot on the north 
side of the trail.  A mid-block connector in this instance would serve no real purpose as there would 
be no matching connector on the other side of Somerset Street and no pedestrian connection to the 
trail or properties to the north – that is a connector by itself (even if it could overcome the topographic 
problem of the berm, would generate no foot traffic as it would not be part of a larger pattern of 
pedestrian movement. 
 
At such time in the future as these adjacent properties are redeveloped and a strong pedestrian desire 
to move north-south is established, the retail leasing may respond with a public passage providing 
additional store frontage – without such strong pedestrian movement, such additional frontage is of no 
value, and such a passage would be empty, uninviting, and potentially dangerous. 
 
The building design does, however, hold back from the property line at its west end allowing an 
expanded trail connection to Somerset and Elm Streets with easy and inviting access from Somerset 
Street. 

 
2. Proponent requests waiver from Standard B-7 requirement to provide continuity of street level uses 

along Somerset, Chestnut, and Pearl Streets. 
 

A service entrance for the midtownOne apartment building and its ground floor retail use is provided 
on Pearl Street; service entrance for midtownTwo retail space is provided adjacent to the garage 
entrance; service entrance for midtownThree retail and residences is provided on Somerset Street, 
and the service entrance for midtownFour is provided on Elm Street.  
 
These service entrance doors will be about seven feet wide, will be designed as an integral part of the 
modern industrial aesthetic of the buildings, and will be opened only to remove trash and recycling to 
vehicles parked in designated service spaces. 
 
Service for the ground floor retail use in the Garage building will be provided through the front 
door(s) of the retail spaces from loading zones along Somerset Street.  
 
Loading dock or service vehicle facilities are not planned for these retail spaces; tenants will provide 
for trash and recycling facilities within their leased premises. 
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Retail and apartment lobbies will form more than 90% of street frontages thus assuring the maximum 
frontage along Somerset, Chestnut, and Pearl Streets.  Elm Street is planned to have continuous retail 
frontage. 

 
3. Proponent requests waiver from Standard B-11 requirement to comply with City’s Technical and 

Design standards for street lighting along Elm, Somerset, Chestnut, and Pearl Streets. 
 

The Plan for midtown Development will utilize the standard type fixture for Somerset Street, Elm, 
Chestnut Street, and Pearl Extension.  Location and spacing may need a waiver.  As well, higher 
intensity lighting is appropriate for the retail locations especially along Somerset Street and to create a 
uniform appearance along the ground floor retail areas of the development which may require a 
waiver of some requirements. 
 
Pedestrian lighting will be provided by the streetscape lighting noted above together with ‘spill’ 
lighting from retail store fronts.  
 
Lighting for the mews and new public opens spaces will be designed to complement these standards. 

 
4. Proponent requests waiver from Standard C-2 requirement to separate vehicular entrance and exit 

from parking garage. 
 

In the Plan for midtown Development, garages will be designed to respect the pedestrian realm and 
minimize the visual impact of the garage entrance and exit by collocating the garage entrance and 
exit.  These consolidated entry/exits will provide greater uninterrupted active retail use on the ground 
floor and will require a waiver from the requirement for separate entry/exit.  
 
Entry/egress gates will be located interior to the garages to allow entrance queuing internal to the 
structure minimizing back up onto Somerset Street.  

 
5. Proponent requests waiver from Standard C-5 requirement that garage decks shall be horizontal 

where visible from public ways. 
 

The garage decks of the Plan for midtown Development will be level on the Chestnut and Somerset 
Street and the Mews facades, and will incorporate a parking ramp between parking levels along the 
Bayside Trail façade.  The Plan seeks a waiver to allow these ramps to be expressed to the Trail and 
visible tangentially from streets and public rights of way. 
 
The midtownTwo Parking Garage has been designed with ramps at the Bayside Trail façade 
supported on sloping structure between horizontal end bays.  The end bays will be clad in 
architectural precast concrete with openings similar in size and spacing to the apartment building 
windows.  The sloped structure between these will be minimized, cable rails will provide for 
pedestrian and auto safety, and the interior structure will be a dark color, all to minimize visibility of 
the sloping ramps.  The façade will be covered above the retail ground floor with a green screen. 

 
6. Proponent requests a partial waiver from Standard D-2  requirement that buildings adjacent to the trail 

have active doors into the building on facades facing the trail. 
 

All the midtown buildings are designed with façade elements adjacent to the Bayside Trail that 
enhance the trail experience.  As noted above, these facades are not designed as “backs”, and they 
provide the important element of residential windows overlooking the trail.  Food service 
establishments are the planned as part of the retail leasing program for the ground floors of the all 
buildings.  This may provide some entrances and egresses facing the trail. 
 



 
 

Waiver Requests Page 3 midtown Project 

The partial waiver is sought on the requirement of having “active building ingress and egress” on the 
portion of midtownThree facing the trail because of natural changes in grade.  The trail adjacent to 
the building’s north facade is defined by a berm containing stabilized contaminated soil which rises 6 
feet above the floor level of the retail space.  It would be impractical to create entrances form the 
berm, and a hardship to remove it. 

 
7. Proponent requests a waiver from Standard E-19 requirement that proposed buildings not increase 

shadow more than 10% on the trail. 
 

There are no existing  buildings on the site of midtown now, therefore zero shadow.  Any building 
will cast some shadow, any amount divided by zero is infinity and more than 10%.  Alternatively, the 
Proponent will perform a shadow study showing that in aggregate the proposed buildings will not 
increase shadow more than ten percent when compared to buildings built to 65 ft. at the property line 
of the site. 

 
8. Proponent requests clarification that a wind study will not be required under Standard E-20, or if 

required a waiver from such study. 
 

As the buildings are all substantially lower than the  limits of height prescribed for the project area, 
and are consistent with the height of other recent developments in the district that have not 
experienced uncomfortable winds, the proponent seeks clarification that a detailed professional wind 
study will not be required for Final Level III Site Plan review 
 
Initial assessment of wind roses and anecdotal reports suggest that winter winds from the North and 
Northwest might cause probable discomfort for sitting activities in the Courtyard if midtownOne were 
built to 165 feet tall.  The building is proposed at 72 feet however, and the effects of wind would be 
attenuated substantially.  It is therefore highly probable that users seated in the courtyard would find 
these winter winds uncomfortable.   
 
Summer winds from the South will be tempered by topography and existing construction south of the 
project site.  The tendency for the south wind to concentrate in the Mews will be mitigated by the 
openness of the garage.   
 
Other uncomfortable winds previously predicted for walking at the Elm Street end of the trail, 
predicated on a pair of 165 ft. high buildings, would be similarly attenuated in the proponent’s current 
proposal to build midtownThree and midtownFour as substantially lower 72 ft. high buildings.  It is 
highly improbable that pedestrians on the trail, Elm Street, or Somerset Street in this vicinity would 
experience any discomfort due to wind while sitting, standing still, walking, or jogging. 

 
PART 2 – WAIVER REQUEST FOR CIVIL DESIGN PREPARED BY FST ENGINEERS 
 
9. 1.4  Street Grades (reference page 3 of Technical Standards) 

· The cross slope for local streets shall be 0.03.  The cross slope for other street classifications 
shall be 0.02. 

 
The project will require the reconstruction of Somerset Street.  The building will be set at elevation 
12.0 to be 2 feet above the higher flood hazards anticipated to increase over time.  There are existing 
buildings with finish floors ,entrances,  and exits at lower elevations.  The Federated plan for the  
midtown project has extensive r ground floor retail which requires flush accessible entrances.  On the 
other hand, there are existing buildings across the street (most notably the “Noyes” property with 
existing floors and entrance elevations which will not be change.  Because the buildings on either side 
of the street are near or on the right of way, some variation from transverse slopes and location of the 
street crown from the City’s typical cross section within the street right of way will be required. 
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10. 1.5  Vertical Alignment:  Parabolas at grade changes (K values) (Reference Pages 3 & 4 of the 

Technical Standards) 

The profiles for the reconstruction of Chestnut, Somerset, Elm and Pearl Streets will be provided with 
the final application.  Minor variations from the City Standards for the “K” values (30 and 40 for 
crests and sags) will be requested. 
 
It is anticipated, the variation of the K value for the sags on Chestnut Street is expected to have a “K” 
value of 37.50 and Elm Street is expected to have a value of 39.89. 

 
11. Section 2 – Sanitary Sewer and Storm Drain Design Standards 

2.7.8.  No storm drain lines, with the exception of field inlets and underdrains, shall be connected 
into a catch basin structure (Reference Page 82 of the Technical Standards) 

Representatives from the City of Portland have indicated the technical standards are being revised and 
will remove this restriction.  If the standards are revised soon, this waiver will not be required.  The 
waiver is very important to avoid excessive piping and appurtenances in the public streets. 

 
12. Section 5 

Portland Stormwater Management Standards and MaineDEP Chapter 500 Stormwater 
Management (Reference Page 149; Section E. 2 6 of this Chapter of the Technical Standards) 

The requirements include stormwater detention for flood control.  The applicant is requesting a 
waiver to the requirement for detention as part of the Stormwater Management Plan.  The location of 
the site within the watershed results in a condition where passing flow from this area as soon as 
possible allows capacity to free up to receive and convey flows from upstream areas. 

 
13. Section 7 

Soil Survey Standards (Reference Page 209 of the Technical Standards) 

The applicant is requesting a waiver from the City of Portland’s requirement to provide a high 
intensity soil survey.  This request is made after considering that the site is on fill land, the site has 
been heavily disturbed as part of environmental cleanup measures over the past several years, the site 
will be nearly impervious after development such that hydrologic soils rating is not a significant 
issue. 

 
PART 3 – WAIVER REQUEST FOR LANDSCAPING AND LANDSCAPE PRESERVATION 
PREPARED BY MITCHELL & ASSOCIATES 
 
14. 4.6 Street Trees: 

The applicant is requesting a waiver of the requirement for providing one street tree per residential 
unit.  The maximum number of units proposed for “midtown One” three and four is 440 units.  A total 
of 100 trees are being provided along Elm Street, Chestnut Street, Somerset Street, Pearl Street and 
along the Bayside Trail.  The request is based upon the enhanced planting method that includes 4 FT 
x 8 FT raised (granite curb) planting beds and a structural planting system below grade that provides 
for an expanded root zone that is approximately 60 % larger than typical street tree planting area.  
There will be 30 locations where this condition occurs. 
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B7 MIXED USE URBAN DISTRICT DESIGN PRINCIPALS AND STANDARDS  
 
PRINCIPAL D OPEN SPACE AND PUBLIC REALM 
 
15. Standard D-3 Landscaping and Street Furniture: 

Planters, wells and tree grates: The applicant is requesting a waiver for raised planting beds 
associated with the ramp system located within the right of way that occur along the Somerset Street 
sidewalk adjacent to Pearl Street extension and Elm Street as designed. 

 
Irrigation and Drainage: The applicant is requesting a waiver of the requirement for an irrigation 
system.  All plant material selected shall conform the city standards, be selected for drought 
tolerance in addition, will be located in larger raised planting areas. 
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ATTACHMENT K 
 

PRELIMINARY BUILDING CODE REVIEW 
 

The proposed project consists of 4 buildings: a seven story parking garage consisting of six tiers 
of parking above a one story retail use, and 3 apartment buildings consisting of five stories or 
residential development over one story retail use.  The buildings do not have basements. 
 
The Garage will be a high-rise structure approximately 92 feet high to top parking tier, “Open 
Parking Garage” (S-2 per IBC, and Storage Use per NFPA); it will be naturally ventilated, 
unheated, and provided with standpipes in its two open stairwells.  The ground floor level will be 
“Mercantile” use per both IBC and NFPA; the retail space will be provided with an NFPA 13 
wet sprinkler system.  Building will be designed as type IIB construction; the garage is allowed 
to be eight tiers in height.  
 
The Apartment buildings will be low-rise structures “Multi-family Residential” and “Mercantile” 
(R-2 and M per IBC) and “Apartment Building” and “Mercantile” per NFPA.  They will be 
enclosed, heated, and mechanically ventilated.  These buildings will be designed as type IIIB 
construction for the apartment floors and type 1A for the ground floors.  Height and area are 
modified by the following IBC code sections: 
 
Section 504.2 allows one additional floor and 20 ft. height addition where the structure is 
protected throughout with an NFPA sprinkler and standpipe system; and 
 
Section 509.2 allows treatment of a structure as two buildings where a vertical separation 
between the buildings has a three hour rating, the lower building is a mercantile use in type 1A 
construction, the upper use is residential, the structure is protected throughout with an NFPA 13 
compliant sprinkler and standpipe system, and the total height is not greater than the height of 
the most restrictive use/construction type combination.  
 
These residential buildings are therefore allowed to be six stories high (one retail plus five 
residential levels) and 75 feet high (55 plus 20 feet). 
 
All buildings will have fire department hose connections located and sized as required by NFPA.  
A more detailed code analysis will be provided with the Final Site Plan Application.  
 
PREPARED BY CBT ARCHITECTS 



 
 
 
 
 
 
 

ATTACHMENT L 
 

ARCHITECTURAL GRAPHICS 
 
 

A 1 Site Perspective View 
A 2 midtownOne Ground Floor Plan 
A 3 midtownOne Typical Floor Plan 
A 4 midtownOne North Elevation 
A 5 midtownOne South Elevation 
A 6 midtownOne East Elevation 
A 7 midtownOne West Elevation 
A 8 midtownOne Perspective View 
A 9 midtownTwo Ground Floor Plan 
A 10 midtownTwo Typical Floor Plan 
A 11 midtownTwo North Elevation 
A 12 midtownTwo South Elevation 
A 13 midtownTwo East Elevation 
A 14 midtownTwo West Elevation 
A 15 midtownTwo Perspective View 
A 16 midtownThree ground Floor Plan 
A 17 midtownThree Typical Floor Plan 
A 18 midtownThree North Elevation 
A 19 midtownThree South Elevation 
A 20 midtownThree East Elevation 
A 21 midtownThree West Elevation 
A 22 midtownThree Perspective View 
A 23 midtown Four Ground Floor Plan 
A 24 midtown Four Typical Floor Plan 
A 25 midtown Four North Elevation 
A 26 midtown Four South Elevation 
A 27 midtown Four East Elevation 
A 28 midtown Four West Elevation 
A 29 midtown Four Perspective View 

 



A1 16 October 2014
Site perspective view



A2 16 October 2014
midtown One ground floor plan



A3 16 October 2014
midtown One typical floor plan



A4 16 October 2014
midtown One south elevation



A5 16 October 2014
midtown One north elevation



A6 16 October 2014
midtown One east elevation



A7 16 October 2014
midtown One west elevation



A8 16 October 2014
midtown One perspective view



A9 16 October 2014
midtown Two ground floor plan



A10 16 October 2014
midtown Two south elevation



A11 16 October 2014
midtown Two north elevation



A12 16 October 2014
midtown Two east elevation



A13 16 October 2014
midtown Two west elevation



A14 16 October 2014
midtown Two perspective view



A15 16 October 2014
midtown Three ground floor plan



A16 16 October 2014
midtown Three typical floor plan



A17 16 October 2014
midtown Three south elevation 



A18 16 October 2014
midtown Three north elevation 



A19 16 October 2014midtown Three east elevation 



A20 16 October 2014
midtown Three west elevation 



A21 16 October 2014
midtown Three perspective view



A22 16 October 2014
midtown Four ground floor plan



A23 16 October 2014
midtown Four typical floor plan



A24 16 October 2014
midtown Four south elevation 



A25 16 October 2014
midtown Four north elevation 



A26 16 October 2014
midtown Four east elevation 



A27 16 October 2014
midtown Four west elevation 



A28 16 October 2014
midtown Four perspective view
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