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- Jennifer Doir - Re; 300 Fore Street review, reminder o __ Paget|
%gﬁm‘i’ Z ?‘ ¢ i
From: John Peverada
To: Carrie Marsh; Eric Labelle; Marge Schrmuckal; Terrico @wilbursmith.com; William
Needelman
Date: 2/17/2006 5:35:21 PM
Subject: Re: 300 Fore Street review, reminder

Bill, just a minor comment on the Bangor Savings Building, it is my understanding that the developer
leased 163 spaces and provided an additional 32 spaces on site for a total of 195 spaces.

Concerning this building it is my opinion that the highest demand for the parking for the two newly
proposed restraunts will be after 5:00PM, and most likely their lunch time clientele will be walking since it
is assumed that they will be employees in the area or existing customers of neighboring businesses,
therefore | do not see a reason far them to be required to provide parking for this use with the exception
for their employes parking needs.

The existing City zoning ordinance would require 214 parking spaces for this project, however based on
my reasons outlined above, and the fact that | believe the office component of this project should factor in
at least three spaces per thousand, | recommend that the developer supply 175 parking spaces for this
project. | think that we will be setting a bad precedent if we base the parking requirement on a proposed
user of a space that currently has a unique employee mix that could change at any time in the future.

>>> Willilam Needelman 2/17/2006 4:33:33 PM >>»
To all:

Thank you in advance for providing your review memos on 300 Fore Street while | am out,

Some of you may not have anything to say (Marge, if nothing has changed for you, | have already included
your old memo. John P, at your discretion. Eric, please coordinate with T.Errico).

Cthers, Tom E, Carrie, and Dan, definitely need to weigh in.

Please email comment/memos to both Jennifer Dorr and Sarah Hopkins.
| have included the draft of my memo for your use (or disposal).

Again, Thanks.

Bill

Ce: Alex Jaegerman ; Jennifer Darr; Sarah Hopkins
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DeLUCA-HOFFMAN ASSOCIATES, INC.

CONSULTING ENGINEERS # SITE PLANNING AND DESIGN
® ROADWAY DESIGN :
. . B ENVIRONMENTAL ENGINEERING
;78 NIAIN STREER ® PERMITTING
B  AIRPORT ENGINEERING
SOUTH: PORTLAND, MAINE 04106 . : -
TEL 207 775 1121 : CONSTRUCTION ADMINISTRATION .

PAX. 207 879 0896 TRAFFIC STUDIES AND MANAGEMENT

- March 9, 2006

- Dear Neighbor:
Please join us for a neighborhood meetihg to discuss plans. for a multi-story office complex _
totaling approximately 68,836 square feet located at the comer of Fore Street and Custom House -
Street in Portland, Maine. ~ -

Meeting Location: - Hilton Garden Inn, 65 Commercial Street, Portland

7 _In the Board Room
Meeting Date: -~ Monday, March 20,72006.
Meeting Time: ~ 7:00pam.

“The Clty of Portland Code requites that property owners within 500 feet of the proposed : '
development and residents. on an’ “interested parties list” be invited ‘to participate in a-
neighborhood meeting prior to the Planning Board public hearing on the proposal. A szgn-m

sheet will be circulated and minutes of the neighborhood meeting will be taken. Both the si gn in

: shee‘t and minutes will be submitted to the Planning Boatd.

If you have any questions, please call me at '775_-1 121, ext. 1-07.

Sincerely,

DeLU JA-HOFFN,

Chﬁsfopher 1. Osterrieder, P.E, -
. Senior Engmeer . -

-7_C.TO/sq/JNZSSlmexghborhoodMeetmg -
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DeLUCA-IZOFFMAN ASSOCIATES, INC.
CONSULTING ENGINEERS
778 MAIN STREET

SQUTH PORTLAND, MAINE 04106
TEL. 207775 1121
FAX 207 879 0896

* 3ITE PLANNING AND DESIGN

* ROADWAY DESIGN

* ENVIRONMENTAL ENGINEERING
s PERMITTING

« AIRPORT ENGINEERING
* CONSTRUCTION ADMINISTRATION
= TRAFFIC STUDIES AND MANAGEMENT

PROPOSED -CUSTOM HOUSE SQUARE OFFICE BUILDING
NEIGHBORHOOD MEETING — SIGN-IN SHEET

M2z 2

Date: March 20, 2006
Location: . Hilton Garden Inn— Board Room 2P Floor
Time: 7:00 PM
Name Address Phone Firm/Group
Chris Osterrieder 778 Main Street Suite 8 207-775-1121 | DeLuca-Hoffman
: South Portland, Maine 04106 ' Assaciates, Inc.
M DReey | 280 Rl ST 871000 | OET @
TIM LEVWE  [280 Gmap Sk §79-700 | pexr WE
| oo F26% '
(F AHant e v { MO

geiw

e

H:A2500 JOBS\238E -Fore St Ofc Bldg\Site Plan Application\Neighborhood Meeting Sign-in Sheet.doc
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DeLUCA HOFFMA\T ASSOCIATES, INC.. o

SI’I‘E PLANNINL- AND DESIG\

CONSULTENGENG!I\EI‘RS T |
R ‘ "B ROADWAY DESIGN - .
' ] ENVIROI\MENTAI ENGINEERING
778 MAINSTREET . T PERNII’I‘TNG .
",:oums BORTLAND, MAINE 04106 - 'MRPORFENGINEERING Cos
TEL 207 175121 . ‘ : COI\STRUC’I‘ION ADM[NISTRATION :
B

| BAX 207 879 D896 TRAFFEC smm::s AND’ MANAGEMENT .

o MINUTES
CUSTOM HOUSE SQUARE B
NEIGI-IBORHOOD MEE’I‘ING

MARCH 20 2006

- Attendees: - . Jim Brady; OEIIV-B
7. . Tim Levine, OEI IV-B o e
. Markos Miller, Munjoy Hill Nelghborhood Orgamzatlon P
E Chns Ostemeder P.E. DeLuca-Hoffman Assocxates Inc_,

= ,The mcetmg began at apprommately 7 20 p.m. on Monday, March 20 2006 at the second ﬂoor - 7
. conference room. of the- Hlltcn Garden Inn‘on Commerc1al Street Portland ' D

| Chnstopher Ostemeder presented the 31te plan and buxldmg elevatxons

- Markos Mlﬂer 1nd1cated he was farmhar thh plan and its Iocatlon hOWever he was mterested in L
" where the retail spaces would be located. Jim Brady described two possible locations mthzn the
ﬁrst ﬂoor of the buﬂdmg and the apprommate space demgnatlons avallable for each :

. Ma:ckos Mlller questloned whether they Would both be accessed from the lobby .)'un Brady ‘
- indicated there is some possibility for futuré entrance onto the Fore Street sidewalk.: This plan
“has been: modified from its ongmal version per the ‘request of the Historic- Prescrvatmn Board .
. -such that the floor plate has been lowered to cIoser match the Fore Street elevatlon and prov1de '
L retaﬂ opportumtles : S :

- Tim Levmc descnbed ‘the limit of 51dewa1k 1mprcvements along Fore Strcet whlch w111 extend o
© from' the. 280 Fore Stiett buﬂdmg up Fore Street to Custom House Street. . Markos Miller -
o mqun‘ed whether the sidewalk would be located on the OEI property. Chris Osterneder o
: _'-mchcated that 4 portion of the sidewalk 'will be sztuated on the OEI IV property and a pedestnan' S
o easemcnt wﬂl be conveyed for this’ puxpose o . S , . L

Jim Brady described how he and & former c1ty trafﬁc englneer evaluated the ex1st1ng Wldth Of o
' Fore Street and posmble lane assignments .to prov1c1e for continued on-street parking and
- maintenance of ex1stmg travel patterns. - This scenario prompts the p].acement of the bulldlng to -

- be sllghtly further away from the 5- foot build-fo hne requ1red wﬂhm this zone. B -

TN2581 - R | Pagel ' - --"'Custoﬁﬁoll_seSqucre'-.: L
March 20, 2006 [ S © .. .- Neighborhood Meeting: .
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- DeLUCA HOFFMAN ASSOCIATES INC
CONSULTING ENGINEERS '

Markos MrIIer asked how the s1dewa1k 1mprovements will be pard for Jim Brady responded that
- OEI IV-B wﬂl be respon51ble for thlS work as part of the pro;ect L : :

' Markos Mrller asked about faeade trim. - Jim Bradj,r desenbed the elevatwns of the bmldmg and
that it will be similar to.the W. L. Blake building addition performed in- 2000, He noted: the.” -
var;qng degrees of fenestration allowed by the bmldmg code and how the plan had been prepared

in response to these requrrements _ _ ,

" Markos Miller said hlS b1ggest concern was the ablhty to have street—level retarl He mdrcated
that he liked the fact that this may be part of 4 possible future plan. Jim Brady indicated this was-
done-in response to concerns from the HlStOI'iC Preservatlon Board. Markos Mlller wants to
create act1v1ty on the street -
Jim Brady dlscussed how power wﬂl be buned
'lsz Brady mdicated that the OEI V-B has comlmtments to oceupy five- 51xths of the buﬂdlng
'Markos Mﬂler felt the pro_]ect tooked good and seems 10 have addressed any questlons he had

CJ O handed out a Crty of Portla,nd Nerghborhood Meetlng Letter that descn‘oed the process

- N Prepared‘ﬁy C’hnst'opher.l Ostemeder PE

: Dls‘tnbutmn Blll Needelman Clty of Port!and; :
: ‘Tim Levine, OEI IV-B ‘
- . Jim Brady, OET v-B -

“m2sst o Page2 . CustomHouseSquare .
‘March 20, 2006 - o o T Neighborhood Meeting .~




At 3 5

Neighberhood Meeting Certification

I, Christopher Osterrieder, P.E., hereby certify that a neighborhood meeting was held on
Monday, March 20, 2006 at the second floor conference room of the Hilton Garden Inn,
Commercial Street, Portland, Maine. The meeting began at approximately 7:20 p.m.

I also certify that on March 9, 2006 invitations were mailed to all addresses on the mailing list
provided by the Planning Division, including property owners within 500 feet of the proposed
development and the residents on the “interested parties” list.

Signed,

Bl ] Bonl) _fofi

Attached tothis certification are:

1. Copy of the invitation sent
2. Sign-in sheet
3. Meeting minutes
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- CITY OF PORTLAND, MAINE it Vola, 7/27/06
PLANNING BOARD e N

Kevin Beal, Chair

Michael Patterson, Vice Chair
John Anton

Lee Lowry IIT

Shalom Odokara

David Silk

Janice E. Tevanian

April 18, 2006
Mr. Tim Levine
Olympia Equity Investors, IVB
280 Fore Street
Portland, Maine 04101
RE: 300 Fore Street, Custom House Square Office and Retail Project
Dear Mr. Levine:
On March 28, 2006, the Portland Planning Board acted upon Olympia Investors IV-B’s
applications for site plan and subdivision approval, traffic movement permit, and B-3 maximum
setback waiver as follows:
A. B-3 Maximum Setback Waiver
In accordance with Site Plan standard 14-526, 16 (b) 2 — Standards for increasing setback
beyond street build-to line in the B-3 zone, the Planning Board found that the introduction
of increased building setbacks at the street level:
(2) Provides substantial and viable publicly accessible open space,
(b) Does not substantially detract from the prevailing street wall character,

(c) Does not detract from existing publicly accessible open space, and

(d) The area of setback is of high quality and character of design and is
attractive to pedestrian activity,

and on that basis granted the B-3 maximum setback waiver as depicted on the applicant’s
site plan. (6 to 0, Patterson absent)

B. Traffic Movement Permit

The Planning Board found that the project is in conformance with the standards for granting
a Traffic Movement Permit, subject to the following conditions of approval:

O:\PLAN'DEVREVW\FORE AND CUSTOM HOUSE STREETS\FINAL DRAFT APPROVAL LTR 4-18-06.DOC



L. That the applicant contributes $15,000 to the implementation of future MCEM
improvements (including, but not limited to, signalization) at the Middle Street ( v/
and India Street intersection. The monetary contribution shall be placed in an
escrow account and if not used within ten years of the escrow agreement date, "’U/ 9/ J4
shall be returned to the applicant;

IL. That any change of the location of parking associated with 300 Fore Street from
the site of the proposed Riverwalk, LLC parking garage, at the northwesterly v
corner of the intersection of Fore and Hancock Streets shall be communicaied to
the Planning Department, together with a revised and updated Traffic Study, and
shall prompt review of the Traffic Movement permit by the Public Works
Department and the Planning Authority, and

i, That any change of the use or occupancy of the building proposed to be
constructed at 300 Fore Street, which would require a change to the number of / '
parking spaces utilized by the subject project, shall be communicated io the
Planning Department, together with a revised and update Traffic Study, and shall
prompt a review of the traffic movement permit by the Public Works Department
and the Planning Authority.

(6-0, Patterson absent)

C. Site Plan

That the plan 1s in conformance with the Site Plan Standards of the Land Use Code, SU.b_] gt ‘Zf,_f—\
. - —F— \
to the following conditions-of approvat: S - F il

. - / \\ \
/ fond 09\7 \ |

e That any additional or changed, proposed lighting and/or signage on the site be ( )|
communicated to the Planning Depariment for Planning Authority, Zoning and{or A |

> |
- :’

Historic Preservation staff review and approval, as applzcable e g

‘J/ i,  That a revised design for the alignment of curbing at the Custom House and Fore reet hﬁ'{w“
Streets intersection be submitted for Planning Authority and Public Works review 3.l -«uﬁ
and approval prior to the issuance of a building permit. SCOs (w.,,
e e
; . e
il That the applicant provide the following documents for the review and approval of
City of Portland Corporation Counsel prior to the issuance of a building permit: o

—

3 — R . . . . 4 Dick Brintec d

Pedestrian easement granting public access to and use of the privately owne |
— __sidewalk located between the Fore Street right-of- WMMM%W \
7\ ~ Final proposed condominium association documents for the development; P “ﬁb
and //"
/g;?/
YW

i

ONPLAN\DEVREVW\FORE AND CUSTOM HOUSE STREETS\FINAL DRAFT APPROVAL LTR 4-18-06.DOC



JL/,/':.

@ Cross easements between the subject property and 85 Commercial Street for O ;/\‘
oy : /
emergency and utility access and maintenance. Fr et ﬁfm»:did /CV L
iv. That site plan approval of the location and minimum amount of vehicular parking |

specific occupants identified by the applicant at the March 28, 2006, public hearing
of the Planning Board (namely CIEE, Inc, for office use of floors 2, 3, 4, 5 and the
basement, and OEIIV-B, LLC, for restaurant/vetail use of floor 1). If at any time
(a) either occupant changes, (b) any portion of the building is sold, subleased, or
further divided, or (c) there is any intensification of any use of the building, such
change shall, within 60 days, be communicated by or on behalf of the applicant or its
successor in interest to the Planning Authority and shall prompt and require an
amendment of the parking component of the site plan approval;

required for the development (a minimum of 123 spaces) is directly linked to the
b

V. The Site Plan is approved for a minimum of 123 spaces to be located on the property
owned by Riverwalk, LLC either within the Longfellow Garage or surface spaces in
the vicinity of India Street, Middle Street, Hancock Street and Fore Street. No

P _occupancy permils for the subject project shall be issued prior to the applicant’s
\I_WU Yo  exercising its rights to lease a minimum of 123 parking spaces owned by Riverw
(/ X G,\[' LLC. at this location. It is also required that the applicant make a specific i
o documentation identifying the parking property lease, and the applicant shall provide | ';‘
Q / !j an inventory of parking spaces on the Riverwalk site and their current use and § |
- availability.

In the event spaces within or at the site of the Longfellow Garage are not yet 6
available as of the completion of the subject project, the applicant shall provide
proof of alternative temporary parking arrangements (not to exceed one year) for the
i review and approval of the Planning Authority at such time.

.

VI That the applicant makes a financial contribution for improvements to the southerly
sidewalk along Fore Street between India Street and Franklin Arterial. The amount P A ) 1/[
of the contribution shall cover 25% of the cost of improvements up to $15,000. The
contribution shall be held in escrow and returned to the applicant if not used within ,;"’{,7/ 4:,/ 01
10 years. If the location of the project parking changes from the site of the E -
Longfellow Garage, the need for the contribution shall be reassessed by the Public
Works Department and the Planning Authority if the project parking location

changes prior to spending funds on the Fore Street sidewalk. C O /)
Yol afd

(5 to 1, Silk opposed, Patterson absent) I\\/ﬂ.(‘/

~
)

The approval is based upon and limited to the site plan and information relating to the City of
Portland site plan, subdivision, and related standards set forth in Planning Report #20-06 (copy

ONPLANDEVREVW\FORE AND CUSTOM HOUSE STREETS\FINAL DRAFT APPROVAL LTR 4-18-06.D0C



enclosed), and/or introduced into the record at the March 28, 2006, public hearing.

P
/
-

Please note the following provisions and requirements for all site plan approvals: /

1. Where submission drawings are available in electronic form, the applicant shall submit
any available electronic Autocad files (*.dwg), release 14 or greater, with seven (7) sets

of the final plans. T 1AW . Dd fvenr 2/ fo 'Bu'\lt’-ﬁ Euspedt o ns
i s il

——

2. A performance guarantee covering the site improvements as well as an inspection fee — » o wgs
payment of 2.0% of the guarantee amount and 7 final sets of plans must be submitted to v P ef
and approved by the Planning Division and Public Works prior to the release of the {1; afy it

building permit. If you need to make any modifications to the approved site plan, you

must submit a revised site plan for staff review and approval.

3. The site plan approval will be deemed to have expired unless work in the development V
has commenced within one (1) year of the approval or within a time period agreed upon
in writing by the City and the applicant. Requests to extend approvals must be received
before the expiration date.

4. A defect guarantee, consisting of 10% of the performance guarantee, must be posted
before the performance guarantee will be released.

5. Prior to construction, a pre-construction meeting shall be held at the project site with the Te Y ¢
contractor, development review coordinator, Public Work's representative and owner to & ,!‘
review the construction schedule and critical aspects of the site work. At that time, the
site/building contractor shall provide three (3) copies of a detailed construction schedule
to the attending City representatives. It shall be the contractor's responsibility to arrange a
mutually agreeable time for the pre-construction meeting.

J

6. If work will occur within the public right-of-way such as utilities, curb, sidewalk and
driveway construction, a street opening permit(s) is required for your site. Please contact
Carol Merritt at 874-8300, ext. 8828. (Only excavators licensed by the City of Portland
are eligible.)

The Development Review Coordinator must be notified five (5) working days prior to date
required for final site inspection. The Development Review Coordinator can be reached at the
Planning Division at 874-8632. Please make allowances for completion of site plan requirements
determined to be incomplete or defective during the inspection. This is essential as all site plan
requirements must be completed and approved by the Development Review Coordinator prior to
issuance of a Certificate of Occupancy. Please schedule any property closing with these
requirements in mind.

If there are any questions, please contact Bill Needelman, Senior Planner, at 874-8722.

OAPLAN\DEVREVW\FORE AND CUSTOM HOUSE STREETS\FINAL DRAFT APPROVAL LTR 4-18-06.DOC



Sincerely,

s, B

Kevin Beal, CRair
Portland Planning Board

e Lee D. Urban, Planning and Development Department Director
Alexander Jaegerman, Planning Division Director
Sarah Hopkins, Development Review Services Manager
Bill Needelman, Senior Planner
Jay Reynolds, Development Review Coordinator
Marge Schmuckal, Zoning Administrator
Inspections Division
Michael Bobinsky, Public Works Director
Traffic Division
Eric Labelle, City Engineer
Jeff Tarling, City Arborist
Penny Littell, Associate Corporation Counsel
Greg Cass, Fire Prevention
Assessor's Office
Approval Letter File

ONPLANDEVREVW\FORE AND CUSTOM HOUSE STREETS\FINAL DRAFT APPROVAL LTR 4-18-06.DOC



Infrastructure Financial Contribution Form

Obtain an Account Number from Paul Colpifts, Chief Acct,,
(ext. 8665) prior to the distribution of this form.

Amount $ 5 D . City Account Number: 710-0000-236- 5"} -00
Project Name: '

Project Job Number: XOT - NEU Y
{from Site Plan Application Form)

Project Location: ’%& SN & .
Project Description: Q%%?& \‘ R@ Q\\&‘%ﬁw

Funds intended for:

Applicant's Name:

Applicant's Address: NS QQN\.. m\)

Expiration:

I funds are not expended or encumbered for the intended purpose by

- , funds, or any balance of remaining funds, shall be returned to contributor within six
months of said date.

Funds shall be permanently retained by the City.

Other (describe in detail)

Form of Contribution:

Escrow Account

e
L/ Cash Contribution

Interest Disbursement: Interest on funds to be paid to contributor only if project is not commenced.

Terms of Draw Down of Funds: The City shall periodically draw down the funds via a payment requisition from Public
Works, which form shall specify use of City Account # shown above.

Date of Form: Q-
Planner: SN Person Completing Form: g

e Attach the approval letier, condition of approval or other decumentation of the required contribution.

e  The originat form, copy of the check, copy of report of receipts and all attachments shall be given to Debbie Marquis.
e  The original check, copy of this form, and all attachments shall be filed by the Planning Division Office Manager.

e A copy of all of the above documents shall be given to the following people:

Peggy Axelson (Finance), Michael Bobinsky (Public Works), Ezic Labelle (Public Works), Penny Littell (Corporation Counsel),
Alexander Jaegerman (Planning), Planner for project, Applicant
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~ CITY OF PORTLAND, MAINE
" PLANNING BOARD
‘ Kevin Beal, Chair

| ] Michael Patterson, Vice Chair
John Anton

Lee Lowry I

Shalom Qdokara

David Silk

Janice E. Tevanian

April 18, 2006
Mr. Tim Levine :
Olympia Equity Investors, IVB
280 Fore Street
Portland, Maine 04101
RE: 300 Fore Street, Custom House Square Office and Retail Project
Dear Mr. Levine:
On March 28, 2006, the Portland Planning Board acted upon Olympia Investors IV-B’s
applications for site plan and subdivision approval, traffic movement permit, and B-3 maximum
setback waiver as follows:
3 A, B-3 Maximum Setback Waiver
In accordance with Site Plan standard 14-526, 16 (b) 2 — Standards for increasing setback
beyond street build-to line in the B-3 zone, the Planning Board found that the introduction
of increased building setbacks at the street level: '
(a) Provides substantial and viable publicly accessible open space,
) Does not substantially detract from the prevailing street wall character,

{c) Does not detract from existing publicly accessible open space, and

(d) The area of setback is of high guality and character of design and is
atfractive to pedestrian activity,

and on that basis granted the B-3 maximum setback waiver as depicted on the applicant’s
site plan. (6 to 0, Patterson absent)

B. Traffic Movement Permit

The Planning Board found that the project is in conformance with the standards for granting
a Traffic Movement Permit, subject to the following conditions of approval:

OAPLAMNDEVREVW\FORE AND CUSTOM HOUSE STREETS\FINAL DRAFT APPROVAL LTR 4-18-06.D0OC



C. Cross easements between the subject property and 85 Commercial Street for
emergency and utility access and maintenance.

iv. That site plan approval of the location and minimum amount of vehicular parking
required for the development (a minimum of 123 spaces) is directly linked to the
specific occupants identified by the applicant at the March 28, 2006, public heaving
of the Planning Board (namely CIEE, Inc, for office use of floors 2, 3, 4, 5 and the
basement, and OEI IV-B, LLC, for restaurant/retail use of floor ). If at any time
(a) either occupant changes, (b) any portion of the building is sold, subleased, or
Sfurther divided, or (c} there is any intensification of any use of the building, such
change shall, within 60 days, be communicated by or on behalf of the applicant or its
successor in interest to the Planning Authority and shall prompt and require an
amendment of the parking component of the site plan approval;

V. The Site Plan is approved for a minimum of 123 spaces to be located on the property
owned by Riverwalk, LLC either within the Longfellow Garage or surface spaces in
the vicinity of India Street, Middle Street, Hancock Street and Fore Street. No
occupancy permits for the subject project shall be issued prior to the applicant’s
exercising its rights to lease a minimum of 123 parking spaces owned by Riverwalk,
LLC. at this location. It is also required that the applicant make a specific
documentation identifying the parking property lease, and the applicant shall provide
an inventory of parking spaces on the Riverwalk site and their current use and
availability.

In the event spaces within or at the site of the Longfellow Garage are not yet
available as of the completion of the subject project, the applicant shall provide
proof of alternative temporary parking arrangements (not to exceed one year) for the
review and approval of the Planning Authority at such time.

Vi. That the applicant makes a financial contribution for improvements to the southerly
sidewalk along Fore Street between India Street and Franklin Arterial. The amount
of the contribution shall cover 25% of the cost of improvements up to $15,000. The
contribution shall be held in escrow and returned to the applicant if not used within
10 vears. If the location of the project parking changes from the site of the
Longfellow Garage, the need for the contribution shall be reassessed by the Public
Works Department and the Planning Authority if the project parking location
changes prior to spending funds on the Fore Street sidewalk.

(5 to 1, Silk opposed, Patterson absent)

The approval is based upon and limited to the site plan and information relating to the City of
Portland site plan, subdivision, and related standards set forth in Planning Report #20-06 {copy

OAPLAN\DEVREVW\FORE AND CUSTOM HOUSE STREETS\WWINAL DRAFT APPROVAL LTR 4-18-06.DOC



Sincerely,

ol

Kevin Beal, CRair
Portland Planning Board

cc: Lee D. Urban, Planning and Development Department Director
Alexander Jaegerman, Planning Division Director
Sarah Hopkins, Development Review Services Manager
Bill Needelman, Senior Planner
Jay Reynolds, Development Review Coordinator
Marge Schmuckal, Zoning Administrator
Inspections Division
Michael Bobinsky, Public Works Director
Traffic Division
Eric Labelle, City Engineer
feff Tarling, City Arborist
Penny Littell, Associate Corporation Counsel
Greg Cass Fire Prevention

OAPLAN\DEVREVW\FORE AND CUSTOM HOUSE STREETS\FINAL DRAFT APPROVAL LTR 4-18-06 DOC



Secuily Features included.. D Details onback, *
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REPORT OF RECEIPTS

: To the Dlrector of Fmance Clty of Portland Mamc

.”i M o pae A

Sburce of Receipts S For T he Penod of

' Totals :
N, otes/WHe Transfer $

Total Credit Card Reccipts $
Total Direct Deposits § -

~ Total Checks $ i

. Total Cash $

Totai Amounﬁ_-

The undermgned cemﬁes that this i is a true, _complcte report

' of all coHccnons made since the date of theu Iast report -_.Rc_a-:.l-p .ted_- _Thls Day

Phone # -

Authonzed Agent

Forward a}i coples to the Trcasury Department whcre they wﬂl be recelpted and returned" S



Infrastructure Financial Contribution Form

Obtain an Account Number from Paul Colpitts, Chief Acct.,
b (ext. 8665) prior to the distribution of this form.

Amount $ \S \G:’Sb D City Account Number: 710-0000-236- 56 -00

Project Name:

Project Job Number:
(from Site Plan Application Form)

Project Location: Ry Qﬁ k n

Project Description: %&MM

Funds intended for:

Applicant's Name:
Applicant's Address: 3.3% QQN\. k J

Expiration:

‘/’ If funds are not expended or encumbered for the intended purpose by
Q- , funds, or any balance of remaining funds, shall be returned to contributor within six
months of said date.

Funds shall be permanently retained by the City.

Other (describe in detail)

Form of Contribution:

Escrow Account

£

\_As Cash Contribution

Interest Disbursement: Interest on funds to be paid to contributor only if project is not commenced.

Terms of Draw Down of Funds: The City shall periodically draw down the funds via a payment requisition from Public
Works, which form shall specify use of City Account # shown above.

Date of Form: = oS ~fe

Planner: anh R Person Completing Form: M

e  Attach the approval letter, condition of approval or other documentation of the required contribution.

e  The original form, copy of the check, copy of report of receipts and all attachments shall be given to Debbie Marquis.
® The original check, copy of this form, and all attachments shall be filed by the Planning Division Office Manager.

¢ A copyof all of the above documents shall be given to the following people:

Peggy Axelson (Finance), Michael Bobinsky (Public Works), Eric Labelle (Public Works), Penny Littell (Corporation Counsel),
Alexander Jaegerman (Planning), Planner for project, Applicant



" CITY OF PORTLAND, MAINE
' PLANNING BOARD
) Kevin Beal, Chair

; Michael Patterson, Vice Chair
John Anton

Lee Lowry 11

Shalom Odokara

David Silk

Janice E. Tevanian

{

April 18, 2006
Mr. Tim Levine ,
Olympia Equity Investors, IVB

280 Fore Street
Portland, Maine 04101

RHE: 300 Fore Street, Custom House Square Office and Retail Project
Dear Mr. Levine:
On March 28, 2006, the Portland Planning Board acted upon Olympia Investors IV-B’s
applications for site plan and subdivision approval, traffic movement permit, and B-3 maximum
setback waiver as follows:
3 A. B-3 Maximnm Setback Waiver
In accordance with Site Plan standard 14-526, 16 (b) 2 — Standards for increasing setback
beyond street build-to line in the B-3 zone, the Planning Board found that the introduction
of increased building setbacks at the street level: '
(a) Provides substantial and viable publicly accessible open space,
(b) Does not substantially detract from the prevailing street wall character,

() Does not detract from existing publicly accessible open space, and

(D) The area of setback is of high quality and character of design and is
attractive to pedestrian activity,

and on that basis granted the B-3 maximum setback waiver as depicted on the applicant’s
site plan. (6 to 0, Patterson absent)

. Traffic Movement Permit

The Planning Board found that the project is in conformance with the standards for granting
a Traffic Movement Permit, subject to the foilowing conditions of approval:
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c. Cross easements between the subject property and 85 Commercial Street for
emergency and utility access and maintenance.

iv. That site plan approval of the location and minimum amount of vehicular parking
required for the development (a minimum of 123 spaces) is directly linked to the
specific occupants identified by the applicant at the March 28, 2006, public hearing
of the Planning Board (namely CIEE, Inc, for office use of floors 2, 3, 4, 5 and the
basement, and OEI IV-B, LLC, for restaurant/retail use of floor 1). If at any time
(a) either occupant changes, (b) any portion of the building is sold, subleased, or
Surther divided, or (c) there is any intensification of any use of the building, such
change shall, within 60 days, be communicated by or on behalf of the applicant or its
successor in interest to the Planning Authority and shall prompt and require an
amendment of the parking component of the site plan approval;

12 The Site Plan is approved for a minimum of 123 spaces to be located on the property
owned by Riverwalk, LLC either within the Longfellow Garage or surface spaces in
the vicinity of India Street, Middle Street, Hancock Street and Fore Street. No
occupancy permits for the subject project shall be issued prior to the applicant’s
exercising its rights to lease a minimum of 123 parking spaces owned by Riverwalk,
LLC. at this location. It is also required that the applicant make a specific
documentation identifying the parking property lease, and the applicant shall provide
an inventory of parking spaces on the Riverwalk site and their current use and
availability.

In the event spaces within or at the site of the Longfellow Garage are not yet
available as of the completion of the subject project, the applicant shall provide
proof of alternative temporary parking arrangements (not to exceed oneyear) for the
review and approval of the Planning Authority at such time.

VI. That the applicant makes a financial contribution for improvements to the southerly
sidewalk along Fore Street between India Street and Franklin Arterial. The amount
of the contribution shall cover 25% of the cost of improvements up to $15,000. The
contribution shall be held in escrow and returned to the applicant if not used within
10 years. If the location of the project parking changes from the site of the
Longfellow Garage, the need for the contribution shall be reassessed by the Public
Works Department and the Planning Authority if the project parking location
changes prior to spending funds on the Fore Street sidewalk.

{5 to 1, Silk opposed, Patterson absent)

The approval is based upon and limited to the site plan and information relating to the City of
Portland site plan, subdivision, and related standards set forth in Planning Report #20-06 {copy
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Sincerely,

oo\

Kevin Beal, CRair
Portland Planning Board

cc:  Lee D. Urban, Planning and Development Department Director
Alexander Jaegerman, Planning Division Director
Sarah Hopkins, Development Review Services Manager
Bill Needelman, Senior Planner
Jay Reynolds, Development Review Coordinator
Marge Schmuckal, Zoning Administrator
Inspections Division
Michael Bobinsky, Public Works Director
Traffic Division
Eric Labelle, City Engineer
Jeff Tarling, City Arborist
Penny Littell, Associate Corporation Counsel
Greg Cass, Fire Prevention
Assessor's Office
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REPORT OF RECEHPTS

-.Z'”From the Department of Date Sl

Source of Recelpts

Tetais e
Notes/Wire Transfcr $

Total Credit Card Recelpts $
Totat Direct Deposns $-
Total Checks $

Total Cash §

' Total Amo-u.r'it. o

The undersigned cemﬁes that this is & true, complete report o L e _
T LD e TR S Receipted This D
_ efali collectlons made smce the date 0fthe1r last report S T T T B el T e REOCIPeR TS ied

Authonzed Agent | Pﬁdﬁe # .:_ 7

. Forward all copxes to the Treasury Department where they wﬂl be rece1pted and returned
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PERFORMANCE GUARANTER
LETTER OF CREDIT
3010406105
Angust §, 2006
Lee Urban
Trreetor of Planning and Development
City of Portland
389 Congress Suen

Porttand, Maine 04101

Be: Olvmosia Bouity Investors IVR, LILC
300 Vore Street, Portiand, Muine

Machias Savhizs Bank hereby is8uss ita Irrevooable Leticr of Credit for the aceount of
Olymapia Bauity Investors IV.B, LLC, (hereinafter referred to as “Developer™), held for
the exclusive bopefit of the City of Portiand, in the aggregate armoun of $265,961.00,
Thess funds represent (he estimated cost of mstallmg site improvements a3 depicted on
tha Site Plan by Delluce Foflmen daied November 2005 ag amended for permit
dated May 9, 2006, upproved ¢n April 18, 2006 and as roguired under Portland Code of
Ordinances Chapier 14 §§4599, 499.3, 525 and Chapier 25 5546 through 55,

This Letter of Cradit is required under Portland Code of Ordinances Chapter 14 52495,
4995, 525 and Chapter 25 345 through 65 and is intended 1o satisfy the Developer’s
obligation, wnder Porfland Code of Ordinances Chapter 14 §§501, 502 and 525, to post a
pecformmance guarsniee o1 the above referenced developient

The City, theough its Dircctor of PMlanning znd Development and in his sole disoreting,
may draw on ths Leiter of Credit by presentation of a sight draft and the Letter of Credit
ami all amendments thersio, st Mackiag Savings Bank’s offices locared at .0. Box 318

Machizs, Maine, 04654 up 1o thinty (30) days before or sixty (60) days after its
axpw!:z(}m stating aov one of the following:

1. the Disveloper has farled to satisfactortly complete the work on the
improvements contained withia the Site Plan by Delluce Hoffonan dated

Hovember 2005 a2 amended for permit dated May 9, 2006 approval, dated
April 18, 2006; or

2 the Developer has fallad o daliver to the City 2 deed conmmng the metzs and

tounds description of any streets, vasements or ather improvetments requirsd to
ba deeded to the City: or
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3. the Developer has failed 1o notify the City for mspectiona.

In the event of the Maching Sevings Bawk’s dishonor of the City of?cart}md‘s sght
draft, the Machize Savings Bank shall inform the City of Portland in writing of the
reason of reasons thereof within three (3) workdng days of the dishonor,

After s}l undergrouwnd work hus been completed and ingpacted to the satisfaction of the
Department of Public Works and Planning, including but not limited to sanitary sewers,
stomm drsing, cateh Basing, manholes, electrical conduits, and other reguired
bprovements constructed chiefly below grade, the City of Portiend Director of Planning
and Development ur its Director of Finance as provided in Chapter 14 §501 of the
Portland Cede of Ordinantes, may authorize the Machias Savings Bank, by written
certification, to reduce the available amount of this Letter of Credit by 2 specified samount
according to the terms contained within City Code 214.301,

It is 2 condition of this Letter of Credit hat it is deemed 10 be mutometically extended
withont amendment for period(s) of one year sach Som fhe cwent expiration date
hereof, or any futwre expiration date, unleas within fifteen (15) days grior to any
expiration, the Machiay Savings Bank notifies the City by certified mall (resiricted
delivery to Duane Kline, Director of Finance, City of Portiand, 389 Congreas Street,
Portland, Maine 04101) that the Machias Savings Bank slecis not 10 consider this Letter
of Credit renewed for any such additiona! period.

in the event of such notics, the City, in it sole discretion, may draw horeunder by
presentation of a sizght draf deawn on the Bank, sccommaried by this Letter of Credit and
all amiendrnents thereto, and a statemaent purportedly signed by the Diresior of Planning
ard Development, at Mackias Savings Bank’s offices lncsted at P.O. Box 318 Machins,
ME 04654 graring that;

this drawing resuits from notification thet the Machias Savimgs Bank bas electad not to
renew e Letter of Credit Ne. 337,

This Lever of Credit will awtomaticslly expire upon the earlicr of October B, 2007 or the
date when the City detarmines that all improvements guarantesd by this Letter of Cradit
ars gutisfactorily completed. At such time, this Lattey of Crodit shall he reduesd by the
City to ten {10) persent of its original arnount and shall autematically convert to an
Irrevoceble Defect Letter of Credit. Written motice of such teduction shall be forwarded
by the City to the Machias Savings Bank, The Defeer Letier of Credit shal] expirs one
{1) vear from the date of its creation and shall ensure the workroanghip and dusebility of
all rasterials uzed in the comsruetion of'the Site Plap by Delloca Hoffman dated

at
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Moverpber 2005 as smended for permit doted May 9, 2006 approval, dated Apeil 13,
2006 as required by Clty Code §14-301, 525,

The City, through its Divector of Planning and Development and i his sole diserstion,
may draw on the Defeet Letter of Credis by pregentation of a sight draft and this Tetter of
Credit 2ad all amendrents thereto, st Machias Saviags Bagh's offices located at P.O.
Box 318 Machiag, ME 4654, up to thirty (30) deys before or gixty (60) afler s
expiration, stating any one of the following:

1. the Developer has failed to complete any unfinished
improvements; or

2. the Developer has failed o correct any defects i
workmansiiy; of

3. the Developer has failed to use durable msterials in the construction and
ingtallation of improvements sontained within te Site Plan by Dallucs

Hoffman daced November 2005 as amended for perrait duted May 9,
2005,

Very traly yous,

Machias Savings Bank
Date: ﬁ"?ﬁ"ﬁ %, 2ok By ¢ j A4 z,@,wg

Tis Exevutive Vice President
Donald E. Reyooids

seent and Agreed to; Otympia Eqaity Tavestors IVB, LLO

e

c’ K in Mabaney, M:;mbmf
M

f‘"

Fufprooegiiis. dlympieequiymvestors.don/bamg



Memorandum

Department of Planning and Development
Planning Division

To: Chair Lowry and Members of the Portland Planning Board
From: Bill Needelman, Senior Planner

Date: April 22, 2005

Re; April 26, 2005 Planning Board Workshop

Fore Street and Custom House Street Office Building
Olympia Equity Investors [V-B, Applicant
David Lloyd, Archetype PA, Architect

Introduction

Olympia Equity Investors are requesting workshop review for a 64,000 sq ft office
building to be located at the corner of Fore Street and Custom House Street. The new
building is proposed to be visually and functionally contiguous with the recent addition to
the “Blake Building” located at the corner of Commercial Street and Custom House
Street.

This is the first workshop on this proposal and serves to infroduce the Board to the
project and provide opportunity to receive direction from the Board as to zoning options
for the applicant. As designed, the project needs a revision to the B-3 zone text to
accommodate the proposed footprint.

After the zoning issues have been resolved, the plan will be reviewed for compliance
with the Site Plan section of the land use code. The exterior design of the project is being
simultaneously reviewed by the Board of Historic Preservation for compliance with the
Historic Preservation Ordinance.

Project Description

Existing Conditions:

In Aprii of 2000, Olympia Equity Investors was approved to construct an addition to the
historic Thomas Mayhew Block (a.k.a., Blake Building) at 83 Commercial Street. The
addition was the +/-25,000 square foot, S-story office and retail structure at the comer of
Custom House Street and Commercial Street. Using copper, glass, precast concrete, and
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concrete panel, the addition provided a contemporary counterpoint to the existing Greek
revival brick and granite Blake warehouse.

The rear of the Blake Building is comprised of a connected series of brick and block
warehouse ells that were not part of the year 2000 renovation. These utilitarian structures
extend to the Fore Street right of way and are currently vacant.

Proposed New Structure.

The proposed 64,000 square foot structure would replace the rear warehouse ells with a
five to six story office building. The new building would share the Custom House Street
lobby of the year 2000 Blake Building addition and would extend the design approach of
the addition all the way up Custom House Street and along the entire Fore Street property
frontage.

Custom House Street rises approximately nine feet from Commercial Street to Fore Street
and the new structure is proposed to rise with it. The proposal shows a five-story facade
along Fore Street, though the building would be six stories tall if measured from
Commercial Street. Please see the zoning discussion below to understand how this
relates to building height requirements.

The primary entrance to both the year 2000 addition and the new structure is proposed
through the existing lobby at Custom House Street. The Fore Street facade would have
an additional primary entrance for the “second” floor (first from Fore Street). Please note
that the finished floor at Fore Street is elevated 3.5 feet above the Fore Street sidewalk
due to the need to achieve a full floor separation from Commercial Street. While the
current proposal anticipates office use for this floor, this change in elevation may
complicate future retail use of the Fore Street facing space. The Fore Street frontage is
shown as a “pedestrian encouragement” area on the Pedestrian Activities District map
and buildings with such designation should be designed to accommodate future retail use.
The Board may ask the applicant to describe how pedestrian activities would be
accommodated along Fore Street in the future,

Circulation

As stated above, the primary pedestrian entrance to the building is proposed from the
Custom House Street lobby. This lobby accesses a service core that currently serves both
the historic structure and the addition to the Blake Building.

Sidewalks currently exist along both street frontages, but in very different conditions.

The year 2000 building addition incloded a major street circulation change making
Custom House Street one way and allowing the construction of an improved and widened
brick sidewalk for its entire length. Fore Street, on the other hand, has a narrow
bituminous sidewalk that is interrupted by utility poles, parking meters and street signs
that make the sidewalk uncomfortable in summer and impassible in winter. The
applicants are working with City staff and their traffic engineer to determine how much
of the Fore Street right of way could be redistributed from vehicle lanes to sidewalk. The
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Board will be asked consider this change to the Fore Sireet right of way during later
workshops when additional information is available.

Currently, there 1s a truck loading bay at the rear of the Blake Building that is proposed to
be eliminated requiring that all deliveries, trash pick up, and service for the combined
complex of buildings would occur across the sidewalks from adjacent streets.

No vehicle parking is proposed on site. The applicants anticipate utilizing existing or
future garages in the area to satisfy the parking needs of the building.

Footprint

The building is shown directly adjacent to the Custom House Street right of way and at
an angle to the Fore Street right of way. The Fore Street setback angle allows the
building to aligh with the face of the nearby Custom House building, providing better
visibility of the historic granite landmark structure. This alignment has been suggested
by members of the Board of Historic Preservation as currently being reviewed. As
shown, the building starts at the easterly corner within one foot of Fore Street, setting
back from Fore Street as the building moves west toward Custom House Street. At its
widest, the setback is less than 10 feet. The footprint setback at Fore Street requires a
change to the B-3 text for approval. Please see below.

Zoning Issues:

As stated in the introduction, given the lack of parking and design specificity, this
workshop is limited to the zone changes requested to construct the building. Pending a
formal zoning determination on certain aspects of the building, the only zone change
needed is an edit to the B-3 Maximum Building Setback requirement.

In the B-3 Zone, street wall development is encouraged by the requirement that buildings
be placed close to the street right of way. As originally drafted, the zone states a
maximum front yard setback of five feet. As a companion to the maximum setback, the
site plan standards contained a provision that allowed the Planning Board to waive the
setback maximum, subject to certain criteria. The Maine Supreme Judicial Court has
since found that Planning Boards are not allowed to waive zoning requirements, therefore
negating the B-3 waiver clause. The five-foot maximum street setback is now an
inflexible requirement — contrary to the original intent of the zone language.

Staff and the applicants request that the Board consider edits to the B-3 to allow greater
design flexibility in the B-3, as originally intended for the Downtown. 1f the Board is
comfortable pursuing such an edit, Staff will provide specific language at the next
workshop. Below are examiples of how street wall development has been approached in
other Portland zones.
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When evaluating street wall development in other urban business zones, the Board and
the City Council have recently reviewed the following examples from the B-6 and the B-

5 revisions.

B-6 Zone Example

The following language is currently in place for the B-6 Zone.

Z.

Maximum building setback from street line
except for parking garages, puklic
transportation facilities and provided in 3.
below (not applicable to the B-3): 10 feet.

a.

For 1lots fronting on wmore than one
gtreet, the setback can ke increased
more than ten (10) feet if all of the
following conditions are met:

1. The 1increased setback occurs at
the intersection of the streets;

ii. The increased setback area is the
primary pedestrian entrance to the
building;

iii. Seventy-five (75) percent of the
total building wall length facing
the abutting streets shall be
setback no greater than ten (10)
feet; and

iv. All building wall segments, which
make up the increased setback
shall be included in the
calculation of the total building
wall length noted 1in subsection
iii above.

In addition, for any new construction
on a lot abutting three or more

atreets, the maximum setback shall
apply only to the two most major
stCreets. (For  purposes of this

gection, major sgtreet shall mean that
gstreet with the highest traffic volume
or the greatest gtreet width in
comparison with the remaining streets) .
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B-3 Revisions

The following language is currently under consideration for portions of the B-5 zone:

Maximum gtreet getback: In the B-5 =zoning
district located Dbetween Forest Avenue and
Franklin Street the following street setbacks
shall apply:

a. Ten (10) feet except for parking structures,
public transportation facilities and secondary
building components such as truck loading docks,
mechanical equipment enclosures and refrigeration
units. The getbhack can bhe increased more than ten
(10) feet if all of the conditicns are met below:

i. Seventy-five ( 75) percent of the total
building wall length facing the abutting streets
shall be setback no greater than ten (10) feet.

ii. The increased setback area includes a
functional public pedestrian entrance intc the
building that faces the street.

iii. The increased gsetback 1is not used for
surface parking.

For any new congtruction on a lot abutting three
(3) or more streets, the maximum setback shall
apply only to two (2) streets.

Lote having Ifrontage on streete in which the
curve of the street frontage precludes a
rectangular shaped building along the street
line, for purposes of calculating the setback,
the average setback of the building from the
street line may be used, but in no event shall
the average setback along the length of the
building edge exceed an average setback of
fifteen (15) feet nor shall the maxinum setback
exceed twenty (20) feet. The increased setback
ghall not be used for surface parking, wvehicular
loading or vehicular circulation.

Additions to and relocations ot designated
historic structures or structures determined to
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be eligible by the Historic Preservation
Committee shall be exempt from thig provision.

Staff and the applicant request that the Board consider the above language examples and
provide direction for how staff should proceed for a potential revision to the B-3 setback
maximum provision.

Sequence of Review:

Obviously, the formal site plan review of this project will need to wait until there is
resolution of the parking issues. Likewise, the final design of the building will largely be
determined through the Historic Preservation review, but the building footprint needed to
achieve that design is dependent on a change to the B-3 zone minimum set back
requirements.

The applicants and the Planning Staff request that the Board work through the zoning
issues described above while (1) the applicants determine a parking approach for the
development and (2) resolve final architectural design parameters with the Board of
Historic Preservation. With determination of the zoning and of the above two items, the
applicants would then be poised to finalize their site plan review with the Board.

Attachments;

1. Downtown Vision Excerpts
2. Site Plan Application

3. Plan Set

ONPLANDEVREV W\Fore and Custom House Streets\pbmemo 4-26-05.doc



Introduction

For the Downtown to evolve and respond to economic
and social forces, its physical environment must undergo

" change and the community must balance that change

with preserving and enhancing the existing gualities that
make Downtown unique.

Downtown Portland is a walkable City, reflecting its
19th and early 20th century development. Its dense and
historic fabric of mixed uses, small scaled, highly-tex-
tured and orpamented buildings, and public open spaces
all combine to keep the Downtown alive with people.

- The following section offers a design framework for

encouraging economic growth and development compat-
ible with the rich urban fabric of the Downtown.

Physical Evolution of the Downtown

1. Natural Environmentand Topography. The Downtown

has a unique natural setting - a strong sense of place
created by Casco Bay and its islands, the tidal Back
Cove, the Fore River, and the peninsula with its
promenades and views to the White Mountains. The
origins of this deepwater port city are always before us.

The topography of the Downtown peninsula is an
important element of the natural setting. Munjoy Hill
and the West End form the highest points on the
peninsula, with Congress Street serving as their spine.
The overall landform drops between these high points
down from the high spine to the Harbor on one side and
Back Cove on the other. The low point of the spine at
Franklin Street Arterial, an area referred to as the
“saddle area" because of its contours, is where
development of the City began, Both the relatively
steep topography and the Harbor’s closeness have

Photo #100

Figure ___:

77

determined where developmentoccurred. Today, these
features - topography and water - play significant roles
in the city’s image, defining major gateways to the
Downtown, creating views and providing a strong
sense of place.

Location and design decisions for prominent buildings
and structures must respect this natural context.

2.Street Pattern. The existing street pattern throughout

the Downtown has been pushed and pulled by
topographic changes, by need for access to the
waterfront, and by the shape of the peninsula. This
pattern js influenced as well by building location and
1and use decisions made decades ago. Much travelled
routes to the waterfront, which long ago were vital to
commerce, continue to serve as both access and as view
corridors and the diversity of block sizes and shapes has
resulted in a variety of building massing and form. As
a result, the pattern of streets and development
Downtown today is characterized by an irregular grid,
relatively small blocks, with various wedges and
triangles formed by diagonal adjustments of fitting a
rectangular grid onto an irregular land form. These
triangles are or -have potential to be prominent focal
meeting points. Examples include Monument Square

~and One City Center, the intersections of Free and

Congress Street, Portland and Preble Streets, and
Gorham’s Corner.

3.Urban Form. In addition to responding to the natural

environment and historic street pattern, the urban form
in the Downtown' reflects the changing functional
needs of the area’s commerce, industry and institutions.
Rising above the skyline and dominating many
streetscape views are such structures as City Hall, the
County and Federal Courthouses, Custom House, and
several churches, In neighborhoods near Downtown,
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civic structures such asthe Observatory, public schools,
and other churches are visible and prominent from the
Downtown. The design and placement of these
structures convey the importance of civic and spiritual
values to the community.

Portland shares with many other cities a relatively new
urban landmark, the corporate office building. The
development of the Fidelity Trust Company and the
Chapman/Monument Square buildings in the 1910%s
and 1920’s introduced over 10-story building
construction. Additional new corporate office buildings
of similar height did not appear in Portland again until
the construction of the Casco Bank Building in the
early 1970’s. Through the 1970’s and 1980’s at least
eight other large office buildings reshaped the City
skyline and Downtown environment.

4.Building Character. Portland’s Downtown building
characier is richly diverse in architectural style,
reflecting an awareness of pedestrian scale and interest
at the lower levels of every building. Traditional
building composition incorporated a strong “tripartite”
pattern of identifiable base, middle and top elements.
The base portion of buildings traditiopally were
comprised of storefronts with frequent building
entrances and large window areas revealing the activities
and merchandise held within. The upper stories of
buildings have traditionally been more extensively
ornamented, framing the repetitive form of the mid-
section and providing a distinctive terminus to the
vertical facade. Buildings of less than six or eight
stories were generally conceived of as background
buildings in the context of Downtown while taller
buildings such as the Fidelity Building and key elements
of buildings such as the church spires were developed
with very distinctive form and/or with particularky
strong architectural character serving as landmarks
on the skyline. :

Figure -
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Vertical scale of a building is expressed through the
placement of cornices, special articlation of the base
{particularly in the storefronts and atbuilding entrances)
and tops of buildings, by therhythm of window openings
from floor to floor, overall building height, and
ornamentation visible from pedestrian levels. Buildings
have traditionally demonstrated a horizontal rhythm
marching along the street, with frequent building
entrances, regular window and bay spacing, and facade
proportions reflecting the incremental development of
‘the Downtown’s commmercial streets. Prior to the
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1960’s office development, this pattern applied to both
large buildings and small.

During the 1960°s and 1970°s, trends of contemporary
architecture often neglected these patterns. More
recently, architects have been rediscovering the value
of tripartite building composition and pedesirian
ariented features at the base of buildings as a technique
to blend new with old, encovrage greater pedestrian

activity at street levels, and to distinguish between -

background buildings and landmarks on the City skyline.
Articulating the building form helps to provide scale
and proportion both from the pedestrian perspective
and from distant views.

A Design Framework for Future
Growt

1 Desggmng in the Public Realm: Creating a Rich Urban
Fabric. Portland’s built environment is so livable, for
one, because of its fine grained development pattern -
the small block structure created by a grid streetnetwork
and the joining by party walls of a collection of separate
buildings on individual lots. This building collage is
bound by period architecture and common building
scale. Rehabilitation and redevelopment must respect
the existing built environment Downtown as well as
recognize the differences between suchareas as Congress
Street, the Old Port and Commercial Street to preserve
Portland’s sense of place and its livability.

Modern building technology and market conditions
suggest land assembly to accommodate large scale
buildings. Where buildings are proposed to- cover
entire blocks or combined blocks, special care and
attention is peeded to ensure that Portland’s unique
urban character as a fine grained City is preserved.

Designin the public realm amounts to what can be seen
and experienced at pedestrian levels from public
sidewalks and open spaces. New development must

Figure __
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enrich the urban fabric, providing a positive character
and texture at pedestrian levels. This focus includes the
design of public streets and sidewalks, of amenities
such as benches, lighting and other street furniture, and
landscaping. (See Open Space, page ). Italso includes
the design of those aspects of private developinent
inciunding building facades, building massing, and
open space which impact the nse and character of
public space.

a. Building character: The tripartite form is generally
recommended, with special attention to the design
and detailing of the base as experienced at close
quarters by pedestrians. The relationship of base,
middle and top give form and balance to the scale
and proportion of buildings. Itis the architect’s art
to ensure that the building makes a positive and
comprehensible visual statement, balancing
contrast with context to become an integral part of
the urban fabric.

b. Contextual relationship: Each element of the city,
whether building or landscape, is seen beside its
immediate neighbors and against the backdrop of
the city as a whole. Compatibility is judged
through comparisons which include scale, color,
height, massing, use and materials. Any new
development should reflect and reinforce in its
design the recurring characteristics of its immediate
context. When theimmediate areahas no particular
character with which to relate, the new design
should look to the larger context of the city.
Portland is known for its buildings of red brick and
light colored masonry, with individual windows
punctuating their facades. Structures maintain
consistent street faces and commonly have
expressive roof lines.

Development which has occurred incrementally
over time throughout the Downtown has generally
beenresponsive to the character and use of existing
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buildings and open spaces. Innumerable buildings,
while not remarkable as individual structures,
combine to create a distinctive scale and character,
Conirasting buildings, such as the Custom House,
City Hall, and the Fidelity Building each were
sited and designed with both the surrounding
building environment and their individual place
within this setting in mind. All new development
and redevelopment Downtown should respond to
the built environment in its relationship to the
natural topography, to vistal landmarks and
important view corridors, to existing historic

and non-historic buildings, and to existing and -

proposed open spaces,

Orieniation t0 _the street: One of the failures of

‘modern architecture mirrored in some
contemporary buildings is ihe repudiation of the
street.  Design in defense against the city with
fortress-like walls, litfle ornamentation and few
openings exceptfor vehicularor loading dock entries,
do not communicate with surrounding streets.

Yet, the street is the public’s link to a building.
Every new building must be designed with
recognition of its relationship to the public street.
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The building should face and greet the sireet, not
turn its back. More than one front face may be
required if several streets bound the property. The
building should be punctuated by frequent inviting
entry points, with one or more formal main
entrances. A traditional pattern of bay spacing,

~ ample windows and, where appropriate, storefronts
are positive features. Careful detailing,
ornameniation, and choice of materials at the base
of the building (at least the first two floors) are
critical to creating a positive pedestrianrelationship
to the building.

d. Sidewalks, open spaces. and pedestrian amenities:
New development and City investment should
contribute to the quality of the urban streetscape.
Brick sidewalks, or a combination of brick with
granite or concrete sections are the standard for
Downtown. Ormamental pedestrian lighting should
be introduced throughout the downtown, with a
thematic pedestrian lighting fixture to provide a
sense of security, elegance, and vitality into the
evening hours. A limited number of lighting
standards should be established to provide
continuity and jdentity for graduval distribution
throughout the Downtown. Attractive street
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furniture including benches, bollards, planters
and trash receptacles should be installed and
maintained. The cylindrical trash receptacle has
proved to be an acceptable standard, with the
recently introduced “Ironsites” fixtore a desirable
option where tesources permit. Street trees with
guards and grates are a valuable contribution to the
sidewalk environment. Plazas and pocket parks
should be integrated within larger scale
development. The location and design of such
spaces should promote public use and tie into the
Downtown open space network. Care should be
taken not to disrupt significant streetwalls with
plazas, where continuity of sidewalk, possibly
widened, is more appropriate, '

2.Urban form and the Skyline. Portland is the State’s
largest City and should be home to many of its largest
corporations. As the City evolves, abold urban statement
can be made with larger-scaled buildings representing
a strong business climate. While large buildings can
stand out prominently, designs mustrespect the context
of the surrounding built environment. Historic districts
must be protected and civic landmarks not dwarfed or
trivialized by an overwhelming scale of new
development.. Height, volume, form, massing,
placement and quality of design are factors that will
collectively establish urban form and shape the City’s
skyline and sireetscape. '

The Downtown Height Study prepared by consultants
Carr, Lynch, Hack and Sandell provides a foundation
for this discussion and presents key findings that are
incorporated within this Downtown Vision.

a. Heightpolicy: The views of Portland’s skyline are
one of the unique characteristics of this City. The
skyline has a great deal of importance to local
residents as it is seen by most residents each day
commuting from the surrounding neighborhoods
and cominunities along the main approaches.
Especially important are the views of the skyline
from Portland Harbor, South Portland, Munjoy

Hill, the Back Cove area, along Interstate 295 and .

from the International Tetport. The desire is to
maintain a varied skyline, which reinforces the
profile of the peninsula, with buildings stepping
down in height as they move closer to the Harbor
and Back Cove. The variation of building forms
and heights that currently exists should continue
io be encouraged. This includes slender elements
which pierce the skyline as well as blockier
backgroend elements, providing a rhythm of
light and beilding.

The dominance of the Congress Street spine should
be reflected on the skyline, with concentration of the
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tallest buildings midblock between Congress and
Cumberland toreinforce the historic form of the City
and provide a sense of orientation for Downtown.

The pattern of building heights in Downtown
Portland is complex and requires a distribution of
height regulations to graduate height limits from
the spine to the waterfront. The height policy
directs and encourages the most intensive growth
in the core of the Downtown where it can be best
accommodated. Building height should be
moderated in the historic area and near the
waterfront where the impacts of large scale new
development would be detrimental.

Street walls: The street is public domain and
serves more than simply a transportation function.
The street is the counterpoint to the built
environment, and can be perceived as rooms and

- corridors in the fabric of the City. Buildings give

spatial definition to the street, and the street provides
relief in the form of light, air, and a viewing
vantage for the buildings, '

- Street faces which are relatively uniform in height,

such as Exchange Street, provide the sense of a
coherent district. While variety in overall building
heightis acceptable, abrupt changes - such as more
than 50. percent differences in height - tend to
make a district seem less cohesive. The variation
of heights along upper Congress Street is within
the acceptable variation.

While buildings in Downtown Portland vary
considerably in height, the most. cohesive areas
tend to have one of three typical maximum street
wall heights: 45-foot heights in the waterfront
area; 65-foot heights in the Old Port area; and 85
to 90-foot heights along Congress Street.
Exceptions, relatively infrequent, of course exist.

A continuous sireet wall gives emphasis and
meaning to open plazas and squares. Street walls
assist in reinforcing the unique and irregular street
pattern, maintaining the density of the urban fabric,
and through contrast, enhancing the significance
of open spaces. The most obvious examples are
Congress and Exchange Streets.

The height and proportions of buildings, together
with their setbacks and step-backs, determine how
massive they seemin relation to their surronndings.
The critical dimension is the relationship fo
pedestrians on the street - whether they caa relate
to a structure or feel overwhelmed, and whether
the street seems comforiable or canyon-like.



The most comforiable pedestrian street wall (o
street widthratio, as arule of thumb, {s between 1:1
and 1.5:1. Streets with such proportions tend to
feel enclosed, but not canyon-like.

Tower massing: Buildings taller than the current

- 125-footheight limit are more easily accommodated

in the form of slender towers, steppad back from
the strect face, so as to cast fewer shadows on the
street and be less visible to pedestrians passing by
on major routes. Such a massing scheme also
minimizes pedestrian winds by creating a shelf to
deflect down-draft.

The interest of the skyline is enbanced when the
massing of structures is not completely uniform
and when the buildings have distinct profiles.
Prominent and distinctive -structures serve as
landmarks in thernselves and do not require logos or
identification signs that can be read from a distance.

Civicarea: The area surtounding Lincoln Park is of
special significance, housing many important public
buildings. 1t is also a visually cohesive area, the

result of limestone, marble, and other light-colored

masonry structures, all of similar height and scale.
Requiring a base street wall height of 50 feet will
reflect the scale of the existing civic structures such
as City Hall, the Federal Building, Fire Station, and
Courthouse. In addition, lower portions of buildings
should be light in color, preferably of materials
simnilar to those which now exist in the area.

Visual landmarks: Landmark buildings in
Downtown Portland help give areas their identity
and are important for orientation. They are
important symbols of the City and its institutions.
The most recognizable landmarks are:

- Portland City Hall
- Munjoy Hill Observatory
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- Custom House
- Pirst Parish Church
- Cathedral of the Immaculate Conception

Presently the distinctive profile of each of these
landmarks can be seen against the sky from
important streets and squares. This quality
contribuies to their visual prominence. Typically,
they are surrounded by structures of sjmilar or
lower height, so they seem an integral part of the
areas in which they are located. When landmark
buildings are dwarfed by structures of considerably
larger scale, they appear as remnants of some
bygone era. Thus, two policies are important for
landmarks: that they be read against the sky from
important streets, and that they be surrounded by
structures of similar scale.

The heights of neighboring buildings also should
be limited to avoid blocking the view of landmarks
against the sky. While a restrictive policy, it
should be carefully applied to selected views. As
an example, the views of City Hall tower when
approaching along Park Avenue/Portland Street,
Congress Street and Exchange Street should be
preserved where possible for orientation. Frequent
(though not continuous) views of City Hall from I-
295 and Baxter Boulevard, too, give people asense
of orientation to the Downtown and of the central
importance of this public building. These views
have special meaning in the City, and it may be
necessary on individual sites to limit building
heights, set development back, or step back street
walls an adequate distance to ensure that landmark
structures can be seen.

The spirit of this policy could be extended to a
variety of other importantbuildings in the peninsula
area. Elements such as church spires, towers on
schools and fire stations, and unique architectural
~ roof features should be respected and viewed against

Figure ___
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thesky. Inmost sitwations, the area height limits will

provide for this. However, views towards landmarks -

need 1o be evaluated on a case-by-case basis,

View corridors: View corridors play alarge partin

determining the City’ s visual character by revealing -

destinations and assisting pedestrians and motorists
to orient themselves to the layout of streets and to
the Downtown, Distant views provide visnal and
psychological connections tothe world surrounding
ihe City. Views may also make connections to the
past by juxtaposing the old and the new. ‘

Establishing view corridors preserves significant
vistas within the downtown area. Figure ___
illustrates the critical long distance view corridors
in the Downtown area of Portland.- Many shorter
views, especially from Commercial Street to the
Harbor, have been documented in the Portland
Waterfront:  Public Access Design Project and
should, where possible, be maintained.

Portland has important links to the water. It was
founded as a port city and maintains an active
harbor. View corridors to the harbor heip recall

the City's history, and re-assert the contemporary -

presence of the harbor. Views can be to the
opposite shoreline, middle of the water basin, or to
the near shore, butin each case they offer a glimpse
of the water and occasionally of passing boats.
Views to the water in the Back Cove area are

equally important to the visual structure of

Downtown. When looking atthe Cove onerealizes
the geography of the peninsula. View corridors
frequently extend across private property and, in
these areas, the beights of structures should be
limited where possible so as to avoid blocking the
object of attention. :

Key Open Spaces: Portland is fortunate to have a
number of high quality public open spaces, located
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throughout the peninsula. These spaces provide
relief from the congestion of buildings, and create
places to gather, stroll, rest, eatand be entertained.
The most importantpublic and private open spaces
on the peninsula are indicated on Figure ___.

The success of these spaces depends greatly on the
amount of direct sunlight that reaches them, since
Portland outdoors during certain seasons can be
uncemfortably cold in the shade. The heights of
adjacent development should be regulated so that
key open spaces receive sunlight during the critical
hours when each is actively nsed. By assuring
sunlight, the period of use of the spaces can be
extended several weeks in Spring and Fall, even
during warm days in the Winter.

For most spaces in the Downtown, the critical
period of use is usually the Junch hour and several
hours before and afier (approximately 10 a.m. to 2
pan.). They are often active at other times, but
during early mornings and. late afternoons in
‘Winter, virtually the entire Downtownisin shadow.
Hence, there is little merit in attempting to tegulate
shadows for these hours.

Gateways: The 1983 Gateways to Portland report
outlined the importance and opportunities presented
by many entrances to Downtown in creating first
impressions, providing a clear orientation, and
giving identity to frequently-traveled routes by
which residents and commuters observe and relate
to the City. While each eniry is unique,
opportunities exist to enhance them by preserving
view corridors and skyline vista, improving the
scale and character of buildings along those routes,
and encouraging public and private development
and infrastrocture work which reinforce the
qualities of each Gateway. See Figure ___ fora
map depicting Downtown Gateways.
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3_Preserving the Past: One of Downtown Portland’s most
valuable resources is the extensive historic architecture

which bas been assembled since the mid-19th century..

The City is fortunate to have retained so much of a
physical fabric which provides a much-admired
character, style, tradition, and history to the Downtown.
These older buildings, combined with historic parks
and monuments, are a culfural resource for the residents
of the City, and are invaloable in support of economic
development for the entire community, With proper
stewardship including maintenance, rehabilitation and
restoration of our historic structures and parks, those
resources will continue to enrich the City’s sense of
placein history. Historic resources have been shown to

Figure ___:
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be major contributors to economic growth in the
community in terms of contimuing and increasing
property tax revenues, renewing and increasing activity
Downtown, and as a valuable draw for tourism.

Over the last 20 years, much historic restoration and
rehabilitation has occurred throughout the Downtown.
In support of further rehabilitation, and in order to
prevent the loss of important resources while the City
encourages new growthin the Downtown, animportant
balance must be established. The City has recentiy
adopted an historic preservation ordinance which
provides for the designation of historic structures,
districts, and landscapes, and provides for review of
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new construction, alterations and dernolitions affecting
those resources. Several districts and properties are
located within the Downtown and are covered by the
protections and standards of the ordinance. The
Waterfront (Old Port) Historic District lies entirely
within the Downtown. The How Houses, a cluster of
three Federal style early 19th century residences, located
between Danforth and Pleasant Streets, also lie within
the Downtown area. Portions of the Spring Street and
Deering Street Historic Districts lie within or directly
abut the Downtown, -and a number of individual
structures, including such historic landmarks as Portland
City Hall, Portland High School, First Parish Church,
Customs House, Longfellow House, and the Clapp and

Figure ___;
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1.B. Brown blocks all sit within and add to the character
of the Downtown. Lincoln Park, within the Downtown
area, and Deering Oaks, lying at the perimeter of the
Downtown, are included on the National Register as
historic sites and are local historic districts with
protections and standards under the local ordinance,
See Figure ___ for a map depicting the location of
Downtown historic resources.
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Figure _ : Downfown Hisforic Resources
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DESIGN FRAMEWORKS POLICIES

Goals

1. Encourage excellence in urban design and a sensitivity
to- pedesirian scale and interest throughout the
Downtown in the construction, renovation, and
rehabilitation of buildings, streets, pedestrian ways
and open space.

2. Preserve and promote the positive qualities and attributes

which comprise theDowniown’ s uniqueidentity, historic -

fabric, and sense of place through the re-use of existing

structures and the development of new construction

respectful of the built and natural surroundings.

3. Develop an openspace system throughout the Downtown
which provides the highest quality parks, plazas, and
pedesirian environment. Pedestrian improvements
and amenities should utilize the best materials and be
carefully designed to provide a comfortable, durable,
accessible and aesthetically pleasing environment.
Buildings fronting on pedestrian 6pen space should be

- of high quality materials, of significant detail and
interest to enhance the walking environment, and
readily accessible from the pedestrian way.

Policies

DF 1 Height limits. The following maximum height
Limits support additional Downtown development while
respecting the scale and character of existing buildings.
Figure ___ depicts these heights.

a. HighSpine-210feetplus 40 feet architectural cap.
To reinforce the spine of development along
Congress Street by making it advantageous for
new large projects to be located nearby. This
height zone is carefully located in midblock areas
from Congress to Cumberiand (between Elm and
High, Frapklin and Pearl), o avoid too severe a
change in scale along the two streets.

b. DowntownCore- 150 feetplus40feetarchitectural
cap. To provide incentive for compact growth in
the area bounded by Cumberland, High, Spring,
and Franklin Streets, excluding the Old Port and
Civic areas.

¢. Old Port - 65 feet. To maintain the current
character of this historic district.

d. Transition - 85 and 125 feet.. To provide for
gradual reduction of heights from the Downtown
core to the water's edge, 85 feet between
Cumberland Avenue and Lancaster Street; and 125
feet below Spring Street stepping down to 85 feet
along the northerly side of Fore and Pleasant Streets.

e. Civic Area- 65 feet. Topreservethe character and
scale of this historic area.

f.  Perimeter Areas - Gorham’s Corner and India
Street. Heights in these areas should be established
~ at 65 feet. Changes in the West Bayside area and
more specific revisions in both the Gorham's
Corner and Tndia Street areas (outside of the B-3
zoning district) should be developed pursvant to a
comprehensive redevelopment use and design plan

for each area to be undertaken by the City.

g.  Waterfront - 45 feet. To preserve the character of
this area and avoid excessive heights blocking
views to the water.

DF2 Sureet Walls. The height of the street wall is in
many ways the most critical dimension affecting the scale
of the City and the experience of pedestrians and motor-
ists. Omne’s awareness of the environment diminishes
above a height of 40 to 50 feet, and the sense of scale
within that sireet wall height is critical. Figure ___
depicts the maximum street wall heights and minimuom
stepbacks described as follows.

a. Downtown Core - 90 feet height with a 15 foot
stepback above that height. For streets in excess of
60 feet in width, such as Congress Street, that step
back should be increased to 30 feet.

b. OldPort and Transition - 65 feet, with no siep back
“required for buildings less than 90 feet in height.
Above 90 feet, provisions of(a.) above shall apply.

c. Civic Area - Properties fronting on the Civic Area
shall be construcied to a height of 50 feet at the
street wall, with any additional height setback at
least 15 feet from the street,

DF3 Tower Massing. Careful attention to the massing
of taller buildings will contribute substantially to the
character of the skyline as well as preserve sunlight and
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Figure __: Downfown Height Overlay Maop

diminish wind impacts at street level. The objectives of
the following provisions are to achieve more slender tower
forms and mitigate street impacts of taller buildings.

a. Limitthe floor plate of structures above 125 feetin
height to no more than 25 percent of the site area.
However, on sites smaller than 40,000 square feet,
this may prove impractical, so floor plates should
10t be resuicted to less than 10,000 square feet.
Maximum floor plates for floors above 125 feet in
height should be limited to 15,000 square feet.

b. Require towers to generally be located within the
conecreated by al.5:1 vertical to horizontal plane.
Some flexibility will be needed in administering
this guideline, to cope with smali and irregularly-
shaped sites. However, a step back as identified
in policy UF2 (above) should be required at a
height up to the maxdmum street wall elevation.

¢. Encourage architectural tops on tall structures that
will be prominent on the skyline as a way-of
emphasizing their height, vertical character,
and landmark status.

d. Roof-top appurtenances should be fully enclosed
in amanner compatible with the principal building.

DF4 Visual Landmarks and View Corridors. Port-
land’s landmark boildings and relationship to the water
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are an important part of its unique character. Key views
to the harbor, Back Cove and landmark buiidings are a,
community resource to be preserved and protected. They
create the sense of place which defines Downtown Port-
land as well as providing orientation to public moving
about Downtown. '

a. Key view corridors as mapped in Figore ___ are
important to the community and should be
preserved, Site plan review regulations should
prevent structures from significantly blocking or
diminishing these views.

b. Landmark buildings should be viewed against the
sky from key vantage points, and should be
surrounded by structures of similar scale. Heights
within a one block radius of key landmarks should
be no more than 50 percent higher than the
landmark and should not detract from the
prominence of the landmark by virme of location
or design.

DF5 Key Open Space Protection. Sunlight and wind
protection are valuable atiributes {0 open spaces, and
development should not be allowed to unreasonably
reduce the amount of sunlight or increase wind velocities
detrimentally during the times when open spaces are
heavily used by the public.
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Figure __ @ Maxdimum Sireet Wall Helght and Minimum Stepback Map

a. Substantial shadow impacts on public open space
caused by new buildings in excess of 65 feet in
height shall be avoided during periods of significant
use. As a general reference, from- March 21 to
September 21, new development should not
increase the area in shadow by more than 10
percent in any of the following open spaces during
the critical use hours listed below:

- Longfellow Square: 9AM to 3PM
- Congress Square: 10AM to 3PM

- Monument Square; 10AM to 3PM
- Lincoln Park: 10AM to 2PM

- Lobsterman Plaza: 9AM to 2PM

- City Hall Plaza: 10AM to 2PM

- Tommy’s Patk; 10AM to 2PM

- Post Office Park: 10AM to 2PM

b. Key pedestrian streets which run along the length
of the peninsula enjoy sunlight on the north side
for much of their length. Design and massing
efforts should minimize any shadow impacts on
these sidewalks resulting from new development.

¢. Adversewind impacts on open space and pedestrian
areas caused by new construction or building
rehabilitation shall be avoided.
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D¥6 Gateway Enhancement. Major gateway routes
and views should provide a positive entry experience and
image of the City. Streetscape, skyline, signage, public
facilities and other aspects of the built environment
should be designed to enhance the gateway views and
experience to create the best possible first impression
and image of Downtown Portland. SeeFigure  for
significant Gateways.

DF7 Signage and Storefronts. Adopt signage and
storefront design standards throughout the downtown.

DF8 Urban Design Guidelines. Many of these urban
form policies can be addressed through zoning and site
plan controls. Many require the careful analysis of the
impacts of new development on a case-by-case basis.
With clear standards and guidelines, the least restrictive
programs and regulations can achieve the policy objec-
tives with some flexibility and responsiveness to unique
development conditions and constraints.

Addendum ___ contains Downtown Urban Design
Guidelines which provide direciion and establish a
level of expectation for public officials, the private
sector developraent community, and for the citizens of
Portland in assuring a high quality, lvable and
distinctive physical environment. These guidelines
address the following issues:



- Scale and form

- . Architectural character

- Building to sidewalk relationships
- Pedestrian environment

- Streetscape guidelines

- View comridors and gateways

- Signage, awnings and canopies
- Lighting

- Storefront Design

- Micro-Climate

- Merchandising and display

- Security

- Maintenance .

DF9 Historic Resources. Pursue aprogram of integrat-
ing the City’sconcern for preservation and creative re-use
of our historic resources with comprehensive planning
and management of the Downtown.

In order to prevent the loss of historic resources within
the Downtown, and to encourage the creative re-use
and rehabilitation of those respurces, the following
steps are recommended:

examine existing buildings throughout the
Downtown to evaluate the appropriateness of
designating additional buildings or districts for
coverage under the historic preservation ordinance;

examine existing boundaries of National
Register Historic Districts to evaluate, through
possible boundary adjustments, the opporiunity
for making additional properties eligible for
federal tax incentives for the rehabilitation of
historic structures;

undertake a study to examine the potential use of
financial incentives at the local state and federal .
levels and zoning mechanisms at the local level
which could provide incentive or assistance in
the rehabilitation of historically-significant
resources; and .

include preservation planning and related public
education as a component of comprehensive
planning for the Downtown.

Design Frameworks Implementéation Actien Chart
Timing How Tmplementing Body
Adopt Next Ordinance Program
- ’ with 3

Recommendation Plan Years Years

DF1  HeightLimits X X City

DE2  StreetWalls X X City

DF3  TowerMassing X X City

DF4  VisualLandmarks/¥iew Corridors X X City

DF5  KeyOpen Space Protection X X City

DF6  GatewayEnhancement x X 4 X City/Private
DF?7  Signageand Storefront Standards X X City

DF8  UrbanDesign Standards and Guidelines X x City

DF9  HistoricResources X X X X City

90




AREA DEVELOPMENT CONCEPTS

Areas within theDowntoWn

1.01d Port

2.Civic Area

3.Congress Street: Central District
a. Monument Square
b. Congress Square
¢. Upper Congress

. Perimeter Growth Areas

4.Bayside
5.India Street
6. Gorham's Corner

Downtown Vision treats all the major factors compris-
ing and influencing City life. In the following passages,
the Downtown is treated as a composite of smaller
neighborhoods, each combining the factors in a unique
way to create distinctive patterns and character of form
and function. If the plan and policies tend to dissect the
City by treating with a magnified view of varied issues,
this section attempts to step back and look at each sub area
to see how those myriad pieces fitback together. A vision
of the future must bridge from the micro view of details to
the macro view of the whole, In doing so, some prognos-
tication and license is taken to suggest the form and
direction of change. More to be taken as example than as
a literal prescription, the views presented offer a glimpse
of the Downtown's future according to plan.

128

Figure ___: Downtown Sub-Areas
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AREAS WITHIN THE DOWNTOWN

Old Port Exchange

The Old Port is as vibrant and valuable a part of
Downtown today as when it was a center of commerce and
shipping. Twice destroyed by fire, by British Captain
Mowat in 1775 and again during the Great Fire of 1866,
the Old Port exemplifies the resiliency of Portland sug-
gested by the City motto - Resurgam. The area encom-
passes some 35 acres or 20-25 blocks oriented around the
axes of Exchange Street and Commercial Street. Tis

historic quality has long been recognized as a National

Register Historic District, and recently as a locally pro-
tected historic district.

Exchange Street from City Hall at Congress Street to
Fore Street functions much the same today as it did in the
turn of the century. Mostof its buildings were constructed

in the economic boom years after the 1866 fire. Retail,

office, banking, and residences all blend together to
create a lively urban environment. Many visitors come to
Portland especially to walk up and down Exchange and
neighboring streets, to shop, eat, and relax at a sidewalk
cafe, and to enjoy its nightlife. The festive atmosphere
created by visitors diminishes between Labor Day and
Memorial Day, during which time the O1d Port plays host
more toits year-round population of residents and workess.

Commercial Street was largely spared by the fire of
1866, and therefore has a somewhat older building stock.
A most impressive view of the bold street wall facing the
waterfront can be experienced from Market Street facing
west. Infew places can-one find finer examples of the New
England seaport city heritage than these trade, commerce
and warehouse blocks built at the turn of the century.

On the land side of Commercial Street today, however,

the use has changed dramatically from its historic roots.
No longer is rail and ocean shipping the primary distri-
bution system. The warehouse and distribution activities
have gradually made their inevitable moves to more
modern and spacious industrial park sites on the City’s
outskirts - where highway access is of primary impor-
tance. Acknowledging this reality, the tracks connecting
the Canadian and U.S. rail systems have been pulled from
Commercial Stregt. For better or worse, we no longer
have the old world experience of the rail cars shuitling
down the middle of the street. Even the view of tractor-
trailer trucks backed up o loading docks obstructing most
of the wide street are becoming more rare.

In place of the warehouse distribution function, fine
buildings have been converted into the Old Port mix of
retail, office, and residential uses, This transformation is
not yet complete, with a few redevelopment and infill
opportunities still available.

‘While Exchange and Commercial Streets retain most
of their historic building fabric, as do several other
prominent streets such as Middle, Fore and Market
Streets, the blocks to the east near Franklin Street, and
portions of Fore Street toward Gorham’s Comer have
undergone more substantial changes. Canal Plaza and
100 Middle Street refiect larger-scale office develop-
ments, whose forms and predominantly single-purpose
uses deviate from the historic building fabric.

As more infill development takes place on the blocks
bounded by Franklin, Middle, Pear], and Commercial
Street, and by Union, Spring, Center, and Commercial
Streets, it will be very important to weave the new
building fabric to blend with the old. Especially, on Fore
Street, a strong consumer-oriented retail focus must be
created to link the Old Port with Gorham’s Corner and
with the expansion of the Downtown east of the Arterial
near the waterfront,

Other important form and functions of new buildings
relate to height, massing, and orientation to the street. In
contrast to the spine of Congress Sireet and areas above
Spring Street, the areas below Spring Street to the water
and the historic disirict around Exchange Street are
programmed for modest building heights. The principles
of reducing beights of buildings as the peninsula land
form slopes to the water, as well as of compatibility with
the intact historic building fabric, call out for lower
building heights in this neighborhood, Street orientation
demands retail street frontages, with multiple entries and

-windows and with-uses attractive to pedestrians. Cafes,

clothing stores, restaurants, night clubs and other retail
uses are desirable. Retail goods and services for city
residents such as personal services, convenience grocer-
ies, hardware, and other necessities might find a ready
market here. Upper stories could accommodate addi-

.tional new office, residential, and hotel uses. A healthy

mix of uses will contribute to the diversity and strength of

~ the Downtown, maintaining and enhancing its cosmo-

politan, urban flavor.



The O1d Port is a special resource to the city and region.
Its energy and charisma can support new development
that will contribute positively to its atmosphere. Open
spaces such as Lobsterman Plaza, Tommy’s, the proposed
Post Office Park, and historic Boothby Square could
become a more prominent focus to its surrounding build-
ings, with additional landscaping and possibly restoring its
water fountain. The adjacent waterfront provides recre-
ational opportunities, waterfront walks, boat rides, as well
as a glimpse of the activities of the working waterfront.

Figure __
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CITY OF PORTLAND, MAINE

DEVELOPMENT REVIEW APPLICATION
PLANNING DEPARTMENT PROCESSING FORM

.a Equity Investors IV-B
sant
: Fore Street, Portland , ME 04101

DRC Copv

Apblicant‘s Mf;iling Address

296 - 304 Fore Street, Portlan

Consultant/Agent

‘Address of Proposed Site
029 K001001

Applicant Ph: (207) 874-9930 Agent Fax:
Applicant or Agent Daytime Telephone, Fax

4
R

B
?005-0040

Application L. D. Number

3/8/2005

Application Date

Otfice Building
Project Name/Description
d, Maine

Assessor's Reference: Chart-Block-Lot

Proposed Development (check all that apply): [7] New Building 7] Building Addition [ ] Change Of Use || Residential ] Office [ ] Retail

(] Manufacturing [ ] Warehouse/Distribution
64286 s.f.

(] Parking Lot

Proposed Building square Feet or # of Units

Acreage of Site

[] Cther (specify)

B3
Zoning

Check Review Required:

7] Site Ptan [ Subdivision
{major/mincr) # of lots
[1 Flood Hazard ] Shoreland

|1 Zoning Conditional
Use (ZBA/PB)

{1 Zoning Variance

Fees Paid; Site Pla _ $1,000.00 _Subdivision

O PAD Review

] HistoricPreservation

Engineer Review

] 14-403 Streets Review

] DEP Local Certification

U1 other

Date  3/7/2005

DRC Approval Status

] Approved (] Approved w/Con

See Attached

Approval Date Apgroval Expiration

] Gondition Compliance

Reviewer

ditions [ | Denied

Extension to

signature

date

m Additional Sheets
Attached

Performance Guaraniee [ | Required”

[] Not Required

* No building permit may be issued until a performance guarantee has been submitted as indicated below

D Perfarmance Guarantee Accepted

expiration date

expiration date

expiration date

date amount
| 7§ Inspection Fee Paid L
date amount
71 Building Permit Issue
date
[[] Performance Guarantee Reduced L ‘
date remaining balance signature
[} Temporary Certificate of Occupancy B [] Conditions {See Attached)
date
[] Final inspection
date signature
[ Gertificate Ot Gecupancy _ ' ‘
date
] Performance Guarantee Released -
date signature
[} Defect Guarantee Supmitted B B
submitted date amount
il Defect Guarantee Released B .
date signature



M 22
E

A R C H E T Y P

March 3, 2005

Alex Jaegerman
Division Director
Portland City Hall

389 Congress Sireet
Portland, Maine 04101

RE: Proposed Oifice Building ~ Corner of Fore St. & Custom St.
Dear Alex,

We are submitting our schematic drawings for review. The building has been designed
with the following concepts in mind.

1. The height does not exceed the 65 feet limitation in this zone.

2. We have purposely set back a portion of the building along Fore Street both for
aesthetic and practical reasons. We appreciate the desire to avoid setbacks, which
end up being voids in the street scape. We thus proposed a raised landing, which
would continue on the line of the sidewalk, breaking down the mass into smaller
elements, and providing access through exterior stairs to the second floor. While
we believe this meets the intent of the current zoning regarding 5 fi. setback, we
would seek a text change if this was not seen 1n the same light by Marge
Schmuckal.

3. The architectural cladding of the building is a continuation of the copper, glass
and cement board of the first Blake Block addition. We have carried over the
curved roof of the attached Blake Building, which is then reflected in the curve of
the corner.

4. The raised landing on Fore Street may accommodate up to three eniry doors.
(Only one is shown at this time as we anticipate the current 2™ floor tenant taking
the complete floor.)

5. All trash and loading is proposed off Custom St. An overhead door is provided
with dumpsters inside.

6. Owner will provide documentation for all parking off site.

Thank you for your consideration of this project and please call with any questions

Sincerely,

David Lioyd
Architect

48 Union Wharf, Portland, Maine 04101 (207) 772-6022 ¢ Fax (207) 772-4056
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{ HmmmemMmaMmedegmmmy
properiy within the (ity, papnent arangements

5 mast be made befiere permits of any Find are aceepted,

Addiress of Proposed Development: 296304 Fore St Zom= B3

"Lotal Squave Footage of Propossd Seractare: 54286 5q f Squeare Footage of Lot 23 528 43 Acees

Tax Asecssoe’s Chaxt, Block & Lot Property owmcr’s mailing alddwsss Telcphone #:

’ Olympia Equity Investors, IV -B {49590

Chart# gpo Block#t X Lot 1 28D Fore St

Poxtiand, ME 04101

Coneultan/ Ageant, meiing address, phooe #f | Applicans name, oeailing sddiess, Prooject manne:

& comtast peron: telcphone #/Fasit/Pagerit: Office Building, Commer of
David Lioyd Dawid Lioyd Fose 8t and Costom St
Archetype, PA_ Asxchetype, P.A
48 Union Whasf 48 Unios Wharf
Postland, ME 04101 Portlmd, ME 04101
(207) T72-6022 Tek (207) T2-6022

Fax: (207) 7724056

Development (check ol that apply)

Proposed
X New Bolding ____Beddieg Addition _ Change of Use

—— Wzechowse/Distribotion ___ Padiong lot

— Subdivision {§500.00) + seomnt of bots____ (§235.60 pex lof) §

&mlomﬁl)eﬁopumt(ﬂ,mow

Traffic Movement ($100000)  __ Siosmwater Quality (§250.00)

Sectiom 14-403 Review (3400.00 + $25.00 perlot)

reclopoacet {more than 10,000 sy. &)
__ Undex 50,000 sq. . (§500.00)

_X_50,000 - 100,000 sq. ft. (§1,000.00)

— . Perking Lots ower 100 spaces (§1,0600.00)

___ 108,000 - 200,660 sq. ft. ($2,000.00)

e 200,000 - 300,000 sq. . (§3,600.00)

___Over 300,000 sq. fi. ($5,000.00)

___Afftes-the fact Review (§1,00000 + spplicsble application fes)

Rimor Sate Plan Review
_. Less than 10,000 sq £ (40000

___Afer the-fact Review (31,000.00 + spphicable application fes)

-~ Plesse se¢ post page —
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(hmt?am&ddm,?hqm#) Tem Levips
Olymoyia Equeity Investors, [V B
280 Fore S

Pordad, ME 04201 (207) 874-9990

Submittals shall inclede (%) separate folded packets of the following:
a copy of application
k. cover letier siating the natre of the project
c. site plan containing the information found in the antached sample plans check list

Amendment to Plans: Amendment applications should include 6 separate packets of the above (3, b, & ¢
ALL PLANS MUST BE FOLDED NEATLY AND IN PACEET FORM

Section 14-522 of the Zoning Ordinapce cutlines the process; copies ase available ar the counter at 5@ pex page (8.5 x11) you may also visit
the web site:_ci.portizndmenus chepter 14

IMbm@MImﬂnOmchgfﬁemedM,WM&WJMM&WMmdlbmlhwmwb&ammuablﬁs@ﬁmﬁ?:m
bisf ber anthorized agent. I@uhw@mtaaﬂ@ﬁdk@sg‘ﬁuymﬁdu Iz @ perrit for work deseribed iu this qppBeation is issued, I certify that the Code Offidel's cuthovized
represeaiative shall beve the cudbority in cater all areas enforse fhe provisions of tbe codes appliaable fo this pervit.

Signature of applicant: i ., L ;\B(/ Date: gﬁl/gf

This apphcation is for site review ONLY, a building Permit application and associated fees will be required prior to construction.

Development in Portland

The City of Portland has instituted the following fees to recover the costs of reviewing development proposals ander the Site Plan and
Subdivision oxdinsnces: application fee; engineering fee; and inspection fee. Performance and defect guarantees are also requared by oxdinance
to cover gl site work proposed.

The Application Fee covers general planning and administrative processing costs, and is paid at the time of application.

‘The Planning Division is required to send notices to neighbors upon receipt of an application and prior to public meetings. The applicant
will be billed for maikag and sdvertisement costs. Applicants for development will be charped an Enginecring Review Fee. This fee is

charged by the Planning Division for seview of on-site improvements of 2 civil engineesing nature, such 23 storm Water monagement as well
as the enginesring analysis of related improvements within the public dght-of-way, such as public streets and utility connections, as assessed
by the Department of Public Wodks. The Engincenng Review fee must be paid before 2 building pecmit can be issned. Monthly invoices
are sent out by the Planwing Division on 2 monthly basis to cover engineering costs.

A Performance Guarantee will be required following approval of development plans. This guarantee covers ol vequired § improvements

within the public dght-of-way, phus certain site improvements such as lindscaping, paving, and dramage improvements. The
Division will provide a cost estimate fopm for fignring the amount of the performance guarantee, 2s well a5 sample form letters to be filled

out by a financial mstitation.

An Inspection Fee must also be submitted to cover inspections to ensure that sites are developed in accordance with the spproved plan.
The inspection fee is 2.0% of the performance guaraniee mmouvnt, or 2s assessed by the planning or public works engineer. The minimumm
inspection fee is §300 for development, unless no site improvements are proposed. Public Works inspects wogk within the City sight-of-

way and Planning inspects work within the site including pipe-laying 2nd connections. (The conteactor must work with inspectoss to
ooordinate timely inspections, and should provide adequate notice before inspections, espedially in the case of final inspection.)

Upon completion of z development project, the perfommance guarantee is zeleased, and a Defect Guarantee in the amount of 10% of the
perfommance guarantee must be provided. The Defect Guanmitee will be released after a year.

Other reimbursements to the City mclud.c sctual or apportioned costs for advertising and mailed notices. All fees shall be paid proz to the
issuance of any buildicg pesmit.

For more information on the fees or review process, please call the Planning Division at 874-8719 oz 874-8721.



From: John Peverada

To: Carrie Marsh; Eric Labelle; Marge Schmuckal, Terrico@wilbursmith.com; Wiiiiam
Needelman

Date: 02/17/2006 5:35:21 PM

Subject: Re: 300 Fore Street review, reminder

Bill, just a minor comment cn the Bangor Savings Building, it is my understanding that the developer
leased 163 spaces and provided an additional 32 spaces on site for a fotal of 195 spaces.

Concerning this building it is my opinion that the highest demand for the parking for the two newly
proposed restraunts will be after 5:00PM, and most likely their lunch time clientele will be walking since it
is assumed that they will be employees in the area or existing customers of neighboring businesses,
therefore | do not see a reason for them to be required to provide parking for this use with the exception
for their employee parking needs.

The existing City zoning ordinance would require 214 parking spaces for this project, however based on
my reasons outlined above, and the fact that | believe the office component of this project shouid factor in
at least three spaces per thousand, | recommend that the developer supply 175 parking spaces for this
project. | think that we will be setting a bad precedent if we base the parking requirement on a proposed
user of a space that currently has a unique employee mix that could change at any time in the future.

>>> William Needelman 2/17/2006 4:33:33 PM >>>
To all:

Thank you in advance for providing your review memaos on 300 Fore Sireet while | am out.

Some of you may not have anything to say (Marge, if nothing has changed for you, | have already included
your old memo. John P, at your discretion. Eric, please coordinate with T.Errico).

Others, Tom E, Carrie, and Dan, definitely need to weigh in.

Please email comment/memos to both Jennifer Dorr and Sarah Hopkins.
| have included the draft of my memo for your use (or disposal).

Again, Thanks.

Bill

ce: Alex Jaegerman ; Jennifer Dorr, Sarah Hopkins
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From: William Needelman

To: Carrie Marsh; dgoyette@woodardcurran.com; Eric Labelle; John Peverada ; Marge
Schmuckal; Terrico@wilbursmith.com

Date: 217/2006 4:33:52 PM

Subject: 300 Fore Street review, reminder

To alt

Thank you in advance for providing your review memos on 300 Fore Street while | am out.

Some of you may not have anything to say (Marge, if nothing has changed for you, | have already included
your ¢old memo. Jehn P, at your discretion. Eric, please coordinate with T.Errico).

Others, Tom E, Carrie, and Dan, definitely need to weigh in.

Please email comment/memos to both Jennifer Dorr and Sarah Hopkins.
I have included the draft of my memo for your use (or disposal).

Again, Thanks.

Bill

cC: Alex Jaegerman ; Jennifer Dorr; Sarah Hopkins



Memorandum
Department of Planning and Development
Planning Division

To: Chair Beal and Members of the Portiand Planning Board
From: Bill Needelman, Senior Planner

Date: February 16, 2006

Re: February 28, 2006 Planning Board Workshop

Fore Street and Custom House Street Office Building
Olympia Equity Investors IV-B, Applicant

Introduction

Olympia Equity Investors are requesting a third workshop review for a 68,000 sq ft office
and retail building to be located at the corner of Fore Street and Custom House Street.
‘The new building is proposed to be visually contiguous with the recent addition to the
“Blake Building” located at the corner of Commercial Street and Custom House Street.
This proposal received its last workshop review in December and the applicant hopes to
schedule a Public Hearing following this workshop.

The plan is being reviewed for compliance with the Site Plan section of the land use code
and a MDOT traffic movement permit under delegated authority. The project is also
asking for a waiver of the 5-foot maximum street line setback requirement of the B-3
zone.

The project has already received a conditional approval from the Board of Historic
Preservation for compliance with the Historic Preservation Ordinance. A final review of
building design details and changes is scheduled for March with the Historic Preservation
Beard.

Project Summary
Zoning : B-3
Districts: Historic Preservation District
Pedestrian Activities District (encouragement zone on Fore Street)

Project Size: Parcel area 23,887 sq ft
Building area 68,836 sq ft

O\PLANADEVREV WFore and Custom House Streets\pbmemo 02-28-06.doc
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110,060 sq ft restaurant
58,114 sq ft office
|

)
i
£

i
Qﬁ Building Heighik__'\’ 65 feet
Parking No spaces on-site
145 spaces off-site
CBL: 022-K-001

e i S T

Project Description

Existing Conditions:

In April of 2000, Olympia Equity Investors was approved to construct an addition to the
historic Thomas Mayhew Block (a.k.a., Blake Building) at 83 Commercial Street. The
addition was the +/-25,000 square foot, 5-story office and retail structure at the corner of
Custom House Street and Commercial Street. Using copper, glass, precast concrete, and
concrete panel, the addition provided a contemporary counterpoint to the existing Greek
revival brick and granite Blake warehouse.

The current site is the westerly abutter of the Fore Street restaurant parcel at the southeast
comer of Fore Street and Custom House Street. The site is located across Fore Street
from the Custorn House Garage to the north, and across Custom House Street from the
historic Italianate styled Custom House building to the west. The Custom House is an
individually designated historic landmark and the subject site is part of the Portland
Waterfront Historic District.

The rear of the Blake Building is currently comprised of a connected series of brick and
block warehouse ells that were not part of the vear 2000 renovation. These utilitarian
structures extend to the Fore Street right of way and are currently vacant.

The previous addition also provided a truck-loading zone from Custom House Street
providing access to the rear service core of the building addition and access to the
warehouse ells.

Proposed New Structure:

The proposed 68,836 square foot structure is designed to replace the rear warehouse ells
with a five to six story office building. The building site is a portion of the Blake
Building parent property to be occupied under a 99-year land lease. While the new
building is closely integrated with the existing structure, the entire complex is to be held
under condominium ownership with the development designed to be a separate building
from a zoning perspective.

While the new and existing buildings will share some facilities in the area of the Custom
House Street lobby, the main entrance to the new structure will be established from Fore
Street. The main entrance to the existing building, along with secondary circulation,

loading and trash removal for the entire complex will locaie along Custom House Street.

OPLANDEVREV W\ Fore and Custom House Streets\pbmemeo (02-28-06.doc -2-



The truck entrance and loading area are to be closed and replaced with an on-street
vehicle loading area on Custom House Street.

Custom House Street rises approximately nine feet from Commercial Street to Fore Street
and the new structure is proposed to rise with it. The proposal shows a five-story fagade
along Fore Street, though the building would be six stories tall if measured from
Commercial Street. Please see the zoning discussion below to understand how this
relates to building height requirements.

The footprint of the building almost completely fills the available land with two
exceptions. The building sets back from the easterly abutter (Fore Street Restaurant) by 3
feet. The Board should note that the existing restaurant building sets back an additional
+/-15 feet to the east (in the area of pedestrian stairs running from Fore Street to the
Standard Bakery parking area) providing a total of 18 feet of separation between the
restaurant building and the proposed building.

Along the Fore Street right of way line, the proposed building sets askew from the
property line to allow a view corridor along Fore Street looking west to the landmark
Custom House building. The maximum setback between the building and the front
property line occurs at the Fore and Custom House Street corner and is approximately 8
feet. Front setbacks of more than 5 feet require a waiver from the Board. Please see the
Zoning section below and the B-3 zone site plan standards section for a discussion of
street setbacks in the B-3. This alignment was previously encouraged and approved by
the Historic Preservation Board to ensure the new development’s compatibility with the
Custom House building.

The Fore Street frontage is shown as a “pedestrian encouragement” area on the
Pedestrian Activities District map. The design proposes approximately 10,000 feet of
retail use at the Fore Street level, currently assumed to be restaurant space. The design
and utilization of the Fore Street level for retail uses is a highly desirable outcome for this
building.

Zoning Issues:

Building Footprint

The building is shown directly adjacent to the Custom House Street right of way and at
an angle to the Fore Street right of way. The Fore Street setback angle allows the
building to align with the face of the nearby Custom House building, providing better
visibility of the historic granite landmark structure. This alignment was approved by the
Board of Historic Preservation as a means to achieve compatibility with the landmark
Custom House building while preserving a sense of a continuous urban street wall. As
shown, the building starts at the easterly corner within one foot of Fore Street, setting
back from Fore Street as the building moves west toward Custom House Street. Atits
widest, the setback is less than 10 feet. The footprint setback at Fore Street requires a
waiver of the B3 zone 5-foot maximum street line set back. Such a waiver is provided in
the B-3 zone site plan standards are provided below (Staff comments are provided in

OAPLAN\DEVREVW'Wore and Custom House Streets\pbmemo 02-28-06.doc



italics.) The wider sidewalk and street wall considerations described above would appear
to satisfy the conditions below.

14-526, 16 (b) 2. Standards for increasing sethback bevond street build-to line: A

mm%q,%

proposed development may exceed maximum setbacks as required in
section 14-220(c) only where the applicant demonstrates to the planning
board that the introduction of increased building setbacks at the street
level:

(a) Provides substantial and viable publicly accessible open space or
other amenity at the street level that supports and reinforces
pedestrian activity and interest. Such amenities may include
without limitation plazas, outdoor eating spaces and cafes, or wider
sidewalk circulation areas in locations of substantial pedestrian
congestion;

The proposal provides wider pedestrian circulation areas in the vicinity of
the primary entrance to the new building.

{(b)  Does not substantially detract from the prevailing street wall
character by introducing such additional setback at critical building
locations such as prominent form-defining comers, or create a
sense of discontinuity in particularly consistent or continuous
settings;

The proposed setback is designed to enhance street wall development in
consideration of the location of the landmark Custom House building.

{c} Does not detract from existing publicly accessible open space by
creating an excessive amount of open space in one (1) area or by
diminishing the viability or liveliness of that existing open space;

The closest public open space is Boothby Square located one block to the
west. The proposal will not detract from the viability or liveliness of that
space.

(d) The area of setback is of high quality and character of design and
of acceptable orientation to solar access and wind impacts as to be
atfractive to pedestrian activity.

The space is a simple extension of the adjacent brick sidewalk and will be
attractive fo pedestrian activity.

Building Height |

O\PLAN\DEVREVW\Fore and Custom House Streets\pbmemo 02-28-06.doc



The zoming admunistrator has determined that the new construction is to be considered a
new building and using the average grade of the site as a basis the building conforms to
the 65-foot building height maximum for the subject site.

Site Plan Review
(1) (2) Circulation and Parking
Pedestrian Circulation

As stated above, there are fwo pedestrian entrances proposed to the new structure: a
primary entrance form Fore Street, and a shared entrance at the Custom House Street
lobby of the existing building. This lobby accesses a service core that currently serves
both the historic structure and the addition to the Blake Building. An existing ATM will
be relocated into the Custom House Street lobby and an additional service door will also
be provided.

Sidewalks currently exist along both street frontages, but in very different conditions.
The year 2000 building addition included a major street circulation change making
Custom House Street one way and allowing the construction of an improved and widened
brick sidewalk for its entire length. Fore Street, on the other hand, has a narrow
bituminous sidewalk that is interrupted by utility poles, parking meters and street signs
that make the sidewalk uncomfortable in summer and imjpassible in winter.

The applicants have coordinate with City staff and their traffic engineer to determine that
some of the Fore Street right of way can be redistributed from vehicle lanes to sidewalk.
The current plans show an expanded brick sidewalk with a corresponding realignment of
the Fore Street travel lanes.  Please see the traffic discussion below.

Parking for the new structure to be provided n the proposed “Longfellow Garage” to be
located between Middle and Fore Streets East of India Street. As the Board knows, the
Longfellow project is currently being reviewed for its own site plan permits. Following a
walking route from the subject property along Fore Street to the south westerly pedestrian
entrance of the proposed garage, the subject project is located approximately 750 feet
from the parking. Currently, Fore Street has sidewalks along its entire length, though the
southerly sidewalk across from the proposed Westin Hotel site is in poor condition.

Vehicle Circulation

Currently, there is a truck loading bay at the rear of the Blake Building that is proposed to
be eliminated requiring that all deliveries, trash pick up, and service for the combined
complex of buildings would occur across the sidewalks from adjacent sireets. The plans
show an overhead utility door located northerly from the main entrance on Custom House
for deliveries and trash removal. The previously provided curb cut is to be closed and the
applicant requests a commercial loading designation for the street parking in this
location. Given the closure of the curb cut, the Board may want to explore whether the
design of the service doors could be brought into a more pedestrian scale recognizing the
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fact that trucks will not be backing into the building, Design issues are more thoroughly
discussed below and in a memeo from the Urban Designer as attached.

The expanded sidewalk described above will require revised lane and parking striping of
Fore Street. Public Works is currently reviewing the revised street layout plan.

Traffic Permit

As noted above, the primary vehicular destination for traffic generated by the project is
proposed for the Longfellow garage. Attachment 18, a Traffic Impact Study produced by
Gorrill Palmer Engineers, provides an explanation of anticipated impacts and street
system function in the area. Consulting traffic engineer, Tom Errico will provide a
review of the impact study and his recommendations to the Board as related to meeting
the standards of the Traffic Movement Permit. Mr. Errico’s comments are included in
attachment 19.

In summary, the project is presumed to generate 112 am peak hour trips and 162 pm peak
hour trips. The Gorrill Palmer report suggests that the only roadway improvement needed
is a left turn lane added to Franklin Arterial onto Middle Street (heading toward the
Longfellow project.) This improvement is part of the approved Traffic Permit
requirements for the Westin project.

Parking

No vehicle parking is proposed ou site. As noted above, the applicants propose to utilize
the future Longfellow garage. The applicants have provided an unsigned draft of their
option letter to lease these spaces. In conversations with the Longfellow team, staff has
confirmed that both parties have signed the option letter and a copy will be provided for
Board review.

Gorrill Palmer Engineers have provided a parking demand analysis for the Board’s
review (attachment 7.) In summary, the report assumes a parking demand of 145 spaces.
This number is lower than would normally be expected for a project of this size. For
comparison, the recent office project at 280 Fore Street (by the same developer) provided
168 spaces for a 59,000 square foot project. The Gorrill Paimer repoxt uses the presumed
low parking demand of the primary tenant as a justification for the lower number.
Additionally, the parking demand 1is assumed te be further reduced by the offsetting times
of use between the restaurant and the office uses.

As a project of over 50,000 square feet, the Planning Board is responsible for determining
the required parking for the project. Mr. Errico will provide an opinion of the parking
assumptions. If the Board agrees with the assumptions regarding the low amount of
parking needed for the primary tenant, a conditional approval could be structured that any
change of ownership or tenancy that requires additional parking would need to returmn to
the Planning Board for review. The Board will need to further condition approval and/or
occupancy of the building upon a certificate of occupancy of the proposed Longfellow
garage.
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(3}{4) Bulk height of proposed buildings

As stated above, the proposed building is designed along a party wall with the abutting
Blake building, which is under ownership of a related 1.1.C under control of the applicant.
Also as noted above, the abutiing Fore Street restaurant building is located 18 feet from
the proposed building. While no adverse impacts are anticipated, staff has asked that the
applicant provide a statement and explanatory narrative in support of this assumption.

{5} Sewers, stormwater, and utilities.

Sanitary flow is proposed from a new line to be connected into the existing 15-inch
combined sewer in Fore Street. A sewer capacity letter has been provided from DPW.

Stormwater currently flows into an existing catch basin Jocated near the center of the site.
This structure was utilized as part of the previous addition to the Blake building for the
transfer of stormwater from this part of the parcel into the City system (presumed to be
Commercial Street, but this needs confirmation.) The applicants propose to connect all
roof drains from the new structure into this existing line. The City’s reviewing engineer,
Dan Goyette, has asked for additional information regarding stormwater. Mr. Goyette
will provide a review memo (attachment 21.)

The project is otherwise proposing underground utilities. Previously there was a question
if overhead utilities were needed, but the current proposal removes the existing overhead
lines with underground conduit as well as a series of three sidewalk vaults for
transformers.

(6)(7) Landscaping

With virtually no site other than buildings and some sidewalk, the applicant is not
proposing any landscaping.

&) Stormwater
Please see above.
{9y  Exterior lighting

Pedestrian scaled streetlights in the “Old Port” style are proposed along Fore Street. No
other lighting is proposed.

(10}  Fire Safety

Review pending.
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(11) Off-premises infrastructure

Pending review of the traffic considerations listed above, the project is consistent with
related infrastructure in the area.

(12) NA
{13) NA
(14) NA
(15) NA
(16) Development located within the B-3 zone

Urban Designer, Carrie Marsh had provide a memo on the project’s adherence to the B-3
Design Standards. Please see attachment 20. Board members should note that as the
project is simultaneously reviewed by under the Historic Preservation Standards,
planning staff will coordinate review with Historic Preservation to ensure that the
applicant does not receive conflicting design direction.

(17) Complete Application
The applicant will need to submitted all information required by this article prior to

public hearing. This includes signed copies of the parking option and an easement for
public use of the sidewalk on the private property.

(18) Projects within one hundred {100) feet of a Historic Landmark

As noted, the project is currently under review for approval as development within the
Portland Waterfront Historic District by the Historic Preservation Board.

(19) View corridors

No designated view corridors are impacted. The Custom House 1s a designated landmark
and view focal point and the project is designed to allow centinued views of the Custom
House.

{(20)(21) Natural Rescurces Impacts

No natural resource impacts are anticipated. The site is located at the presumed location
of the historic shoreline (the southerly edge of Fore Street), but previous development of
the site has presumably disturbed whatever archeological remains may have previously
existed.

(22, 23) Signs
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Del.uca-Hoffman Associates, Inc. LETTER OF TRANSMITTAL
Consuiting Engineers

778 Main Street, Suite 8 DATE TG NO.
South Portland, Maine 04106 &fﬂﬁﬂ, 23, 2006 2581
(207) 775-1121 Bill Needelman

RE:

Fax (207) 879-0896 Custom House Square

TO: City of Portland,
Planning Department
389 Congress St., 4" Floor
Portiand, ME 04101

We are sending you [ Attached [ ] Under separate cover via the following items:

[} Shop Drawings [ Prints [} Plans (] samples [ Specifications
[} Copy of Letter [_1Change Order )

COPIES DATE NO. DESCRIPTION
1 Neighborhood Meeting Documents for Custom House Square

THESE ARE TRANSMITTED as checked below:

[] For Approval [] Approved as Submitted (] Resubmit Copies for Approval
B4 For Your Use (1 Approved as noted (7] Submit copies for distribution
] As requested [} Returned for corrections (] Return corrected prints
[} For review and comment 1
{]1FOR BIDS DUE 1 PRINTS RETURNED AFTER LOAN TO US

REMARKS:

COPY TO:

I

% 1
j | J

§ A oA
SIGNED: (M ‘ Ct%@-ﬁ%aﬁ,}‘“tﬁwﬁw&i‘iﬂf/

-
if enclosures are nof as noted, kindly notify us at once, )@



Neighborhood Meeting Certification

I, Christopher Ostertieder, P.E., hereby certify that a neighborhood meeting was held on
Monday, March 20, 2006 at the second floor conference room of the Hilton Garden Inn,
Commercial Sireet, Portland, Maine. The meeting began at approximately 7:20 p.m.

I also certify that on March 9, 2006 invitations were mailed to all addresses on the mailing list

provided by the Planning Division, including property owners within 500 feet of the proposed
development and the residents on the “interested parties™ list.

Signed,

f/; ?f A (date)

Atiached to this certification are:

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



TLUCA-HOFYMAN ASSOCIATES, INC.
CONSULTING ENGINEERS SITE PLANNING AND DESIGN
ROAD'WAY DESIGN

ENVIRONMENTAL ENGINEERITG
PERMITTING

AIRFORT ENGINEERING
CONSTRUCTION ABMINISTRATION
TRAFFIC STUMES AND MANAGEMENT

778 MAIN STREET

SUNE S

SOUTH PORTLANMD, BAYNE 04100
TEL. 207 779 1121

TAX 207 879 0896

March 9, 2006

Dear Neighbor:

Please join us for a neighborhood meeting to discuss plans for a multi-story office complex
totaling approximately 68,836 square feet located at the corner of Fore Street and Custom House
Street in Portland, Maine. =~ -

Meeting Location:  Hilton Garden Inn, 65 Commercial Street, Portland

In the Board Room
Meeting Date: Monday, March 20, 2006
Meeting Time: 7:00 p.m.

The City of Portland Code requires that property owners within 500 feet of the proposed
development and residents on an “interested parties list” be invited to participate in a
neighborhood meeting prior io the Planning Board public hearing on the proposal. A sign-in
sheet will be circulated and minutes of the neighborhood meeting will be taken. Both the sign-in
sheet and minutes will be submitted to the Planning Board.

If you have any questions, please call me at 775-1121, ext. 107.

Sincerely,

Chris{opher . Osterrieder, P.E. |
Senior Engineer

CJO/sq/TN2581/NeighborhoodMeeting



¢ DeLUCA-HOFFMAN ASSOCIATES, INC. « SITE PLANNING AND DESIGN
1 CONSULTING ENGINEERS « ROADWAY DESIGN

778 MAIN STREET « ENVIRONMENTAL ENGINEERING
SUITE 8 » PERMITTING

SOUTH PORTLAND, MAINE 04106 * AIRPORT ENGINEERING
TEL. 207 775 1121 * CONSTRUCTION ADMINISTRATION

FAX 207 879 0896 * TRAFFIC STUDIES AND MANAGEMENT

PROPOSED CUSTOM HOUSE SQUARE OFFICE BUILDING
NEIGHBORHOOD MEETING — SIGN-IN SHEET

Date: March 20, 2006

Location: Hilton Garden Inn — Board Room 2NP Floor

Time: 7:00 PM

Name Address Phone Firm/Group
Chris Osterrieder 778 Main Street Suite 8 207-775-1121 | DeLuca-Hoffman
South Portland, Maine 04106 Associates, Inc.
TIM BA0Y 258 kg & §79-))90 | OET R
TIM LEVINE |280 (pop S 871-J00 | per BE
i ? 268
/\/U’gfgl?gg (7 AHanti™ v l MHWO
Millee 941 |

H:\2500 JOBS\2581-Fore St Ofc Bldg\Site Plan Application\Neighborhood Meeting Sign-in Sheet.doc
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SOUTE PORTELAND, BAINE 045006
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TAK 207 BTG 0506
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. MINUTES
' CUSTOM BOUSE SQUARE
NEIGHBORHOOD MEETING

MARCH 29, 2006

Attendees: Jim Brady, OEI IV-B
Tim Levine, OEIIV-B
Markos Miller, Munjoy Hill Neighborhood Organization
Chris Osterrieder, P.E., DeLuca-Hoffman Associates, Inc.

The meeting began at approximately 7:20 p.m. on Monday, March 20, 2006 at the second floor
conference room of the Hilton Garden Inn on Commercial Street, Portland.

Christopher Osterrieder presented the site plan and building elevations.

Markos Miller indicated he was familiar with plan and its location; however he was interested in
where the retail spaces would be located. Jim Brady described two possible locations within the
first floor of the building and the approximate space designations available for each.

Markos Miller questioned whether they would both be accessed from the lobby. Jim Brady
indicated there is some possibility for future entrance onto the Fore Street sidewalk. This plan
has been modified from its original version per the request of the Historic Preservation Board
such that the floor plate has been lowered to closer match the Fore Street elevation and provide
retail opportunities.

Tim Levine described the limit of sidewalk improvements along Fore Street, which will extend
from the 280 Fore Street building up Fore Street to Custom House Street. Markos Miller
inquired whether the sidewalk would be located on the OEL property. Chris Osterrieder
indicated that a portion of the sidewalk will be situated on the OEI IV property and a pedestrian
easement will be conveyed for this purpose.

Jim Brady described how he and a former city traffic engineer evaluated the existing width of
Fore Street and possible lane assignments to provide for continued on-street parking and
maintenance of existing travel patterns. This scenario prompts the placement of the building to
be slightly further away from the 5-foot build-to line required within this zone.

IN2581 Page 1 Custom House Square
March 20, 2006 Neighborhood Meeting



DeLUCA HOFFMAN ASSOCIATES, INC,
CONSULTING ENGINEERS

Markos Miller asked how the sidewalk improvements will be paid for. Jim Brady responded that
OFE1 IV-B will be responsible for this work as part of the project.

Markos Miller asked about fagade trim. Jim Brady described the elevations of the building and
that it will be similar fo the W. L. Blake building addition performed in 2000. He noted the
varying degrees of fenestration allowed by the building code and how the plan had been prepared
in response to these requirements.

Markos Miller said his biggest concern was the ability to have street-level retail. He indicated
that he liked the fact that this may be part of a possible future plan. Jim Brady indicated this was
done in response to concerns from the Historic Preservation Board. Markos Miller wants to
create activity on the street. '
Jim Brady discussed how power will be buried.

Jim Brady indicated that the OEL [V-B has commitmenté to occupy five sixths of the building. |
Markos Miller — felt the project looked good and seems to have addressed any questions he had.

CJO handed out a City of Portland Neighborhood Meeting Letter that described the process.

b

Prepare ‘Sy: C’i;lf)pher J. Oste

rrieder, P.E.

Distribution: Bill Needelmaﬁ, City of Portland
Tim Levine, OEI IV-B
Jim Brady, OEI1V-B

JN2581 Page 2 : Custom House Square
March 20, 2006 Neighborhood Meeting
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NATHAN H. SMITH (MAYORX3)

PETER E. O’DONNELL (A/L
WILLIAM R. GORHAM (1) CITY OF PORTLAND JAMES F, C.LOUTIEREAIL%
KARFEN A GERAGIHTY (2) JILL C. DUSON (A/L)
CHERYL A. LEEMAN (4) INTHE CITY COUNCIL NICHOLAS M. MAVODONES {A/L)

JAMES I. COHEN (5)

AMENDMENT TO ZONING MAP
RE: REZONING FROM WPD, WSU, B-5 and B-2b to B-6
( Waterfront Port Development, Waterfront Special Use,
Business — 5 and B-2b to Business - 6)
And
FROM WSUZ to ROS
And
ADOPTION OF ZONING TEXT CHANGE
VICINITY: EASTERN WATERFRONT

BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF PORTLAND,
MAINE IN CITY COUNCIL ASSEMBLED AS FOLLOWS:

That the Zoning Map of the City of Portland, dated December 2000, as amended and
on file in the Department of Planning and Urban Development, and incorporated by reference
into the Zoning Ordinance by §14-49, be and hereby is amended by adopting the following
map change:

INSERT MAP

BE IT FURTHER ORDERED, that Chapter 14, Division 16 of the Land Use Code be
enacted to read as follows:

See, 14-268  Purpose.

The purpose of the B-6, Eastern Waterfront Mixed Zone is to establish a zontng district for
the upland portion of the Eastern Waterfront area. The B-6 zone encourages this district to
acquire a distinctly urban form through development that emphasizes a quality pedestrian
experience, promotes public transit, and demonstrates exemplary urban design. The zone
promotes a range of uses to achieve twenty-four hour urban vitality and shared use of parking
infrastructure as recommended in the Eastern Waterfront Master Plan for Redevelopment.

The zone language established herein provides the regulatory framework to promote the
mixed-use development pattern envisioned for urban land on Portland’s peninsula. Specific
development criteria, including building height overlays and design standards, may be
established for this district to supplement the provisions of this section. District-specific
Design Standards and Overlay Maps can be found at the City Planning and Development
Office.

Sec. 14-269  Permitted uses:

OAPLANYWATFRNT \zening'B-6\Council amendments 11-048Council Order 80-05-04, 12.14.04 as amended by Council doc



The following uses are permitted in the B-6 Zone:

(a) Commercial:

10.

1.

12,

13.

Professional, business and general offices;
Restaurants and other eating and drinking establishinents;
Hotels and inns limited to no more than 150 rooms;

Craft and specialty shops, including the on-premises production of
handcrafted goods;

Retail and rvetail service establishments, excluding those with gas
pumps;

Theaters;

Banking services, excluding vehicular drive-up services;

Editor’s Note: Drive-up banking facilifies located in the interior of
parking structures are allowed as a conditional use subject to the
criteria outlined below in the Conditional Use provisions of this
section,

Cabinet and carpentry shops;

Personal services;

Business services;

Offices of business trades people;

Miscellaneous repair services, excluding all types of automotive repair
except for automobile repair and service establishments.

Telecommunication and broadcast and receiving facilities, except as
prohibited in section 14-xxx (probhibited uses);

In addition, building mounted telecommunications antennas, discs,
transmitting and receiving equipment and the like shall adhere to the
following criteria. Such roof-mounted equipment shall be:

a. No taller than 15 feet above the highest structural steel of the
building roof; and ,
b. Set back no less than 15 feet from the building perimeter; and,

O LANAWATERNT zoning\B-6\Council amendments 11-04'Counci! Crder 80-05-04, 12.14.04 as amended by Council doc



14.

15.

16.

17.

18.

19.

c. Integrated into the architecture of the building in placement,
form, color, and material so as to screen or camoutlage such
equipment from public view

Brew pubs and microbreweries without associated bottling facilities;

and brewpubs and microbreweries with associated bottling facilities

limited to 5,000 bottles per year output.

Electronic data storage;

Marine products wholesaling and retailing;

Harbor and marine supplies and services, chandlery and ship supply;

Bakeries, coffee roasters, and commercial kitchens with building

footprints limited to fifteen thousand (15,000) square feet of

contiguous building space.

Printing establishments

b) Residential.

{c) Public:

(d) Other:

Attached dwellings including row houses, two-family and multifamily
dwellings;

Handicapped family units;

Combined hiving/working spaces, including but not limited to artist
residences with studio space;

Mixed use residential and commetcial structures.

Utility substations, including sewage collection and pumping stations,
water pumping stations, transformer stations, telephone electronic
equipment enclosures and other similar structures;

Landscaped pedestrian parks, plazas and other similar outdoor
pedestrian spaces;

Pedestrian and multi-use trails;

OAPLANAYWATFRN T \zoning B -6\Council amendments 11-04¥Coungeil Order 80-05-04, 12.14.04 as amended by Council.doc



1. Studios for artists, photographers and craftspeople including but not
limited to, painters, sculptors, dancers, graphic artists and musicians;

2. Accessory uses customarily incidental and subordinate to the location,
function and operation of permitted uses, except that parking lots shall
not be considered a permitted accessory use and such parking is
subject to the conditional use section of the B-6 zone.

3, Health clubs, martial arts and meditation facilities.

4, Intermodal transportation facilities.

See. 14-270 Conditional uses,

The following uses shall be permitted as conditional uses in the B-6 Zone as
provided in section 14-474 (conditional uses), provided that, notwithstanding
section 14-474(a) or any other provision of this Code, the planning board shall
be substituted for the board of appeals as the reviewing authority:

(a) Commercial:

1. Meeting and exhibition facilities limited to a total of 20,000 gross
square feet of interior floor area.

2. Wholesaling, providing that the wholesale operation is associated with
an onsite retail establishment and that the wholesaling component of
the facility occupies a building footprint of less than 15,000 square
feet.

3. Drive-up banking facilities located in the interior of parking structures,
subject to the following criteria:

a. All drive-up features, such as avtomated teller machines and
service windows, shall not extend nearer than twenty-five (25)
feet to the street line;

b. The site must have adequate stacking capacity for vehicles
waiting to use these service features without impeding
vehicular or pedestrian circulation or creating hazards to
vehicular or pedestrian circulation on adjoining streets;

c. Drive-up vehicle circulation shall not create an impediment for
retail or mixed-use development for the first floor of the
subject garages along any adjacent public streets.
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(b). Parking

1. All surface parking lots shall meet the applicable conditions outlined
below.

Editor’s Note: These conditions promote parking development in a manner
that creates an urban street form with streetscapes dominated by buildings,
not surface parking. This code recognizes that many parcels will develop
incrementally over time and a phased approach may be needed to fully
achieve the goals of this provision.

a. No surface parking lot shall be encumbered by lease or other
use commitment exceeding a twenty-four month term.

b. Any such parking shall in its lease stipulate that
developer/owner reserves the right to relocate said parking (to
a parking structure) or convert surface parking to structured
parking as long as the replacement parking is located a
reasonable distance from the associated use.

C. Surface lots shall be laid out in a manner conducive to
development of future buildings, and/or structured parking.

2. All structured parking, including multi-level parking garages shall
meet the applicable conditions outlined below.

a. Parking garages shall incorporate first floor retail space or
other mixed use (an active use other than parking) along all
street frontages unless the applicant requests from the Planning
Board a waiver of this provision subject to the following
criteria:

b. Waivers: The Planning Board may waive the requirement for
first floor mixed use upon demonstration that the project meets
one or more of the criteria listed under provisions i, ii, and iil
below.

Where the Board allows a waiver of first floor mixed use,
garages shall display architecture that enhances the pedestrian
experience and disguises the parking use to the extent possible.

Editors Note: Use of traditional storefront design concepts
and traditional building materials is encouraged, Developers
should look to the Eastern Waterfront Design Guidelines for
additional direction in meeting these standards:
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Standards for waiving first floor mixed use:

il.

1.

See. 14-271. Prohibited uses.

That the applicant demonstrates that steepness of grade
or the character of the adjacent street will not support
retail or first-floor mixed use in the foreseeable future.

That the first floor of the garage is set back a minimum
of 35 feet from the street right of way and its design
does not provide an impediment for development of
such space for mixed use in the future. Such space
(between the garage and the street) shall, in the interim,
not be used for surface parking.

Where the applicant can demonstrate to the satisfaction
of the Planning Board that a market for first floor mixed
uses currently does not exist, the Planning Board may
grant a waiver of this condition, provided that the
structure of the garage is designed to accommodate
retail and or mixed uses in the future.

The Planning Board will need to find that on the street
level deck of a proposed parking garage a minimum of
twenty (20) feet horizontal distance of depth from the
street and nine (9) feet finished floor to finished ceiling
clearance could in future house retail and or mixed use.
The applicant will further need to demonstrate that the
garage design anticipates the future development of
utilities and circulation necessary for non-parking uses.

Where a parking garage fronts on more than one public
street and where there is a existing change in grade
elevation of over 5% across the footprint of the garage,
the nine foot floor to ceiling requirement of this section
only applies to the primary (higher traffic volume)
street.

Uses, which are not enumerated as permitted or conditional uses in the B-6 zone are
prohibited. Those uses that are prohibited shall include, without limitation:

(a) Ground-mounted telecommunication towers, antennas, discs, transmitting and
receiving equipment and the like;

(b} Waste, scrap, and/or byproduct storage and processing facilities;
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(c) Major or minor auto service stations including all types of automotive repair;

(d) Drive-up facilities, except banking drive-up services in the interior of parking
structures, as allowed in the conditional use section 14-xxx.

Sec. 14-272 Dimensional Requirements.

In addition to the provisions of article LI, division 25 of this Code, lots in the B-6 Eastern
Waterfront Business Zone shall meet the following requirements:

(a) Minimum lot size: None.
(b) Minimum frontage: None.
(c) Yard dimensions:
1. Minimum vatds in the B-6 zone:
Front setback: None required except as provided in 3. below:
Side setback: None required.
Rear setback: None required.

2. Maximuom building setback from street line except for parking garages,
public transportation facilities and provided in 3. below: 10 feet.

a. For lots fronting on more than one street, the seiback can be
increased more than ten (10) feet if all of the following
conditions are met:

1. The increased setback occurs at the intersection of the
streets;
il. The increased setback area is the primary pedestrian

entrance to the building;

ill. Seventy-five (75) percent of the total building wall
length facing the abutting streets shall be setback no
greater than ten (10) feet; and

iv. All building wall segments, which make up the
imcreased setback shall be included in the calculation of
the total building wall length noted in subsection iii
above.
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(d)

(e)
(M

(g)

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

3. View Corridors and Key Street Wall Development

Not withstanding sections 1. and 2. above, new structures located in
the blocks located south of Fore Street and north of Commercial Street
and its extension, shall build to the key building envelops shown on
the Eastern Waterfront Building Height Overlay Map. Parking
structures and the buildings for public transportation facilities may,

- however, set back beyond the key building envelopes (toward the
interior of blocks), but may not occupy the land between the key
building envelope and the street right of way.

Minimum length of building wall required to be located along street frontage

of lot.
i

it.

1ii.

70% of lot street frontage; or
25% of building perimeter,

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

Maximum lot coverage: One hundred (100) percent.

Maximum building height: 05 feet, or as otherwise governed by a Building
Height Overlay map (for example, in the Eastern Waterfront). Building
Height Overlay maps are found in the Planning and Development Department

Office.

Minimum building height: No new construction of any building shall have
less than three (3) floors of habitable space above the average adjacent grade
within twenty five (25) feet of any public street.

This provision shall not apply to:

1.

Parking attendant booths,
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ii.

iil.

1v.

V1.

Vii.

Viil.

[nformation kiosks and ticketing booths,
Parking garages,
Public transportation facilities,

Additions to buildings existing as of (enactment date) provided
that the cumulative additions since {enactment date) does not
exceed 25% of the building footprint on (enactment date)
except that such restriction shall not apply to those portions of
the building addition that are constructed closer to the street
line than the building footprint existing as of (enactment date),

Buildings or building additions of less than 2,000 square feet
footprint, on lots or available building sites of less than 2,000
square feet,

Utility substations, including sewage collection and pumping
stations, water pumping stations, fransformer stations,
telephone electronic equipment enclosures and other similar
structures, and

Additions to and/or relocations of designated historic
structures.

Sec. 14-27%  Performance standards.

All new development in the B-6 Eastern Waterfront Business Zone shall comply with the

following standards:

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

(b) Noise:

1. Definitions:
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a. Tonal sounds are defined as sound waves usually perceived as
a hum or whine because their instantaneous sound pressure
varies essentially as a simple sinusoidal function of time.

b. Impulse sounds are defined as sound events characterized by
brief excursions of sound pressure, each with duration of less
than one (1) second.

2. Measurement: Sound levels shall be measured with a sound level
meter with a frequency weighting network manufactured according to
standards prescribed by the American National Standards Institute
{ANSI) or its successor body. Measurements shall be made at all major
lot lines of the site, at a height of at least four (4) feet above the ground
surface. In measuring sound levels under this section, sounds with a
continuous duration of less than sixty (60) seconds shall be measured
by the maximum reading on a sound level meter set to the A weighted
scale and the fast meter response (L maxfast). Sounds with a
continuous duration of sixty (60) seconds or more shall be measured
on the basis of the energy average sound level over a period of sixty
(60) seconds (LEQy).

3. Maximum permissible sound levels: 'The maximum permissible sound
level of any continuous, regular or frequent source of sound produced
by an activity shall be as follows:

a. Sixty (60) dBA between the hours of 7:00 a.m. and 1¢:00 p.m.

b. Fifty (50) dBA between the hours of 10:00 p.m. and 7:00 a.m.,,
as measured at or within the boundaries of any residential zone.

In addition to the sound level standards established above, all uses
located within this zone shall employ best practicable sound abatement
techniques to prevent tonal sounds and impulse sounds or, if such tonal
and impulse sounds cannot be prevented, to minimize the impact of
such sounds in residential zones.

4. Exemptions:

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

(d)

(e)

(f)

(&)

(b

b. The following uses and activities shall also be exempt from the
requirements of subsection (a)3 of this section:

i. The mnoises of safety signals, waming devices,
emergency pressure relief valves, and any other
emergency devices.

ii. Traffic noise on public roads or neise created by
airplanes and railroads.

Iii. Noise created by refuse and solid waste collection,
provided that the activity is conducted between 6:00
a.m. and 7:00 p.m.

1v. Emergency construction or repair work by public
utilities, at any hour.

V. Noise created by any recreational activities which are
permitted by law and for which a license or permit has
been granted by the city, including but not limited to
parades, sporting events, and fireworks displays.

Vibration: Vibration inherently and recurrently generated shall be
imperceptible without instruments at lot boundaries.

Federal and state environmental regulations. All uses shall comply with
federal and state environmental statutes and regulations regarding emissions
into the air, except where provisions of this Code are more stringent.

Storage of vehicles: Outdoor storage of any unregistered automotive vehicle
on the premises for more than ten (10) days, and outdoor storage of any used
automotive tires on the premises shall not be permitted.

Off-street parking and loading: Off street parking and loading, for all projects
regardless of size, shall be governed by 14-526a(2)b in the Site Plan Standards
of this article and Division 20 and Division 21 of this article shall not apply.

Shoreland and flood plain management regulations: Any lot or portion of a
lot located in a shoreland zone as identified on the city shoreland zoning map
or in a flood hazard zone shall be subject to the requirements of division 26
and/or division 26.5.

Glare, radiation or fumes: Glare, radiation or fumes shall not be emitted to an
obnoxious or dangerous degree beyond lot boundaries.
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(i) Enclosure of uses: All uses shall be operated within a fully enclosed structure,
except for those customarily operated in open air.

G Materials or wastes: Any permitted outdoor storage of materials shall be done
in such a manner as to prevent the breeding and harboring of insects or
vermin, to prevent the transfer of such materials from the site by natural
causes or forces and to contain fumes, dust, or other materials which
constitute a fire hazard. This storage shall be accomplished within enclosed
containers or by one (1) or more of the following methods: raising materials
above ground, separating materials, preventing stagnant water, or by some
other means. Any areas used for permitted outdoor storage of materials shall
be screened from view of any adjoining properties and public rights-of-way.
No outdoor storage shall be permitted between the front of any building on the
site and the street.

(k) Odor: Uses in the B-6 zone shall adhere to the odor regulations of the IL
ZOne.

"ty Smoke: Discharges of smoke shall not exceed opacity percentage of forty (40)
percent or number 2 on the Ringelman chart.

(m)  Discharge info sewers: No discharge shall be permitted at any point into any
private sewage disposal system, or surface drain, or into the ground, of any
materials in such a way or of such nature or temperature as to contaminate any
water supply, or the harbor, or otherwise cause the emission of dangerous or
objectionable elements, except in accordance with standards approved by the
health authority or by the public works authority.

(n)y  Lighting: All lighting shall be designed and installed with cut-off fixtures to
direct illumination onto the site and to prevent illumination from such fixtures
on neighboring properties and as otherwise governed by the Site Lighting
Standards of the Technical Design Standards and Guidelines.
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Department of Planning and Development
Planning Division
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- - -—and retail building to be located at the corer of Fore Street and Custom House Street. s / 00 0
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“Blake Building” located at the corner of Commercial Street and Custom House Street. —
This proposal received its last workshop review in December and the applicant hopes to *“ ffz
schedule a Public Hearing following this workshop.

The plan is being reviewed for compliance with the Site Plan section of the land use code
and a MDOT traffic movement permit under delegated authority. The project is also
asking for a waiver of the 5-foot maximum street line setbdck requirement of the B-3
zone.

The project has already received a conditional approval from the Board of Historic
Preservation for compliance with the Historic Preservation Ordinance. A final review of
building design details and changes is scheduled for March with the Historic Preservation
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Project Summary

Zoning: B-3
Districts: Historic Preservation District

Pedestrian Activities District (encouragement zone on Fore Street)
Project Size: Parcel area 23,887 sq. ft.

Building area 68,836 sq. ft.

10,060 sq. ft. restaurant
58,114 sq. ft. office
Building Height 65 feet
Parking No spaces on-site
145 spaces off-site
CBL: 022-K-001 |

Project Description
Existing Conditions:

In April of 2000, Olympia Equity Investors was approved to construct an addition to the
historic Thomas Mayhew Block (ak.a., Blake Building) at 83 Commercial Street. The
addition was the +/-25,000 square foot, 5-story office and retail structure at the corner of
Custom House Street and Commercial Street. Using copper, glass, precast concrete, and
concrete panel, the addition provided a contemporary counterpoint to the existing Greek
reviva) brick and granite Blake warehouse.

The cuzrent site is the westerly abutter of the Fore Street restaurant parcel at the southeast
corner of Fore Street and Custom House Street. The site is located across Fore Street
from the Custom House Garage to the north, and across Custom House Street from the
historic Italianate styled Custom House building to the west. The Custom House is an
individually designated historic landmark and the subject site is part of the Portland
Waterfront Historic District,

The rear of the Blake Building is currently comprised of a connected series of brick and
block warehouse ells that were not part of the year 2000 renovation. These utilitarian
structures extend to the Fore Street right of way and are currently vacant.

The previous addition also provided a truck-Toading zone from Custom House Street

providing access to the rear service core of the building addition and access to the
watehouse ells.
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Proposed New Structure:

The proposed 68,836 square.foot structure is designed to replace the rear warehouse ells
with a five to six story office building. The building site is a portion of the Blake
Building parent property to be occupied under a 99-year land lease. While the new
building is closely integrated with the existing structure, the entire complex is to be held
under cendominium ownership with the development designed to be a separate building
from a zoning perspective.

While the new and existing buildings will share some facilities in the area of the Custom
House Street lobby, the main entrance to the new structure will be established from Fore
Street. The matn entrance to the existing building, along with secondary circulation,
loading and trash removal for the entire complex will locate along Custom House Street.
The truck entrance and loading area are to be closed and replaced with an on-street
vehicle loading area on Custom House Street.

Custom House Street rises approximately nine feet from Commercial Street to Fore Street
and the new structure is proposed to rise with it. The proposal shows a five-story fagade
along Fore Street, though the building would be six stories tall if measured from
Commercial Street. Please see the zoning discussion below to understand how this
relates to building height requirements.

The footprint of the building almost completely fills the available land with two
exceptions. The building sets back from the easterly abutter (Fore Street Restaurant) by 3
feet. The Board should note that the existing restaurant building sets back an additional
+/-15 feet to the east (in the area of pedestrian stairs running from Fore Street to the
Standard Bakery parking area) providing a total of 18 feet of separation between the
restaurant building and the proposed building,

Along the Fore Street right of way line, the proposed building sets askew from the
property line to allow a view corridor along Fore Street looking west to the landmark
Custom House building. The maximum setback between the building and the front
property line occurs at the Fore and Custom House Street corner and is approximately 8
feet. Front setbacks of more than 5 feet require a waiver from the Board. Please see the
Zoning section below and the B-3 zone site plan standards section for a discussion of
street setbacks in the B-3. This alignment was previously encouraged and approved by
the Historic Preservation Board to ensure the new development’s compatibility with the
Custom House building.

The Fore Street frontage is shown as a “pedestrian encouragement” area on the
Pedestrian Activities District map. The design proposes approximately 10,000 feet of
retail use at the Fore Street level, currently assumed to be restaurant space. The design
and utilization of the Fore Street level for retail uses is a highly desirable outcome for this
building.
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Zoning Issues:
Building Footprint

The building is shown directly adjacent to the Custom House Street right of way and at
an angle to the Fore Street right of way. The Fore Street setback angle allows the
building to align with the face of the nearby Custom House building, providing better

- visibility of the historic granite landmark structure. This alignment was approved by the
Board of Historic Preservation as a means to achieve compatibility with the landmark
Custom House building while preserving a sense of a continuous urban street wall. As
shown, the building starts at the easterly corner within one foot of Fore Street, setting
back from Fore Street as the building moves west toward Custom House Street. Atits
widest, the setback is less than 10 feet. The footprint setback at Fore Street requires a
waiver of the B3 zone 5-foot maximum street line set back. Such a waiver is provided in
the B-3 zone site plan standards are provided below (Staff comments are provided in
italics.) The wider sidewalk and street wall considerations described above would appear
to satis{y the conditions below.

14-526, 16 (b) 2. Standards for increasing setback beyond street build-to line: A
proposed development may exceed maximum setbacks as required in
section 14-220(c) only where the applicant demonstrates to the planning
board that the introduction of increased building setbacks at the street
level:

(a) Provides substantial and viable publicly accessible open space or |

other amenity at the street level that supports and reinforces
pedestrian activity and interest. Such amenities may include
without limitation plazas, outdoor eating spaces and cafes, or wider
sidewalk circulation areas in locations of substantial pedestrian
congestion;

The proposal provides wider pedestrian circulation areas in the vicinity of
the primary entrance to the new building.

(b)  Does not substantially detract from the prevailing street wall
character by introducing such additional setback at critical building
locations such as prominent form-defining corners, or create a
sense of discontinuity in particularly consistent or continuous
settings; '
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The proposed setback is designed to enhance street wall development in
consideration of the location of the landmark Custom House building.

©) Does not detract from existing publicly accessible open space by
creating an excessive amount of open space in one (1) area or by
diminishing the viability or liveliness of that existing open space;

The closest public open space is Boothby Square located one block to the
west. The proposal will not detract from the viability or liveliness of that
space.

(d) The area of setback is of high quality and character of design and
of acceptable orientation to solar access and wind impacts as to be
attractive to pedestrian activity.

The space is a simple extension of the adjacent brick sidewalk and will be

attractive to pedestrian activity.

Building Height

The zoning administrator has determined that the new construction is to be considered a
new building and using the average grade of the site as a basis the building conforms to
the 65-foot building height maximum for the subject site.

Site Plan Review

(1/2) Circulation and Parking

Pedestrian Circulatim(;
o

As stated above,
primary entrarf¢e form Bore Street, and a shared entrance at the Custom House Street
lobby of the existing-building. This lobby accesses a service core that currently serves
both the historic structure and the addition to the Blake Building. An existing ATM will
be relocated into the Custom House Street lobby and an additional service door will also
be provided. :

Sidewalks currently exist along both street frontages, but in very different conditions.
The year 2000 building addition included a major street circulation change making
Custom House Street one way and allowing the construction of an improved and widened
brick sidewalk for its entire length. Fore Street, on the other hand, has a narrow
bituminous sidewalk that is interrupted by utility poles, parking meters and street signs
that make the sidewalk uncomfortable in summer and impassible in winter.
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The applicants have coordinate with City staff and their traffic engineer to determine that
some of the Fore Street right of way can be redistributed from vehicle lanes to sidewalk.
The current plans show an expanded brick sidewalk with a corresponding realignment of
the Fore Street travel lanes. Please see the traffic discussion below. '

Parking for the new structure to be provided in the proposed “Longfellow Garage™ to be
located between Middle and Fore Streets East of India Street. As the Board knows, the
Longfellow project is currently being reviewed for its own site plan permits. Following a
walking route from the subject property along Fore Street to the south westerly pedestrian
entrance of the proposed garage, the subject project is located approximately 750 feet
from the parking. Currently, Fore Street has sidewalks along its entire length, though the
southerly sidewalk across from the proposed Westin Hotel site is in poor condition.

Vehicle Circulation

Currently, there is a truck loading bay at the rear of the Blake Building that is proposed to
be eliminated requiring that all deliveries, trash pick up, and service for the combined
complex of buildings would occur across the sidewalks from adjacent streets. The plans
show an overhead utility door located northerly from the main entrance on Custom House
for deliveries and trash removal. The previously provided curb cut is to be closed and the
applicant requests a commercial loading designation for the street parking in this
location. Given the closure of the curb cut, the Board may want to explore whether the
design of the service doors could be brought into a more pedestrian scale recognizing the
fact that trucks will not be backing into the building. Design issues are more thoroughly
discussed below and in a memo from the Urban Designer as attached.

The expanded sidewalk described above will require revised lane and parking striping of
Fore Street. Public Works is currently reviewing the revised street layout plan.

Traffic Permit

As noted above, the primary vehicular destination for traffic generated by the project is
proposed for the Longfellow garage. Attachment 18, a Traffic Impact Study produced by
Gorrill Palmer Engineers, provides an explanation of anticipated impacts and street
system function in the area. Consulting traffic engineer, Tom Errico will provide a
review of the impact study and his recommendations to the Board as related to meeting
the standards of the Traffic Movement Permit. Mr. Errico’s comments are included in
attachment 19.

In summary, the project is presumed to generate 112 am peak hour trips and 162 pm peak
hour trips. The Gorrill Palmer report suggests that the only roadway improvement needed
is a left turn lane added to Franklin Arterial onto Middle Street (heading toward the
Longfellow project.) This improvement is part of the approved Traffic Permit
requirements for the Westin project. '
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Parking

No vehicle parking is proposed on site. As noted above, the applicants propose to utilize
the future Longfellow garage. The applicants have provided an unsigned draft of their
option letter to lease these spaces. In conversations with the Longfellow team, staff has
confirmed that both parties have signed the option letter and a copy will be provided for
Board review.

Gorrill Palmer Engineers have provided a parking demand analysis for the Board’s
review (attachment 7.) In summary, the report assumes a parking demand of 145 spaces.
This number is lower than would normally be expected for a project of this size. For
comparison, the recent office project at 280 Fore Street (by the same developer) provided
168 spaces for a 59,000 square foot project. The Gorrill Palmer report uses the presumed
low parking demand of the primary tenant as a justification for the lower number.
Additionally, the parking demand is assumed to be further reduced by the offsetting times
of use between the restaurant and the office uses.

As a project of over 50,000 square feet, the Planning Board is responsible for determining
the required parking for the project. Mr. Errico will provide an opinion of the parking
assumnptions. If the Board agrees with the assumptions regarding the low amount of
parking needed for the primary tenant, a conditional approval could be structured that any
change of ownership or tenancy that requires additional parking would need to return to
the Planning Board for review. The Board will need to further condition approval and/or
occupancy of the building upon a certificate of occupancy of the proposed Longfellow
garage.

(3)(4) Bulk height of proposed buildings

As stated above, the proposed building is designed along a party wall with the abutting
Blake building, which is under ownership of a related LLC under control of the applicant.
Also as noted above, the abutting Fore Street restaurant building is located 18 feet from
the proposed building. While no adverse impacts are anticipated, staff has asked that the
applicant provide a statement and explanatory narrative in support of this assumption.

(5) Sewers, stormwater, and ufilities.

Sanitary flow is proposed from a new line to be connected into the existing 15-inch
combined sewer in Fore Street. A sewer capacity letter has been provided from DPW.

Stormwater currently flows into an existing catch basin located near the center of the site.
This structure was utilized as part of the previous addition to the Blake building for the
transfer of stormwater from this part of the parcel into the City system (presumed o be
Commercial Street, but this needs confirmation.) The applicants propose to connect all
roof drains from the new structure into this existing line. The City’s reviewing engineer,
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Dan Goyette, has asked for additional information regarding stormwater. Mr. Goyette
will provide a review memo (attachment 21.)

The project is otherwise proposing underground utilities. Previously there was a question

if overhead utilities were needed, but the current proposal removes the existing overhead
lines, with underground conduit as well as a series of three sidewalk vaults for

frangltormers. (V’b{’( L2 W/

(6/7) Landscaping

With virtually no site other than buildings and some sidewalk, the applicant is not
proposing any landscaping.

@& Stormwater
Please see above.
)] Exterior lighting

Pedestrian scaled streetlights in the “Old Port” style are proposed along Fore Street. No
other lighting is proposed.

(10) Fire Safety
Review pending.
(11) Off-premises infrastructure

Pending review of the traffic considerations listed above, the project is consistent with
related infrastructure in the area.

(12) NA
(13) NA
(14) NA
(15) NA

(16) Development located within the B-3 zone

Urban Designer, Carrie Marsh ha?provide,@ memo on the project’s adherence to the B-3
Design Standards. Please see attachment 20. Board members should note that as the
project is simultaneously reviewed by under the Historic Preservation Standards,
planning staff will coordinate review with Historic Preservation to ensure that the
applicant does not receive conflicting design direction.
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(17)  Complete Application

The applicant will need to submitted all information required by this article prior to
public hearing. This includes signed copies of the parking option and an easement for
public use of the sidewalk on the private property.

(18) Projects within one hundred (100} feet of a Historic Landmark

As noted, the project is currently under review for approval as development within the
Portland Waterfront Historic District by the Historic Preservation Board.

(1%9) View corridors

No designated view corridors are impacted. The Custom House is a designated landmark

and view focal point and the project is designed to allow continued views of the Custom
House.

(20/21) Natural Resources Impacts

No natural resource impacts are anticipated. The site is located at the presumed location
of the historic shoreline (the southerly edge of Fore Street), but previous development of
the site has presumably disturbed whatever archeological remains may have previously
existed.

(22/23) Signs

No signage plans have been provided

Attachments:

1 Written statements and project narratives
2. Right title and interest

3.4. Tinancial and technical capacity

5. Unusual, natural areas

6. Site Plan Standards narrative

7 Parking narrative

8 Utility Capacity (Water and Sewer)

9 Historic Preservation approval letter

10. Geotechnical report (narrative only)
11.  Parking — letter of intent to lease
12.  Zoning memo

13. Solid Waste

14. Stormwater narrative

15. Erosion and sedimentation control
16.  Landscaping staternent

17. Maps, vicinity, zoning, tax map
18. Traffic Impact Study (calculations omitted)
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19.
20.
21.
22,
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Traffic Review memo
Urban Designer memo
Engineering Review memo
Parking Manager memo

Plan Set
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Del.UCA-HOFFMAN ASSOCIATES, INC,

SITE PLANNING AND DESIGN
CONSULTING ENGINEERS

ROADWAY DESIGN
. ENVIRONMENTAL ENGINEERING
778 MAKN STREEY PERMITTING
SUITE 8 AIRPORT ENGINEERING

SOUTH PORTLAND, MATE 04106
TEL 207 775 1121
FAX 207 879 0896 .

CONSTRUCTION ADMINISTRATION
TRAFFIC STUBDIES AND MANAGEMENT

EEEREEM®

February 14, 2006

Mr. Bill Needeiman

Planning Department -

City of Portland

389 Congress Strect, 4% Floor
Portland, Maine 04101

Subject: Proposed Custom House Square Office Building — 300 Fore Street
: Major Site Pian Application - Updated

Dear Bill:

Per our discussion, attached to this letter are seven (7) updated full size sets of the plans for this project and one
(1) 11 x 17 set of the updated plans for this project, along with seven (7) complete updated copies of the
- application with the parking management plan included in Attachment A of Exhibit 6. These should replace the

prior submittals since they contain all of the comp]ete data. We have updated the entire application since
- .updating the revised building square footage. : '

DeLuca—Hcfﬂnan Associates, Inc. has prepared this application on behalf of Olympia Equity Investors IVB,
LLC, the developer of this project. The proposed building will be sited on a portion of a 23,887 square foot lot
identified as Lot 1 of Block K on Chart 29 of the City of Portland’s Assessor’s Maps. The proposed building
will have a gross floor area of 68,836 square feet. This proposed development is located in the B-3 Zoning
District, has received conditional approval from the Historic Preservation Committee, and was introduced to the

Planning Board on December 13, 2005. A final meeting with Historical Preservation is scheduled for March 8,
- 2006. '

The proposed building will adhere to the basic dimensional requirements with respect to lot coverage and

~ building height, with the exception of the front comer along Custom House Street and Fore Street, where the
" building will not be located within 5 feet of the property line.

We appreciate your efforts in review of this project and look forward to presenting it to the Portland Planning
Board at the February 28, 2006 workshop.
Sincerely,

" DeLUCA-HQFFMAN ASSOCI A7

AL

" Christopher J. Osterriéder, P.E.
Senior Engineer :

 CIO/sq/MN2581/Needelman-2-14-06

‘ Enclosures — stated

c: Tim Levine, Olympia Equity Investors, IVB, LLC — with enclosures
' Matt Wirth, PCI Architecture — with enciosures
Gorrill-Palmer Consulting Engineers — with enclosures



1.0

1.1

1.2

JN2581

EXHIBIT 1

DEVELOPMENT DESCRIPTION

Overview

Olympia Equity Investors 1V-B, LLC (“OEl IV-B") is infending to develop a multi-story
office complex totaling approximately 68,836 square feet at the corner of Fore Street
and Custom House Street. Currently the site consists of a loading area, an external
ATM and a single and two-story concrete block siructure. The concrete biock building
will be razed; the existing ATM and electrical transformer will be relocated to the new
building and underground respectively. However, this project will not involve major
resetting of the stone or doing any rebuild work on Custom House Street beyond infill of
the proposed closed curb cut.

This proposed building is adjacent to the Fore Street restaurant/Standard Baking
Company building from the west and will be situated east of the U.S. Customs House.
The proposed building will adjoin with the W.L. Blake building. The proposed building
will be located on the site identified as Chart 29, Block K, and Lot 1 on the City of
Portland Assessor's maps. This lot is located in the B-3 Downtown Business Zone for
which office buildings are a permitted use.

The proposed building use will primarily be for offices on the upper floors, though the
basement level and first floor are likely to consist of limited Assembly and Mercantile
and retail space. The proposed building will be less than 100,000 square feet and
therefore no loading bay will be required. The dimensional requirements of the B-3 zone
do not burden the development; there is no minimum lot size, no minimum yard
dimensions and lot coverage of up to 100% is allowable. The proposed development
will conform to the dimensional requirements of the B-3 zone.

A portion of the proposed building, along the Fore Street and Custom House Street
intersection, will not be within 5 feet of the property line as required. The reason for this
is further discussed in Section 6.16. City Staff have indicated that this provision should
not hinder the proposed development, as the Planning Board may grant a waiver of this
provision. it is the intent of the applicant to develop the building as depicted on the
proposed site plans and request a waiver from the 5 foot property line provision.

Existing and Proposed Easements/Rights-of-Way

Refer to executive summary prepared by Pierce Atwood, included in Attachment A of this
Exhibit. Certain pedestrian easements will be conveyed to the City of Portland in areas
where the proposed sidewalk will exiend onto the adjacent property owned by Olympia
Equity Investors 1V, LLC (“OEI V).

Natural Resources

There are no known naturat resource areas that would be affected by the proposed
development within the project vicinity. No setbacks regulated under the Natural
Resources Protection Act (NRPA) are applicable to this proposed development.

1-1 Application for Major Site Plan Review

February 2006 : Cusfom House Square QOffice Building

Portiand, Maine
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1.3 Subsurface Conditions

Subsurface conditions are being extensively evaluated as part of a Geotechnical boring
program conducted by SW. Cole Engineering. It is anticipated that the proposed
building will be founded on a “pile” support system, similar {o the renovation of the W.L.
Blake building, which will adjoin this structure.

An intensive testing and monitoring program will be implemented during the pile driving
and foundation phases of construction. A copy of the Geotechnical Report prepared by
S. W. Cole Engineering, Inc. is contained in Attachment E of Exhibit 6.

1.4 Infrastructure

The existing 15-inch combined sewer in Fore Street will provide sanitary sewer service
to the proposed building, while an existing 6-inch water main in Fore Street will provide
water for domestic use and fire protection. Proposed electrical service to the building
will be provided via an underground feed from a subsurface transformer. Final
transformer location will be coordinated with Central Maine Power. The proposed
development will include the following infrastructure modifications, as shown on the
accompanying plan set:

» Consiruction of new brick sidewalks and granite curbing along Fore Street.

s Closure of an existing 24-foot ingressfegress access drive onto Custom House
Stireet.

¢ Construction of a new building totaling appréximately 68,836 square feet.

o Construction of several new sidewalks that will interconnect the parking and building
spaces.

1.6 Construction Plan

ecember 2005 ovember 2
Start Construction May 2006 May 2006
Complete Site Work September 2006 -
Complete Buiiding — May 2007
Building Occupancy _— May 2007
JhN2b81 1-2 Application for Major Site Plan Review
February 2006 Custom House Square Office Building

Portland, Maine
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ATTORNEYS AT LAw

MEMORANDUM

- TO: James Brady& Tiinothy Levine
Olympia Equity Investors '

FROM: - DCKeeler
RE: -  Custom House Sq_uare Condominium

" DATE:  November 10; 2005

The purpose of this Memorandum is to set {orth the general structure for a
o . copdominium regime to be created in connection with the Custom House Square
- - development. The current state of affairs is that Olympia Equity Investors IV LLC
B : owns the parcel bounded on three sides by Fore Street, Custom House Street and |
Commercial Street. There are existing buildings on the Commercial Street side of
the property, commonly referred to as the Blake Building. The Fore Street side of
the property is currently occupied by storage buildings and a garage. The proposal
is to remove the storage buildings and garage and construct a new office-and retail
building on the portion of the parcel fronting on Fore Street. . The new structure
would be known as Custom Hounse Square. Custom House Square would be
structured as 2 condominium, which would allow the sale of portions of the -
- building. The owner of the Custom House Square building would be different from
. the owner of the Blake Building, both initially and ultimately through resale.

It is currently contemplated that the Custom House Square would be what is
commonly referred to as a “leasehold condominium.” This would be set up such
that the ownership of the ground underlying Custom House Square and the Blake
Building would be in the same entity, although the owner of the Custom House
. Square building and the Blake Building would be different. The owner of the
| ground will lease that portion of the parcel on which Custom House Square is to be
J : constructed to Olympia Equity Investors IV-B LLC. The Ground Lease will be for
‘ Onesgizzzent an extended term (99 years), with the possibility of firture extensions. Olympia
i‘ T . Equity Investors IV-B LLC, as the tenant under the Ground Lease, will be the
Portland, Maine declarant of the Custom House Square Condominium and initially will be the owner
| fer0i-ilio of the Units created thereby. The Landlord under the Gronnd Lease, as well as any
|07 4= oo lenders having an interest in the property, would join in the Declaration as required
“o 77 bythestatute. © The tenant’s interest created by the Ground Lease would be part of
1207.7¢1.1350 . the condominium. The Maine Condominivm Act permits leasehold condominiums.

i EMa
info@pierceatwood.com

HEB SITE

ww.pierceatwood.com :
. {W0414538.1}
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There are examples and precedents for leasehold condominiums i in the City of Portland such as
~the Casco Bay Garage on Commerm&l Street.

Custom House Square would consist of separate condominium units. The number and
configuration of the units still need to be determined based on end user requirements and market
conditions. Under the Maine Condominium Act, 2. Condominium. Association would be formed.

- Although the Association does not own any of the real property, it is charged under the Statute

- and under the Condominium Declaration for maintaining all of the common areas and enforcing

.any of the restrictions imposed under the Declaration. Each of the unit owners at Custom House

Square would be a member of the Association. The Association would have enforcement rights,
including the right to lien a unit, if any unit owner does not pay its share of expenses. A

‘Condominium Association is a standard non—proﬁt corporatlon and would be seét'up under Title
-IS-B of the Maine Corporation Act.

- {W0414533.1)
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EXHIBIT 2

TITLE, RIGHT AND INTEREST

2.0 Overview

OE! IV owns the proposed development parcel. OE! IV-B will lease the proposed
development parcel from OEl IV. A copy of the warranty deed for the OEl |V parcel is
included as Attachment A of this Exhibit. A copy of the Agreement to Lease between
QE!l IV and OEI V-B with respect to the proposed development parcel is attached as
Attachment B of this Exhibit.

JN2581 2-1 -Appflication for Mafor Site Plan Review
February 2006 ' Custom House Square Office Building
Portland, Maine
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Copy of Agreement to Lease

Y



A B

AGREEMENT TO LEASE

L THIS AGREEMENT TO LEASE (ﬂ’llS “Ageemen M), made as of November 8, 2005
(the “Effective Date™), is by and between OLYMPIA EQUITY INVESTORS IV, LLC, a
. Maine limited liability company with a place of business in Portland, Maine (“Landlord”) and
"OLYMPIA EQUITY INVESTORS IV-B, LLC, a Maine limited liability company with a
place of busmess in saxd Portland (“Tenant”) WHO AGRE_E AS FOLLOWS:

1. PRELIMINARY RECITALS. Landlord is the owner ofa certam parcel of land
. situated in Portland, Cumberland County, Maine, as more particularly described in that certain
- deed to Landlord dated [ﬂm ced { . f995 and recorded in the Cumberiand County Registry

‘of Deeds'in Book /] 7p4, Page J% (the “Property’”). Upon the satisfaction of certain conditions
as more particularly set forth herein, Tenant desires to ground lease a portion of the Property

identified on the plan attached hereto as SCEEDULE A and designated thereon as the
* “Premises”. Tenant intends fo construct upon the Premises a multi-story ofﬁce/reta.ll complex
_ _‘totahng apprommately 60; 000 square feet (the “PrOJ ect”)

2. AGREEMENT TO LEASE.  In consideration of Tenant’s undertakmgs and for
other good and valuable consideration, the receipt and adequacy of which are hereby

-acknowledged, Landlord and Tenant hereby agree to-epter into a Ground Lease for the Prermises. -

. The parties shall use their reasonable good faith and diligent efforts to agree upon a form of .
lease within ninety (90) days after the date hereof. The Lease shall include (i) the terms and
conditions set forth on SCHEDULRE B attached hereto and incorporated herein (the " Basic
Terms"), (ii) such other terms and conditions, not inconsistent with the Basic Terms, as are

) customanly included in a commercial ground lease for a in-town office/retail building, subject,
* however, to the terms and condmons set forth in ﬂLS Agreement.

3, TENANT °S LEASE CONDITIONS. This Agreement and the obhgatlons of
‘Landlord and Tenant hereunder are contingent upon satisfaction of the condmons described in
Subsectlons (a) through (c) of ﬂus Section 3 (the “Lease Condmons”)

() Env:ronmental and Engmeennsz Condition. During the sixty (60) day period -
following the execution of this Agreement (the “Inspection Period”), Tenant shall have the right,
at its expense, to obtain such engineering studies, subsurface tests, test borings, geotechnical
studies, water surveys, percolation tests, topographical surveys, utility surveys, sewage disposal
surveys, drainage determinations, building inspections and testing, utility surveys, tests for
Hazardous Materials, including asbestos tests, test pits.and ground water sampling and/or -
monitoring wells if Tenant shall so desire, and such other tests and assessments as Tenant shall
' desire (collectively, “Engineering Studies™) to determine whether the Premises are suitable for
the construction and operation of the Project at a reasonable cost. The results of all Engineering
. Studies must be acceptable to Tenant, in Tenant’s sole discretion. Any Engineering Studies that -
. Tenant shall elect to undertake shall be performed at Tenant’s expense. From and after the date
“of execution of this Agreement, Tenatit, its agents, servants and authorized independent
contractors shall have a right of entry onto the Premises in order to perform the Engineering
Studaes provided that Tenant agrees to restore any material dama.ge caused by such entry.

{W0415285.1)
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(b) Title Condition. Tenant, atits expense, shall have the right to obtain a i
commitment of leasehold title insurance from a title insurance company acceptable to Tenant
with respect to the Premises. Tenant’s obligations under this Agreement shall be contingent
upon Tenant being satisfied, in its good faith judgment, that there are no liens, restrictions,
encumbrances or defects in Landlord’s title to the Premises. The condition set forth in this
paragraph shall be deemed satisfied when Tepant shall have given Landlord written notice that
Tenant has received a satisfactory title insurance commitment; provided, however, that (i) if after

-satisfaction of the Title Condition set forth in this subsection, Tenant shall discover any lien,
restriction, defect or other encumbrance arising after the date of Tenant’s title insurance
. commitment or not appearing in such commitment, Tenant shall be permitted to withdraw such
notice and the Lease Condition set forth in this subsection shall not be deemed satisfied, and (Gi) -
neither Tenant’s obtaining such title insurance commitment nor Tenant’s giving such notice shall
‘result in a waiver by Tenant of any of Landlord’s obligations, warranties, covenants.or
agreements under this Agreement or the Lease. If the Premises are subject to any mortgage, deed
-+ of trust-or other instruments creating a lien upon the Premises that was granted or assumed by
* Landlord and affecting the Premises (a “Mortgage™), then promptly following the execution of
this Agreement,- Landlord shall commence and thereafier diligently pursue rcasonable efforts to

 obtaina d1scharge or release of such Mortgage

_ (c) : Prmcct Apnrovals Cond1t10n Tenant’s thganons under ﬂ:ns Agreement shall be

contingent upon Tenant having obtained the Project Approvals as described in Section 4 below.
The condition set forth in this paragraph shall be deemed satisfied when Tenant shall have given
Landlord written notice that Tenant has obtained the Project Approvals. Tepant shall be deemed
to bave “obtained” the Project Approvals only (1) after Tenant has obtained all necessary Project
Approvals, they are not subject to any challenge or appeal and all periods within which any such
challenge or appeal may be made have expired, and (i) if said Approvals confain no condmons

or reqmrements unacceptable to Tenant. -

4. PERMITTING CONDITION Tcnant shall have a penod oftwelve (12)
“months following the date of this Agreement (the “Permitting Period™) to obtain, at its sole cost
. and expense, all zoning changes and variances, environmental and land use permits, and all other-
* governmental licenses, permits and approvals that shall be necessary for the construction and
_operation of the Project (collectively, the “Project Approvals™); provided, however, that if Tenant

shall be pursuing the Project Approvals with reasonable diligence at the end of the Permitting
Period, Tenant shall have the right to extend the Permitting Period for an additional period (not -
" to exceed six (6) months) as necessary to obtain the Project Approvals. Landlord and Tenant
shall use their best efforts to cooperate in any and all a.pphcatmns proceedmgs and appeals
o relatmg to the Project Approvals

7 - CLOSENG The consummation of the transaction oontemplated hereunder (the

- “Closing”) shall take place at the office of Tenant or Tenant’s counsel or in escrow through the
offices of Tenant’s title agent or other mutually acceptable escrow agent. The Closing shall take
. place on the first business day (the “Closing Date”) that is at least thirty (30) days after the date .
“Tenant ohtains all of the Project Approvals as provided in Section 4, provided that 21l Lease

[Wo415239.1}
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Conditions shall have been fully satisfied (or waived by Tenant in writing). On the Closing Date,
Landlord shall deliver exclusive possession of the Premises to the Tenant free and clear of all

liens, encumbrances, and title defects, and Landiord and Tenant shall execute and deliver the
following: ' ‘

(8  Landlord and Tenant shall execute and deliver the Lease in two original
_.counterparts. . _

_ (b) Landlord and Tenant shall execute and deliver a Memorandum of Lease in
recordable form.

(c) Landlord and Tenant shall each defiver to the other such evidence of its existence
a.nd due authonty to execute and dehver the Lease, as the other may reasonably request

-'(d)' Landlord and Tenant shall each dehver such transfer tax forms afﬁdav:tts and
: other documents as may be customary and reasonably necessary

6. NOTICE. A11 notices to be grven hereunder shall be sent by reg;stered or
- -certified mail, return receipt requested, with postage prepaid, or by a national overnight carrier
- requesting acknowledgment of receipt, to the parties at the notice addresses set forth in the Lease-
(or to such other or additional addresses as the parties may hercafter designate by like notice .
. similarly sent). Any notice given hereunder shall be deemed given on the date'and at the time
received or, if delivery is refused, the notice will be deemed given on the date, of such refusal.
The partres attorneys may give nottce on behalf of their chents

7. DEFAULT In the event either party falls or refuses fo consu;mmate the Closmg
in accordance with the provisions.of this Agreement for any reason other than those reasons
" specified in this Agreement as giving rise fo a right of such party to terminate this Agreement,’
and the other party shall have performed all ofits obligations under this Agreement, then such

other party may bring an action for specific performance of thls Agreement and/or seek Whatever A
other remedies may be ava;dable at law or in equity,

8. - BROKERS Tenant and Landlord each represents and warrants to the other that
1t has not had any dealings with any broker or finder in connection with this transaction. Each
/party agrees to indemriify, defend and save the other harmliess from and against any and all other
- claims, demands or causes of action or other liability, damage, cost or expense (including,
without limitation, reasonable attorneys, fees) resulting from claims by any broker or other
. person in connection with this transaction made by or through the mdemmf}nng party. The -

- prowsmns of thls Section shall survive the Closmg and/or the termination of thls Agreement

5. MISCELLANE ous.

(a) ' This Agreement and the Schedules attached hereto ernbody the entire agreement
between the parties in connection with this lease transaction and there are no oral agreements,
Tepresentations or inducements existing between the parties relating to this transaction. This

WO415289.1)
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Agreement may not be modified, except by a Writfcn agrcémcﬁt signed by all of the parties. -

- Upon request of Tenant, Landlord agrees to execute a memorandum of this Agreement for
recording in the pubhc records.

(b))  This Avreement shall be bmdmfr upon and inure to the. bcneﬁL of the pames

hereto, their respective heirs, legal representatives, admmlstraams STCCESSOTs, SUCCessors in
. mterest and a531gns ‘

() No written waiver by any party at any time of any breach of any provision of this
Agrecment shall be deemed a waiver of a breach of any other provision herein or a consent to any
subsequent breach of the same or any other provisions. If any action by any party shall require -
.the consent or approval of another party, such consent or approval of such action on any occasion
shall not be deemed a.consent to or approval of such action on'any subsequent occasion or a

" consent to or approval of any other action on the same or any subseciuent occasion.

(d)A This Agreement shall be govemed by and mterpreted 111 accordance with the laws
of the State of Mame

' (e) ~ This Agreement may be executed in any numbcr of ongmal counte@arts all of
. Wthh evidence only one agreemcnt and only one of Whlch need be produccd for any purposc

. IN WITNESS WHEREOF the Landlord and Tenant have executcd this Agrecment as
_ of the day and vear first above set fortb_

WITNESS: . S LANDLGRD

OLYMPIA EQUITY }NVESTORS IV
LLC a Maine limited liability company -

Mgf
‘ Prthamc é'f;zm {M%Eﬁgg
Hs: : c;.ﬁ
TENANT

 OLYMPIA EQUITY INVESTORS IV-B,
" LLC, a Mame limnited habﬂﬂy company

1W0415289.1)
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SCHEDULE A
PLAN OF PREMISES .

- - {See Attached} |
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SCHEDULE B

BASIC LEASE TERMS

1. Purpose: For any lawful purpose, including the development, construction,

. installation, operation, maintenance, Tepair and removal of a commercial building.

2. Term: The initial "FCI‘II‘L[ of the Lease shall beninety-nine (99) years. Tenant
shall have the right to renew the Lease upon its expiration, for up to three (3) extension terms of

- ninety-nine (99) years each. In addition, Tenant shall have the right to terminate this Lease upon
six (6) months prior written nonce , .

| 3. Rent “The base rent for the initial term shall be Fwe Hundred Thousand Dollars,
Whlch arnount shall be paid in full upon the rent commencement date of the lease. Base Rent for

. " each extension term shall be fair market value of the ground, unimproved and unencumbered by
- this Lease. Tenant shall be responsible for all costs assocmtcd wrth or arising out of the Leased :

Premmises, mcludlng taxes and msuranoe

-4 Asswnment (a) Subject to the provisions of subsection (b) below, Tenant shall
have the right to assign the Lease, provided that any such assignment shall be subject to Owner’s

._ * consent, which consent shall not be unreasonably withheld, conditioned or delayed. The
. fo_regomg notwithstanding, no such consent shall be required in order for Tenant to assign this ,

Lease to any investor.or lender as collateral security or to any future assignment by such

_ investor or lender, or any of their respective successors and assxgns ‘Such lease shall conta.m

standard leasehold mortgagee protectton provlsmns

) The parties acknowledge that Tonant intends to consmlct a buﬂdmg on the

: premises and to subject the building to a condominium regime.. In connection therewith,
- Tenant will subject its leasehold interest in the Lease to'the Condominiwm, whereupon 1t will

become part of the common interest of the condominium and owned in common by the unit
owmners of the condominium. Upon the sale of any condominium urit, 2 proportionate interest
in the leasehold estate shall be conveyed as an appurtenance to the unit. Landlord consents to
such condominium regime and agrees to execute the condominium declaration evidencing -
such consent, threupon there shall be no restrictions upon the a531gnab111ty of the Lease

5. Defauit and Remedles '.l_"he Lease shall contain agreed upon default provisions.

Notw1ﬂ15tandmg such provisions, or any default by Tenant or the condominium owiers, the Lease
shall not be terminable. Landlord’s only remedyin the event of default shall be to sue for speclﬁc
. performance or o exercise self help, as set forthmore fu]lym the Lease.

{Wo415230.1)
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EXHIBIT 3

FINANCIAL CAPACITY

3.0 Overview

TDBanknorth has prepared a letter of the applicant’s ability to finance the project. A-
copy of the bank letter is included in Attachment A of this Exhibit.

JN2581 3-1 Application for Major Site Plan Review
February 2006 - Custom House Square Office Building
Portland, Maine
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) Saﬁnkn@ﬁéﬁ

TD Banksniorth, N.A,
" One Portland Square
P.O.Box 9540
Portiand, ME 04112-9540
“T: 207 7618500 -
. Toll Free: 800 462-3666 .
TDBanknorth.com -

L Octobcrﬁ 2,005- o

-'LeaLowry
© ' Planning Board
< CityofPortland . E
- . cfo Olympia Equity Investors
.- * 280 Fore Street, Suite 202 -
Lo Poﬁiand,__MﬁE 04101 -

- Re: Keﬁ;l Mah@éy/oij}mpia',gquity Tnvestors IV B/Custom House Square -~

3 To Whom. it. Ma.y Concem

L Th]S letter wﬁl conﬁnn ﬂlat, based on Our prehmary due dlhgence and sub_]ect to our
. standard underwriting requirements, Kevin Mahaney/Olympia Equity Tnvestors IV B/
Custom House Square, will have the financial capacity to complete the proposed
.- - development ofaclass A office building and-the accompanying parking at 300 Fore
L Street, Portland Mame Please call me at 207~761 8783 sheuld you have any auestions

- Lawrence A. Woid
f_Semoerce President |
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EXHIBIT 4

TECHNICAL ABILITY

4.0 Overview

The applicant has contracted the site development design work to Deluca-Hoffman
Associates, inc., a civil engineering firm located in South Portland, Maine. Deluca-
Hoffman Associates, Inc. was founded in 1986 and has provided engineering services to
private, industrial, commercial, municipal and governmental clients for the past 19 years.

PC1 Architecture has been retained to complete the architectural designs; a final
Contractor for the building construction has not yet been determined.

OEl IV-B, the developer of the project, is affiliated with the OClympia Development
Company and the family of Olympia Companies, which have been recognized for
successfully compieting similar projects of this nature in the City of Portland. Examples
of the projecis include: ' '

W.L. Blake Building Historic Renovation

42,000 Square Foot Renovation & 25,000 Square Foot Expansion

280 Fore Street
115,000 Square Foot Office Building

Hilton Garden Inn

Downtown 120-room Hotel

50 Sewall Street Medical Office Building
40,000 Sguare Foot Medical Office Building

JN2581 4-1 Application for Major Site Plan Review
February 2006 : Custom House Square Office Building
‘ Portland, Maing
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EXHIBIT 5

UNUSUAL NATURAL AREAS, WILDLIFE AND FISHERIES
HABITATS OR ARCHAEQOLOGICAL SITES

5.0 Overview

The existing project site is currently completely developed and due to its current
configuration and urban setting is devoid of any unusual natural areas, wildlife habitats
or archaeological features.

JN2581 5-1 | Application for Major Sfie Plan Review
February 2006 Custom House Square Office Building
Porifland, Maine
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EXHIBIT S

REVIEW CRITERIA

City of Portiand, Maine Standards
Reguirements for Site Approval

6.1 Provisions for Traffic and Pedestrian Circulation Both On and Off The Site

The development proposal includes the construction of a new building and extensive
sidewalk reconstruction along Fore Street. Pedestrian circulation will be addressed by -
new brick sidewalks along the building edges.

A Traffic Movement Permit will be required as part of the associated development. A
formal submittal will be provided under separate cover and is anticipated to be acted
upon in a concurrent timeline as the site plan review. Refer to the Traffic Movement
Permit Application which accompanies this application,

6.2 Construction of New Structures and Parking Requirements

The proposed building construction will total approximately 68,836 square feet. OEl [V-
B intends to procure necessary parking through leasing spaces. Aitachment F of this
exhibit includes an option to lease the necessary parking spaces.

6.3 Impact of Bulk, Location or Height of Proposed Buildings and Structures on the
Neighbors

The building will be located along the corner of Fore Street and Custom House Street.
Burrounding development includes the US Custom House, the renovated W.L. Blake
building and the Fore Street restaurant. The Zoning Administrator has performed a
review of the proposed project, which is included in Attachment G. The proposed
building facade has been reviewed with and endorsed by the Historic Preservation
Board (see Attachment D).

6.4  Impact on Value of Neighboring Property Due to Proposed Buildings

The proposed building will be similar in character to the abutting structure and should not
negatively affect the values of adjacent structures. The proposed project is located in
the B-3 zone in which office buildings are a permitted use. The proposed building is
directly adjacent to the W. L. Blake Building expansion and will have distinctly similar
facade and fenestration. The next adjacent building is the Fore Street restaurant. The
restaurant is set back approximately 18 feet from the proposed building. The value of
abutting properties will be enhanced by the sidewalk, curbing and street lighting
improvements between 280 — 300 Fore Strest.

6.5  Effect of Proposed Project on Public Utilities

The proposed project will not adversely affect the public utilities of the City of Portland.
The proposed project will not substantially introduce additional flows to the sewer and
storm drain systems. A request for an “Ability to Serve” iefter was sent to the City of
Portland Department of Public Works for the increased flows due fo the building
construction. Copies of this letter of request and the response from Poriland Public
Works are included in Attachment B of this Exhibit.

JN2581 6-1 Application for Major Site Plan Review

February 2006 Custom House Square Qffice Building
Porfland, Maine
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6.7

6.8

6.9

6.10
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A request for an “Ability to Serve” letter was sent to the Portland Water District for the
increased flows due to the building construction. A response has been recelved a copy
of which is included as part of Attachment C of this Exhibit.

it is anticipated that all other utilities to the site will not be adversely affected by the
proposed project. Central Maine Power is currently reviewing various -options for
potential relocation of eiectrical service and has indicated it has adequate facilities to
accommodate the proposed development.

On-site Landscaping To Provide A Buffer With Neighboring Uses

Given the density of development and highly urbanized zoning, no landscaping is
proposed to buffer the neighboring uses. Further discussion with CMP has identified the
presence of a 16-way concrete-encased duct bank along the proposed-curbline, which
wouid preclude pianting of street trees. In addition, the Fore Street side of the building is
along the north side of the building and not ideal for planting of street trees. Placement
of street trees further away from the concrete-encased duct bank would interrupt
sidewalk plowing operations and encroach upon pedestrian movement within the
Pedestrian Activities District.

The Site Plan Minimizes, To The Exient Feasible, Any Disturbance or Destruction
of Significant Vegetation

This provision is not applicable, as the site does not contain any significant vegetation.

Site Plan Does Not Create Any Significant Soil or Drainage Problems

The existing site is currently completely impervicus and will remain so upon completion
of the development, though certain areas of asphait will be transformed to building. This
wili not create any significant soil or drainage problems.

Provision of Appropriate Exterior Lighting

The pianned additional exterior lighting will not be hazardous to motorists traveling on
adjacent streets, due to the setback of the development from these sireets. The lighting
proposed will be limited to pedestrian level street lighting along Fore Street only.

The Development Will Not Create Fire or Other Safety Hazards and Provides

Adequate_Access to_the Site_and to the Buuldmgs on_the Site for Emergency

Vehicles

Although the horizontal alignment of Fore Street will be shifted slightly to accommodate
the widened sidewalks, the vehicular access along the roadway network will not be
altered and therefore, will not create any fire or safety hazards. Since the building
envelope will encompass the entire site and the building will be proximately located to
Fore Street and Custom House Street, adequate access will not be an issue.

5-2 Application for Mafor Site Plan Review

February 2006 Custom House Square Office Building

Portland, Maine
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6.13

6.14

6.15

6.16
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The Proposed Development is Designed So As To Be Consistent with Off-
Premises Infrastructure, Existing or Planned by the City of Portland

The project will not generate any increases to stormwater runoff and therefore will not
impact the capacity of the City of Portland combined sewer system.

Partalning to Industrial Development

N/A

Pertaining to Development in R-P Zone
N/A

Pertaining te Planned Unit Developmenis
NIA

Pertaining to Multi-Family Developments
NIA

Pertaining to Development in B-3 Zone

The proposed development is consistent with the zoning identified in the B-3 zone and
does not conflict with the Bulk & Space or dimensional requirements of this zone, with
the exception of the sitreet build-to line provision. The proposed building will be sited

“approximately 8.35 feet at its further point along the intersection of Custom House Street

and Fore Street. This does not meet the street build-to limitation, though this occurs for
a very isolated portion of the site and is due to an irregularity in the geometry of the Fore
Street right-of-way.

Section 14-220(c) provides a standard for 5-foot maximum setback for the street buiid-to
line, although the Planning Board has the ability to waive this standard in lieu of an
alternate dimension provided the requiremenis of Article V — Site Plan, Standards,
Section 14-526 16(a) are met. This proposed development meets the provisions of
paragraph 16 of Section 528. Further, subsection 2 of paragraph 16 provides th
following: :

“2. Standards for increasing setback beyond street build-to fine; A proposed
development may exceed maximum sethacks as required in section 14-220(c}
only where the applicant demonstrates to the Planning Board that the
introduction of increased building setbacks at the street level:

———{a) Provides substantial and viable publicly accessible open space or
other amenity at the street level that supports and reinforces pedestrian
activity and interest. Such amenities may include without iimitation
plazas, outdoor eating spaces and cafes, or wider sidewalk circulation
areas in focations of substantial pedestrian congestion;

§-3 Application for Major Site Plan Review

February 2006 : Custom House Square Office Building

Portland, Maine
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(b) Does not substantially detract from the prevailing street walf character
by introducing such additional setback at critical building locations such
as prominent form-defining corners, or create a sense of discontinuity in
particufarly consistent or continuous seftings;

(¢c) Does not detract from existing publicly accessible open space by
crealing an excessive amount of open space in one (1) area or by
diminishing the viability or liveliness of that existing open space; and

{d) The area of setback is of high quality and character of design and of
acceptable orientation to solar access and wind impacts as to be
attractive to pedestrian activity.”

The proposed development as designed will meet the criteria of a-d. The location of the
3.35-foot extension of the setback is at a street corner where pedestrian traffic is likely to
both turn the corner from Fore Street onto Custom House Street as well as cross
Custom House Street. While the building location is more driven by the spatial
dimension of the parcel, the irregularity of the Fore Street right-of-way in the location
allows for the construction of a wider sidewalk, which will promote safe pedestrian
access and avoid congestion, per the request of the Board. Additionalty, the Historic
Preservation Committee had requested the building be set back s0 as to not interfere
with the view of the Custom House Building. '

L 6.17 The Appiicant Has Submitted All information Required By This Arficle and the
‘ Development Complies with all Applicable Provisions of this Code
|
' The appilication compiled, addresses all provisions noted in this code {0 the best of our
| knowledge.
&
' 6.18 Proximity To Any Landmark, Historic District or Historic Landscape District
: The proposed structure is a direct abutter the US Custom House, though no
development restrictions adjacent to this landmark are in place. The proposed buiiding
. has been reviewed and endorsed by the Historic Preservation Committee..
| |
; 6.19 Pertaining to View Corridors
\ The building is set back from Fore Sireet in such a way as to not obstruct the view of the
’ Custom House building, as requested by the Historic Preservation Committse.
, 6.20 No Adverse Effect on Existing Natural Resources
' No adverse effect on existing natural rescurces is anticipated from the proposed
development.
6.21 Pertaining to Discharge to a Significant Groundwater Aquifer
\ According to the Portland quadrangle map of the Maine Geclogical Survey, there is no
K significant aquifer in the vicinity of the project location.
|
JNZ2581 . 6-4 Application for Major Site Plan Review
February 2006 Customn House Square Office Building

Portland, Maine
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6.22 Pertaining to Signs

Signage is proposed for the new development. All provisions in regards {o sighage have
been addressed according to the City code. The building occupant will be applying for a
sign permit separate from this application.

6.23 Pertaining to Denial of Sign Under Exhibit 14-369.5
N/A

6.24 Pertaining to Major or Minor Businesses

N/A

6.25 Pertaining to Development in Industrial Zones

N/A

6.26 Periaining to Development in B-5 and B-5b Zones
N/A

JNZ581 §-5 Application for Major Site Flan Review
February 2006 ‘ Custom House Square Office Building
: Porfland, Maine
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- Memeorandum -

To: . TlmLevme S
o “Olympia Equ1ty Investors IVB LLC

- Project:- s 7"]Pr0posed Ofﬁee/Restaurant Custom House Square Portland ME
o 'Shared Parklng Generatlon - _ .
From: - 7 ,Thomas L. Gomll P. E PTOE Gornll-Palmer Consultmg Engmeers Inc.

"Proje;ctNumbef: '_'1317 S

Date: January,5l,‘20026 .

Our office comple‘ted a pa.?rkirig"eva‘luetion for the proposed‘eommercieil. i)uilding' on the comner of Fore
Street. and Custom House Street in Portland, Maine. The site is proposed to contain a 68,174 s.f.

. buﬂdmg, consisting of 58,114 s.f. of office space and two 5,030 s.f. restaurants. The City of Portland, - |

has zoning requirements for parking spaces for various types of uses. Aecordlng to these zoning
- requirements, the proposed commermal bulldmg is required to. prov1de 214 off-street parkmg spaces as
summarized below - : .

" Land Use o " Zoning Requirement " Parking Spaces Requlred

10,060 s.f: Restaurant ~ P=1per150sf - 68'spaces
58,114 sf Office .. P=lperd00sf = - 146 spaces -
. Toetal = : - . . 2l4spaces

| Itis our understanding that the Council On International Education Exchange (CIEE).will own all but
. - the ground floor of the project. - Our office obtained employee information from CIEE, which suggests

the parking demand for the proposed building will be much lower than that required by the ordinance.

E During the summer months, CIEE has approximately 150 employees Of these, at Jeast 20 employees

_are I-1 visa students-who work in the U.S. for 4 months-during summer holidays.- These students will -
live in the East and West End, and will walk or use transit. None of these students are anticipated to

- own a vehicle. Therefore, no more than 130 employees are antlcxpated to.own a vehicle. An additional
15% of the employees are anticipated to live in Portland and may also walk to work on fair weather

days. Therefore, approximately 111 employees are ant:101pated to drive to work on a daily basis.
' Addltionaily, approxnnateiy 15% of CIEE’s employees travel as part of their job, which results i in 10-15

" employees being out of the office and on the road on.a daily basis. To be. conservative, our office

assumed 120 parking spaces would be required to accommodate employees of CIEE. This would
_ reduce the total parkmg qumrement for the site tc 178 parkmg spaees ‘ '

.The City does allow deterxmnauon of “shared parkmg’,’ in rec()gmtlonof daily, hourly and seasonal -
variation in parking demand for the different types of uses. The ITE publication Parking Generation,
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- Proposed Office/Restaurant
Shared Parking Generation
Page2

3" Edition provides a table depicting the percentage of the peak hour parking demand generafed each
- hour of the day for several land uses as shown in the attached Table 1. This information was used to
prepare an estimate of the bourly demand for each use and the hourly demand for the. entire site as
shown in the attached Table 2. As shown in Table 1, restaurants experlence the heaviest parking
‘demand in the évening when the office would be closed. However, retail experiences its peak demand
in the middle of the day. Therefore, our office performed an analysis of the parking demand using retail
* and restaurant for the two proposed restaurants The results of the analyses are included in the table
- below. : :

Pa.tki o Genetatmn Summa

- - ) Portland Zonm@arkn # Reqylrement - © - Mid-day Parking '
Use . Ordinance Spaces ' . Demand (2-3 PM)
Office Based on CIEE employee info. - 120 spaces . 116 spaces
_ Retail: P = 1 space per 200 s.f. - . . 51 spaces’ 49 spaces
o Restaurant o ace per 150 A T 68$aces :

] p‘= 1-3 41 rsaces -
As’ shown n the table above ‘the mid- day parkmg demand for retaﬂ is hlgher than the mld—day demand o
~ for a restaurant. Therefore, our office assumed the two restaurants would be a retail usein order to be
" conservative. As.shown in Table 2 attached, a peak parking demand of 165 spaces is forecast to be
- experienced by the proposed development and is anticipated to occur from 2-3 PM based on published
- data. However, given that the restaurants will be complimentary uses to the office, drawing tenants and
- their visitors and clients, and is located adjacent to the Old Port, our office anticipates the majority of

,: . the retail traffic will be drawn from these areas and will not generate a demand for new parking. Thus,

for the purpose of this analysis, we have assumed the retail uses. ‘will generate -sixty percent of the
published estimate, reducing the demand to 145 spaces. After 5:00 PM, when the office is closed, the
~ parking demand will be reduced to 104 parking spaces. The parking demand for the office space is not -
-~ anticipated to experience a significant seasonal fluctuation component. Therefore, the peak parking
: demand of the entire 31te would occur in the summer. ‘tlme when the testaurant’ expcnences its hlghest
demand. ' - : : :

. In summazy, our ofﬁce recommends a total of 145 park.mg spaces be prov1ded for the proposed,

_comumercial bui!dmg It is our understanding that should CIEE sell or lease the building or any pomon L

':thereof thc apphcan‘t wﬂl be requued to refurn to the pianmng board for approval of parking supply

‘Please contact us w1th any questmns

TLG."rib/ 13 1?/ParkmgMemo 1-5-06.
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Parking intent

(Fully executed document to follow)
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PARKING OPTION AGREEMENT ,é/ # 7. 3

THIS PARKING OPTION AGREEMENT (this "Agreement"), made as of February 13, 2006,
by and between REIVERWALK, LLC ("Riverwalk"), and/or affiliated assigns, a Maine limited liability
company, having an address at 2 Market Street, Suite 500, Portland, Maine 04101, and OLYMPIA
EQUITY INVESTORS 1V, LLC ("OE™), and/or affiliated assigns, a Maine limited liability company,
having an address at 280 Fore Street, Suite 202, Portland, Maine 04101,

WITNESSETH:

WHEREAS, Riverwalk owns various parking lots in or about India Street m
Portland, Maine and desires to construct a structured parking facility thereon (said lots
and said potential future parking facility being collectively referred to as the "Parking
Lots™); and

WHEREAS, OEI owns property in Portland, Maine, which is identified on the
official tax map for the City of Portland as Chart 29, Block K, Lot 1, and which is commonly
known as 7 Custom House Street; and

WHEREAS, OFEI desires to construct 2 commercial condominium building and other
related improvements on a portion of said property (said building and other related improvements
being hereinafter collectively referred to as the "Project”); and

WHEREAS, In connection with the Project, OEl desires to obtain an option from
Riverwalk to license no less than one hundred and twenty five spaces (125) and up to one
hundred forty-five (145) parking spaces on the Parking Lots for use by the owners/tenants of the
Project; and

WHEREAS, Riverwalk desires to grant to OEI an option to license said parking spaces
from Riverwalk on the terms and conditions set forth in this Option;

" NOW, THEREFORE, in consideration for the sum of One Thousand Dollars ($1,000.00)
and other good and valuable consideration, the receipt and sufficiency of which is hereby
acknowledged by Riverwalk, Riverwalk and OEIl agree as follows:

1. Riverwalk hereby grants to OEl and fo its successors and assigns, an option o
license no less than one hundred and twenty five spaces (125) and up to cne hundred forty-five
{145) parking spaces on the Parking Lots on the terms and conditions set forth in this Agreement
(the "Option").

2. The term of this Agreement shall commence on the date of this Agreement (the
"Effective Date") and shall expire on October 31, 2007, subject to the provisions of the next
succeeding sentence. OEI shall have the right to extend the original term of this Agreement by
two additional months to December 31, 2007 by notice given to Riverwalk on or before October
31, 2007. For the purposes of this Agreement, the original term, as the same may be extended, is
hereinafter referred to as the "Option Term."

3. (a) (i) OEI shall have the right, at its sole discretion, to exercise the -
Option by notice given to Riverwalk at any time during the Option Term; said notice shall state
that OFEI has elected to exercise the Option and shall designate the number of parking spaces (not
to be less than 125 nor exceed 145) that OFI desires to license. Upon the giving of such notice,
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Riverwalk agrees to license to OEI the number of designated parking spaces on the terms set forth
in Paragraph 4 below.

(i1) If the number of parking spaces designated in OEI's notice is less
than one hundred forty-five (145), then OFEI shall have the right, at its sole discretion, to license
all or any portion of the Remaining Spaces (as herein defined) from time to time by notice given
to Riverwalk at any time prior to expiration of the Parking Term (2s defined in Paragraph 4(a)) on
the same terms and conditions as set forth in Paragraph 4, except that the term of any such license
or licenses shall expire as of the expiration of the Parking Term.

(i)  For the purposes of this Agreement, the term "Designated
Spaces" shall mean the parking spaces designated by OEl in the notice given pursuant to clause
(i) of this Paragraph 3(a), plus the parking spaces designated by OEI in any subsequent notice or
nofices given pursuant to clause (it} of this Paragraph 3(a), and the term "Remaining Spaces”
shall mean the parking spaces available to license from time to time after deducting the aggregate
Designated Spaces from the original one hundred forty-five (145) parking spaces.

)] Notwithstanding anything to the contrary contained in this Agreement,
OEI shall have the right to terminate this Option Agreement at any time during the Option Term
for any reason or for no reason by notice given to Riverwalk. In such event, this Option
Agreement shall be deemed terminated and of no further force or effect as of the date on which
Riverwalk receives said termination notice, and neither party shall have any further obligations or
Liabilities under this Agreement.

4, () If OFI exercises the Option, OEI shall have the right to license the
Designated Spaces for five (5) years, commencing on the later to occur of (i) the first (1%)
business day after Riverwalk’s receipt of OEI's notice under clause (i) of Paragraph 3(a) or (i) the
date on which the first closing of a condominium unit in the Project occurs (such later date being
hereinafter referred to as the "Commencement Date"), and expiring on the last day of the calendar
month in which the fifth (5" anniversary of the Commencement Date occurs (the "Parking
Term").

(b} The monthly license fee during the Parking Term for the Designated
Spaces shall be equal to the product of (i) the number of Designated Spaces licensed to OEI from
time to time, multiplied by (ii) an amount which is equal to the Average Monthly Parking Rate of
the Parking Lots, Custom House Parking Garage and Casco Bay Ferry Terminal Parking Garage.
OFI shall pay said fee to Riverwalk on or before the fifth (5") day of cach calendar month,
subject, however, to the provisions of Paragraph 4(c). The Avérage Monthly Parking Rate shall
be set at the commencement of the Parking Term and shall be reset on July 1* of each year of the
Parking Term.

(c) OETI shall have the tight to allocate the Designated Spaces among the
various condominium units of the Project. Tn such event, OEI shall have the right to request that
Riverwalk enter into direct license agreements with the condominium unit owners and/or the
tenants of such condominium units for their respective share of the Designated Spaces; said direct
license agreements shall be for the balance of the Parking Term and shall be for the same
Average Monthly Parking Rate per Designated Space. From and after the execution of said direct
license agreements, Riverwalk acknowledges and agrees that OEIL shall have no further
obligations with respect to the Designated Spaces covered by the direct license agreements, and
Riverwalk shall look solely to said condominium owners and/or tenants for payment of the
monthly license fees with respect to their respective Designated Spaces.

{Woaa8473 1 y)
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5. All notices and other communications required or permitted under this ?
Agreement shall be in writing and shall be given by certified mail, return receipt requested, or by
nationally recognized overnight delivery service. Any such notice shall be deemed to be
delivered upon (i) the date of actual receipt or (ii) if actual receipt is denied, the date on which
Teceipt is denied. Any notice shall be addressed as follows: if to Riverwalk, fo 2 Market Street,
Suite 500, Portland Me 04101, to the attention of Drew Swenson; and if to OFI, to 280 Fore
Street, Suite 202, Portland, Maine 04101 to the attention of Kevin Mahaney. Any party may
change the address fo which its future notices shall be sent by notice given as above, provided
that change shall be effective only upon receipt.

6. This Agreement shall be binding upon and shall inure to the benefit of Riverwalk
and OEI and their respective successors and assigns.

7. This Agreement shail be governed by the laws of the State of Maine.

IN WITNESS WHEREQGF, the undersigned have executed this Agreement as of the
Effective Date.

RIVERWALK, L1LC OLYMPIA EQUITY INVESTORS, TV, L1.C
By: : Mﬁ
Name:
Title: By: GEI Mot ( o, ﬁ

Name: Q\JJ {1. "iu }.Au{_’/
Title: per‘ Cff n /""

[WO44B473.1 ‘ 3
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ATTACHMENT B

letter Requesting Ability to Serve
Sent to Portland Public Works

Letter from Portland Public Works
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CONSTRUCTION ADMINISTRATION
. TRAFFIC STUDFES AND MANAGEMENT

M. Frank Brancely -

. City of Portland
- . . 55Portland Street
. Portand, Maine 04101

- October 26, 2005

: Subjeot:__. ‘ Proposed Office Bmldmg .

Fore Street, Portland, Maine :
Letter of Abﬂity to Serve IR

Dear Frank

T DeLuca-Hofﬁnan Assocm,tes, Inc has been retamed to prepa.re plans and perm:t
S app}lcatlons/submjssmns for a proposed 65,000 square: foot office building.” As reqirired by the "
- reviewing authorities, we are writing to request a letter mdloatmg the abﬂﬂy of the Clty of
- Portland to provide samtary sewer capacrty for the prcgec‘t :

o Pro;ect Ovemew

The iject wxll be located at the corner of Fore Street a.n.d Custom Housp S'h'*’ef

. Samtaty Sewer Semce

B Samtary servz.ce for the pro_}ect is proposed to be prowded by connecuon to the emsung Sewer
“main in Fore Street An-8-inch sewer lme from that main Wlll serve the proposed 'buﬂdlng

. -"-"‘Water Consu tlon

~ The proposed bmldmg is mtended to be leased as. ofﬁce space though tena:nt occupancy has yet -
~© tobe finalized. Multiple tenanits are anticipated and the exact water consumption that will.ocour .~
. is uncertain. Tt is anticipated between 150 and 200 employess may work in the office. Assuniing _
- a water usage rate of fifteen gallons per day per employee, this equates to apprommateiy 2,250t0 .
- 3,000 gallons per day of sanitary sewerage from the proposed development It is expected that
L the sanitary sewer componen‘t will be equwalent to the water usage and no water will be reoycled. -



" DeLUCA HOFFMAN ASSOCIATES, TNC. | o N Y5

 CONSULTING ENGINEERS
— Mr.-Frank'Brﬁnce;ly |
= - October 26, 2005
; j Page 2‘

: Letter of Ablht? to Serve

DeLuca—Hofﬁnan Assomates Inc is prcsenﬂy preparmg d651g11 remew submlsswns for Cxty of |
) Pcrtland Site. Plan Approval. Accordingly, we are requesting a letter from the- City of Port.land
mdlcatmg the adequacy of the cmstmg samtary sewer mfrastructure to serve thls pI’OJ ect.”®

‘ Please contact our ofﬁce With a.ny q‘uestlons you mayr have concemmg thls letter and requcst :fer -
‘ability to serve. 'We would like to include your letter of ability to serve w1th this submxssmn Wc -
. appremate your assmtance in th15 matter and look forward to your rGSponse

- Smcerely, _ .

;ii_ZChnstopherI Ostcmeder PE :
.Semor Engmeer : LR

; ‘- iCJO/Squstg1/}31”3110&131«-10_26_05 I
. 'AEnclosure

= .é:'i MattW:rth, PCI Architecture -+

- Tim Lewne Olympm Eqmty Investors Inc:.' :
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Public Wdrké Départment

Mtchael J. Bubmsky, Director

23'November 2005

- Mr. Chrlstopher J Osterneder P E.

DeLuca-Hoffman Associates

77 Main Street, Suite 8‘

South Portland, l\/'ame 04106.

- RE: The Capaclty to handle an Ant1c1p ated Increase in Wastewater Flows, :
from the Proposed Custom House Square Office Building, at 300 Fore Street,rPortland,rMaine_

-Dear Mr 'Osterﬁéder: -

The‘existing fifteen inch diaine‘ter vitrified clay sanitary sewer pipe' located in Fore Street has adequate

" - capacity to transpert, while The Portland Water District sewage treatment facilities, located off

' _ Margmal Way, have adequate capacity to treat the antlclpated wastewater flows of 4 875 GPD, from -
. ,your proposed Ofﬁce Buﬂdmg : _ :

Antlcxp_ated Wastewater Flows from the Proposed Office Buﬂdmg
One Proposed 65,000 8.F. Office Building / 1000 x 5x 15 = 4,875 GPD
Total Proposed Increase in Wastewater Flows for thls.Project . =4,875 GPD

_"I*he City combined sewer overflow (C.8.0.) abatement consent agreement, with the U.S E.P.A. and the
Maine D.E.P., requires C.S.0. abatement, as well as storm wa.ter mitigation, in order to offset any -

mcrease in samtary ﬂows from all projects.

‘ it The Clty can be of further assistance, please call 874 8832.

Smcerely,
CITY OF P@RTLAND

f‘“ja}:}&t uld. G‘ﬂ\& W EQ

FrankJ Brancely, BA.M.A.

Senior Engmeermg Technician  *
F]B/cmm

ce: Alexander Q. Jaegerman, Actmg Co-Director, Department of Planmng, and Urban Development, City of Portland

William B. Needleman, Planner, Department of Planning; and Urban Developmeﬂt Clty of Portland
Eric Labelle, P.E,, City Engineer, City of Portland

Bradley A. Roland, P.E., Environmental Prq;ects Engineer, City of Portland
Stephen K. Harris, Assistant Engineet, City of Portland ’ '

Jane Ward, Administrative Assistant, City of Portland ' i D 11"
Desk file -

7‘.’“‘,.4 A F_t‘" U]

*? i NO\! 29 f_"lua

O:\Eagshar\FIB\Cupacity Lebtera\Fore Strees 308
C\Frank’MCapacity Lolizei\Fore Stract 3840

" 55 Portland Street » Portland, Maine 04101 = Fh {207}874»8801 = Fx 874-8816




ATTACHMENT C

Letter Requesting Ability to Serve
Sent to Portland Water District

Letter from Portland Water District



‘PeLUCA-HOFFMAN ASSOCIATES, INC, ’ ' ) : ' AT ¢
CONSULTING ENGINEERS ) S o - SITE PI ANNING AND DESIGN
‘ ROADVAY DESIGN :

wﬁmomrrmm,wmu:r:mm
PERMITTING .
‘AIRPORT ENGINEERING
CONSTRUCTION ADMINISTRATION
TRAFFIC STUDIES AND MANAGEMENT

TIH MAMN STREET

- SLATE R .

SOUTH PORTLAND, MAINE 04100
TREL 207 775 1421

BAN 207 8579 089G

lfn'nl_:in,n

Octobe 26, 2005

) e
o MrDaveCofﬁn
3 Portland Water District
225 Douglass Street
:P.0. Box 3553 . :
.- Portland, Mame 04104«-3553 '

{ : :Subjgct:_‘ Prnposed Ofﬁce Buﬂdmg Sl
: ' "~ 300 Fore Street, Portland, 'ane o
Letter of Abmty to Serve ‘-':- S

E ’.f']-Deér Déve'-
S DeLuca—Hoﬂ:man Assomates Tné. has béen retained to p'r'ép:ziré"‘ plans. and - permlt
: apphcaﬁons/submlssmns for 2 propesed 65,000 square foot office building. As required by the

7y . reviewing -authorities, we are writing to request a letfer mdmatmg the ablh‘ry of the Portland-‘
R Water DlS‘l‘rth to serve the prq]ect ‘ : : . - .

Prolect Ovemew

The p].‘Oject wﬂl be located at the comer of Forc Stmet and Custom House Street '

- ‘Water S_pglv Semce

_ Watcr supply service for the pro;ect is proposed tor be pmvxded 'by conncctmn to the ems‘tmg o S
mam in Fore Street . i :

Water Consumphan :

Tb.e praposed '?auhdmg is. mtended to’he. leased 35-office s space,-though tonant occup anicy has ye't

. 1o be finalized. Multiple tenants are anticipated and it is uncertain as to the exact. water
|- consumption that will occir. It is anticipated that between. 150 and 200 employees may work in.

: . the office.. Assuming.a water usage rate of fifteen. gallons per day per. employec this equates fo :

B approxlmatcly 2 250 to 3 000 gaﬂons per day for ths proposed development :



” DeLUCA HOFEMAN ASSOCIATES INC.

LA

CONSULTING ENGINEERS

_ Mr. Dave Coffin’
October 26, 2005
) Page 2 N

Leﬁer of Abﬂltv to Serve

- d DeLuca—Hoﬁman Assocmtes Inc is prescntly preparmg dcmgn revxew subm1331ons for C1ty of .
~; . Portland Site Plan Approval Accordmgly, we are requestmg a letter from the District indicating -
" -'the adequacy of the existing off-site water supply infrastructure to serve: ﬂ]lS pro_; ect, and a copy‘ _

-of any new construcnon spcc1ﬁcat10ns that the D1stnct reqmres

X Please contact our omce Wlth any questxons you may have conccrmng thJ.s Ictter and request for

g - Smcerely,

A Chnstophcr] Ostameder PE
o 5 Scmor Engmeer o

- CJO/sq/JNZSS 1/00fﬁn-10 26—05

L Enclosur&

" _-,'-DeLUCA-eHor-aM Ass‘ CremEs, NG

o Wirtty, PCI Architecturs. -
o Txm Levine, Olympm Eqmty Iuvestors Inc.

.- ability to serve. We would tike to include your letter of ability to serve thh this submzssxon 'We
. appreciate your assmtance in ﬂllS mattcr and look forward to yaur resp onsa : ; '



Poﬂ:lﬁaﬁd' District

Froum Stpaco Laxke To Casco Bavy

October 27 2005

M. Christopher J. Osterneder P.E.
-Deluca-Hoffman Assoc Inc.
_ 778 Main Streat .

+ So. Portland, ‘Mame 04106

B Re 300 Fore 8t, Portland

Dear Slr

" The' POrtland Wéiér'Dlstrnct'hés a 6™water main in Fore Strieet‘arid 'an 8 Wéter main in

'Wﬁ?g?

Custom House Street, Portland, near the proposed site. The water main connects to -

~Franklin Street, runs down Fore Street dead ending at Custom House Street than

proceeds down Custom House Street to Commercial Street. Atestona nearby hydrant
- produced the following results: static pressure 89 psi; pito pressure 47 psi; with a flow of.
1150 gpm. - With these resulis in mind, the District feels we have sufficient capacity

available to. serve this. proposed project and meet all normal fire protection and

domestic water service demands. Please notify your piumber of these results so.

‘that they can dessgn your system to best fit the avaalable pressure

- ‘The Dastrlcts pohcy is 10 have separate ﬂre and domestzc services from the water main
o the street line and a second valve on the fire service if the water main in the street is
over 50 years old (Fore and Custom House are older than .50 years) With certification .

: "A~7.f_~.by the- developer that afl fequared permhs have been recelved we iook forward {0
- jsemng this pro;ect T , _ | |

bimei‘e.y, _

T PORTLAND WATER DiSTRECT

_Dawdw Céffin,PLS © -~ . e D‘-ﬁ?' T
" Engineering S.upewlsor e it !""UCT'S b 2005 i!
Sl e |




" CITY OF PORTLAND, MAINE
'HISTORIC PRESERVATION BOARD

- Cordelia Pitoaan, Chair
Jobn Turk, Vice Chair
Marc Belanger
Kimberley Geyer
Edward Hobler

Steve Sewall

Susan Wroth

© Jume'15, 2005

. Im‘i Brady _

. ‘Olympia .Equlty Investors Inc.
50 Monument Square
‘Portland, Maine 04101

Re Pmposcd Addmon to Blake Block Complex—comcr of F ore. and Olstom House Strects

Dear Mr Brady*

On June 1, 2003, the City of Portland's Hlstonc Pzeservahon Board voted 6»0 (P1tman absent) to. approvc
.~ your application for a Certificate of Appropriateness for a building addition to the emstmg Blake Block
: complex to be located at the comer of Fore and Custom House Strcets

. Board approval was :madc sub_}act to the follcmng condltmn

e F mal pians and- spcclﬁcatzons for HVAC equipment, hghtmg and bulldmg and/or. tenant signage to
be submitted to staff for rcv:.e.w and approval. .A.t staff’s- dlscretmn, these items may be forwarded
to the Board for rcvxew L :

Al improvements shall be cam'ed out a5 shown on the plans and _s_pcciﬁéatidns subnﬁtfed for the 6/1/05
- public hearine and/or as described above. Changes to the appraved plans and spcciﬁcations and any -
. additional work that may be undertaken must be reviewed and approved by this office prior to
o construction, alteration, or demolition. H, during the course of completing the approved work, conditions
- .- are encountered which prevent completing the approved work, or which require additional or alternative
- work, you must apply for and receive a Certificate of Appropnatencss or Non-Applma,bﬂIty PZRIOR to
' mldcrtakm g adchtlonal or alternative Work.

R ’Ilns Cemﬁcate is gfantcd upon condmon that the work authorized hcrcm 18 commenccd within twelve
' -7 (12) tonths afier the date is issuance. If the work authorized by this Certificate is not-commenced within
twelve (12) months after the date of issuance or if such work is Sﬁspended in significant part for a period of -
“one year after the time the work is commenced, such Certificate shall expire and be of no further effect;.
. provided that, for cause, one or more extensions of time for penods not: exccedmg mnety (90) days gach |
o Inay be allowed in writing by. the Departmcnt .

. ,Smcerely,

 Cordelia Pitman, Chair T
I—Iistoric Preservahon Board _ / -
‘co: . TimLevine, Olympm Eqmty ' _
David Lloyd, Archetype '
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Geotechnical Report by S. W. Cole Engineering, Inc.
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GEOTECHNICAL ENGINEERING SERVICES
PROPOSED CUSTOM HOUSE SQUARE BUILDING -
(W. L. BLAKE ADDITION #2) .
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'_05;,0079 V.February 1, 2006 n

Prepared for:

- OE!IVDb, LLC
.Olympia Equity Investors
Attn: Mr. Tim Levine
- 280 Fore Street, Suite 202
Portland, Maine 04101

Prepared by

=SWCo ,..,LE

MEN'GWEEMNG INC.

286 Portland Road
-~ Gray, Maine 04039
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"OE! Vb, LLC _

_ Olympia Equity Investors
Attention: Mr. Tim Levine
280 Fore Street, Suite 202 -

" Portland, Maine 04101

Subject:. ~  Geotechnical Engineering Services
' - Proposed Custom House Square Building
“(W.L. Blake Building Addition #2)
Custom House and-Fore Streets :
Portiand Mame '

Dear Mr i_evrne

in accordance with our Proposa! dated January 28, 2005 we have made a subsurface.

. mvestlgat;on and geotechnical evaluation at the above referenced site. We received B
authorlzatron fo proceed on September 12, 2005. A draft report. was prov;ded for your
review and comment on November 4,2005. This report summarizes our findings and

geotechnical recommendatlons and its contents are subject to the- Ilmltatzons set forth in

: Attachment A S

10 rNTRoouc'rioN

. 't 1 Scope of Work

_' The purpose of our work was fo obtazrr subsurface lnformat:on in order to deveiop :
'geotechmcai recommendatrons for foundatrons “associated  with the - proposed
o constructlon Our scope mc!uded interior and exterior test bormg explorations, a review
" of subsurface information obtained during a previous buﬂdlng addition, a geotechnlcai
. evaluation’ of the subsurface findings retatrve to the proposed constructlon and
preparation of thrs report ‘ -

1.2 Proposed Constructron

‘As discussed, we understand development plans call tor construotlon of a new five- -story
- office building on the site. We understand the bunldrng wﬂt be steel framed with a

- Gray, ME OFFICE : : ‘
.Zb( Portland Road Gray, ME 04039- )58(m Tel {207) 657-2866m Fas (”(}7} (J? 2840w E-Mail mt’ogmy@sv\cole COIn B WWW, mcote comy

Other offices in Auozma Rangor, and Caribow, Maine & Semersworth, New Hampshire -~



A A

05-0079
February 1, 2006

ENG[NEERING INC.

basement floor elevation 11.5 feet (project datum). As discussed, we anﬁcipate the
building will be founded on pile-supported foundations. Detailed structural loading
‘information is not available at the time of this report. '

20 EXPL’ORAT!ON AND TESTING

| 2.1 Expioratlon

Five test bonngs (B-201 through B-205) were made at the sits on October 25 and 26,

- 2005. The test borings were made by Northern Test Borlng of Gorham Maine workrng
under subcontract to S. W. COLE ENGINEERING, INC. The exploratlon Iocatrons were
'se!ec‘ted and established by S. W. COLE ENG}NEERING INC. based ‘upon site access -
limitations, underground utility constraints and our understandrng of the proposed
construction. The approximate exploration locations are shown on the “Exploration
Location Plar” attached as Sheet 1. Logs of explorations are attached at Sheets 2
through 6. Rock cores were obtained at test borings B-201 and B-202. Rock core Iogs :
“are attached as Sheets 7 and 8. A key to the notes and symbols used on the logs is~ 7

. --attached as Sheet 9.

o Five test bo’rihgs (B-1 through B-5) were made by S. W.-COLE ENGINEERING, INC. for

thefirst addition to the Blake Building in February 2000. A plan ehowing the locations of
- . these test boring,“as well as the logs of these test borings, are attached as Appendix A.

2 2 Testmg

The soils were sampled using a sp]zt Spoon sampler and Standard Penetratron Test
- (SPT) methods. -SPT results are.shown on the logs.. Soil samples obtained from the -
test borings weref returned to our laboratory for further visual-class_iﬁcation. _ : '

i .;3 0 SITE AND SUBSURFAGE CONDITIONS

_3 1 Site Condltrons

" The site is bounded by Fore Street (at abou‘t eleva‘tron 22) o the West Custom House- :
 Street (elevatron varies adjacent to the proposed constructlon from about 22 feetfo 18

. feet) to the south, .the W.L.Blake Building to the east and the' Fore S'treet Restaurant

and a paved parkrng ot (at about elevation 13) to the north. Eieva’nons are based on
 the project da‘tum as shown on the boundary and ’topographic survey prepared by
" Owen Haskell Inc. - :
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 The area proposed for the new office building is currently occupied by a one and two
. story masonry structure and pa\)ed,loading' ramp. The masonry structure has visible .
‘signs of step-cracking associated with structural distress caused by foundation
settiement. The existing interior concrete slab is uneven, in i’eleﬁvely poor condition
and shows signs of settlement related distress. The EXIStIng concrete floor is.at an
elevation of about 13 feet. The west wall of the existing masonry structure along Fore
Street is a massive concrete retalnlng wall about 9 feet h:gh

3 2 Subsurface Conditions

. Borings B- 201 through B-203 were conducted adjacent to the large retatnmg wa!l at the.
":'edge of Fore Street. Below about 5 inches of concrete, these bonngs encountered Bto

- 8 feet of loose dark brown to black sulty sand with various amounts of brick and gravel -
(ﬁll) overlying dense brown gravelly sand with some silt (native) overlylng probable _
‘bedrock surfaces a‘t about 9 to 9 % feet be[ow the existing ground surface. 1 should be
,noted that an approxnmate B-inch void was encountered directly below the concrete siab'
_'m bonng B-202. Rock cores were obtained at borings. B- 201 and B-202. The rock
~cores indicate that the upper 3 feet of the bedrock -is highly weathered and fractured”

- with an RQD of 0%. An approximate 8-inch void was. encountered within ’t_heupper' 3-
. foot weathered zone of the bedrock at boring B-201. Below the 3-foot weathered zone,
‘the bedrock core encountered gray Carbonaceous Pelite with an RQD of 91%..

- Borings B-204 and B-205 were conducted between proposed c_olu’rnn lines D and E
" (see Sheet 1), about 50 and 70 feet from the edge of Fore Street, respectively. Boring -

B-204 was conducted in an exxstmg paved access drive area and B- 205 was conducted -
- Inside . the existing bui Iding  adjacent to the northeriy wall line. Bonng B-204 .

 encountered about 4 5-inches of asphalt overlying about 3 feet of medium dense base '

- gravel. oveulyeng 2 feet of medium dense subbase gravel ovenying loose dark brown to -

~‘black silt -and fine sand with varying amounts of brick and gravel. Bonng B- 205,‘-

: encoun‘tered about 6 mches of concrete overlying the- loose dark brOWn to black snty

- sand (fill) soils. - Underlying the dark brown to black sitty sand (ﬂll) at depths of about 9 .
feet from the ground surface, bonngs B-204 and B-205 encountered very loose b!ack -'
sﬂt and wood to depths of about 22 and 16 feet from the ground surface, reepectlvely .
Several buned ‘wooden logs were encountered in these test borings with dlameters'

" estimated to range from 12 and 18 inches. The_buned wood may be relic wood cribbing '
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or relic timber piles. The layer or buried wood and silt overlies light brown graveliy silt
and sand (likely native soils) overlying refusal surfaces at depths of about 21 to 25 feet

S. W. COLE ENGINEERING, INC. performed geote‘chnicail explorations for the recent

. building addition on easterly side of the proposed construction. Borings B-3 through B-5
- encountered similar conditions as B-204 and B-205." These borings encountered loose
. to very loose dark brown to black silty fill soils with wood and-bricks to depths of 14 to

19 feet below the ground surface overlying medium dense to dense native brown' silty
sand with some grave! overlying refusal surfaces at depths of about 23 to 31 feet below

~ the ground surface Buried wood was also encountered at borlng B-4.

Refer to the borlng and rock.core Iogs attached as Sheets 2 through 8 and in Appendrx h

A for more. detarled descnptrons of the subsurface fmdmgs atthe exp!oratlon locations.

'3 3 Groundwater Condrtaons

At the time of dnllrng, groundwater was observed at depths of about 9 feet beiow the -
ground surface. After. rernovmg the casing from the exploratlons ‘the holes generaiiyi :

. caved at-about 5 to 6 feet from-the ground surface with no free water within the hole. ‘It

should be noted that groundwater tevels likely ﬂuctuate in response to nearby tidal

water levels.

34 Seiemic and Frost Conditions

§ According to 1BC 2003, we interpret the 'su-bsurface conditions to correspond to a -
. Seismic Site C!ass E.. The design freezrng index for the Portland, Maine area is
‘ | approxrmate!y 1250 Fahrenheit- Degree Days which corresponds toa frost penetratron

on the order of 4. 5 feet

40 a\.!armua’riort.mo-a;e"c.o}r.rreeaoarrons B

4.1 Genera! Frndraqe

_-Based on the findings. at:. the. exploration locations and our, understandrng of the

proposed prOJect_, it is our .oprnron the proposed constructron appears feasrble from a
geotechnical..standpoint provided the proposed building addition: is founded on pile~

‘supported foundations. ~ As discussed, it may ‘be feasible to support the foundations |
along Fore Street on spread footlng bearing on clean, sound intact bedrock provided .-
excavations can - be successfully completed to fully penetrate the upper 3-foot
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_weathered zone of bedrock. ‘As discussed, the top 3 feet of bedrock - encountered
- adjacent to Fore Street is very poor quality and voids were encountered within the

bedrock. The rock in this area will need to be improved by either 1) pressure grouting

~ (pile supported foundations) or 2) excavation and removal of unsuitable rock (spread
~footing foundations).. Alternatively, a drilied pipe pile set at least 5 feet into the rockand
- filled with high strength concrete couid be used to support: ‘the foundatlons adjacent o

Fore Street.

it shouid be hoted that the spor!s generated from excavation of exrstlng soris will not be

suitable for reuse on site with the exceptlon of the gravels found beneath the exrstmg

- paved ioadmg dock ramp area. In addition, based on our experience in the area and
. the results from our recent and previous exploration work, the excavated soils i may have
' some [eve! of contamlnatron reqwnng special. dlsposal at an approved drspoeel facrhty

| 4.2 Foundatnons

4.2 Pile Foundations

ConSidering the subsurface _'condi’rions ‘encountered and our -un‘derstandi_ng of the.

- proposed construction,"we recommend foundation support of the proposed bui'idin'g be

derived from steel H-Piles with cast driving tips driven to end-bearing on bedrock.
Grade beams, pile caps and foundations exposed to freez:ng temperatures should
extend at least 4.5 feet below exterior finished grade for frost prorection or be insuiated

- with foundation insulation to provide adequate frost protection. Srnce large- Wooden

: obstructrcns were observed in the test borings, piles must be de8|gned to withstand the
. drlvrng forces. Additlonally, it should be antrcrpated that some piles will shrft Iatera!ly' :
~ during drrvrng or may need to be re!ocated to overcome below grade obstructrons |

: -' Conmderrng the vorde encountered wrtnfn upper 3 feet of the bedrock’ edjecen‘t 1o Fore
" ‘Street, the. bedrock:in this area will need o be rmproved if driven piles are utilized. In.
“general, a grout subcontractor could place a high strength epoxy grout within the’ top 3

feet of bedrock at proposed prle cap locations ad;acent to Fore Street to fill any voids-or.
‘fractures that mey exist. The grout should have a minimum compressrve etrength of

. 10,000 psi. In general placing epoxy grout to improve subsurface bedrock is costly;

therefore, we recommend that consideration be given o mstalhng concrete fr[Eed steer

~ pipe pr!e adjacent ro Fore Street, drilled at ieas’r 5 feet into bedrock
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‘Based on our understanding of the project, we offer the foliowing . pile sections and
allowable axial compressive capacities for design consideration. The allowable axial .
capacities have been reduced to allow for 1/8-inch corrosion of the pile section.

PILE SECTION ALLOWABLE AXIAL COMPRESSIVE PILE

ASTM A572 Grade 50 | © . CAPACITY (1/8” Corrosion Allowance)
HP10x57 80 kips
HP12x583 - 50 Kips
o-inch diameter - T
- 40 Kips
concrete filled pipe pl|e IpS .

NOTE 1: Axial capacity based up /8" corrosion reductron in stee[ and workmg '
. | stress not exceeding 16.7 ksi. : :

) “NOTE 2: Prpe piles should be ﬂled with concrete With a minrmum
- | compressive strength of 5,000 psr

Post- constructicn settlemnent of piies driven fo practica!l refusal on souhd ‘bedrock or driilled e
“and socketed into sound bedrock should not exceed 1-inch; elastic shortemng of the prie
should be evaluated on a pile cap by pile cap basis, as ‘deemed necessary by the
: ctructura] engineer. Considering the depth to bedmck our expﬂnence on the site and a-
" battom of pile cap- elevation of 4.5 feet below extenor ‘grades, we anticipate plle lengths,
could likely vary from'about 5 fo 35 feet. Piles should be spaced a minimum of two pile
- diameters, center-to-center, but not less. than 24 mches We recommend that pile caps
~and grade beams be underiam Wlth 8 inches of compacted crushed stone fo help provide
- a stable working surface during construction.

| :‘Fo'r pile'caps b'ackf'!!ed with prcperly compacted St'ru'cturaiFi'!l "('clfean free»drainingf sand
‘and gravnl) we recommend a passive earth pressure. of 325 pet (equwaien‘t fluid) for
" desngn consideration. Additional lateral - resrs’rance can be provnded by grade beams
- 'between the pile caps, as deemed necessary by the structura[ engineer

The piic-driving contractor.Shculd?'SUb’rnit %nformation‘ -oh the pile d'riving equipment and
- proposed ‘set’ or stop driving criteria fo S. W. COLE ENGINEERING, INC. prior to the start
of pile driving activities. S. W. COLE ENGINEERING, INC. should be on-site during the "
"dnvmg of prles to mamtam pile-d rlvmg records and to mcnltor \nbratlons due to drrvmg
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Vibrations from pile driving aciivities can adversely affect adjacerrt structures. We

recommend that a pre-driving survey be done on structures adjacent to the propased
project. The pre-driving survey should include photographs and the installation of crack
- monitors as appropriate to establish a baseline prior to the start of pile driving activities. ~

The lBC 2003_requires that pile load tests be performed. on_’pfiles with design capacities

* over 40 tons (80 kips). Considering the recommended pile capacities are 80 kips or less, :

pile load testing will not be required. -However, based on our experienoe.in‘the City of

“Portland, we recommend that a pile driving summary plan and letter, stamped by a Maine
~ Professional’ Engineer, stating that the pil les were installed according to the

recommendations in the geotechnrca! report be prepared to meet the Special inspectlons.j '
requrrements of the Clty

4.2.2 Spread- Footmg Feundatlons

" Based on the subsurface findings and our understand[ng of 'the proposed construotton

pread footing founda‘trons bearing on sound bedr_ock_ may. be consrdered adjacent to

'the'e}dsting retaining wall supporting Fore Street. As discussed, excavation of the’
© existing soils has certain limifations including: possible. undermining of the existing Fore
 Street retainlng wall foundation, unearthing potentially oontamlnated soils  and
“excavating- below the groundwater table. If this option is oonsmered we recommend:_'

the contractor conduct several test pit exploratlon adjacent to the existing reta:nlng wall

o assess subsurface and foundatlon condltions aﬁer the emstmg building has been
.demollshed ' '

If spread footrngs are u’rll[zed excavatlon of a![ soils and Weathered bedrock to expose
_ -_'olean sound, intact bedrock wn!l be requlred (Ilkeiy abou‘t 12 feet below extstmg grade)
.'f,'-The excavations - will. hkeiy need shorlng and the ex:stmg re’ramlng wall may need
" braci ing or requure underpinning. For spread footlng foundations bearing on ciean
sound intact bedrock, we recommend a net allowabie bearing: oapacrty of 10 ksf. 'S. W.
o COLE ENG!NEERING INC, should be retained to observe subgrades pnor to piacrng
S new concre’re or fa!l : : -

4 3 Excava‘tron Werk

'An erosion control system should be mst:‘tuted prlor to any construcruon actrvzty at rhe
B s;te o help protect adjacent dramage ways. ' '
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Wet to saturated soil conditions will likely be encountered in the foundation excavations.

~ In our opinion, ditching with sump and pump dewatering techniques should be adequate -

to control groundwater in excavations less than about 6 feet deep. We recommend
placing at least 8 inches of crushed stone at the base of. p!le cap and grade beam

- excavations to act as a drainage media and working mat.

Deeper excat/ations, such as for utilities or for Spread-'tlooting foundations (if utiliz-ed),

~ will likely require braced sheeting for groundwater cutoff and excavation stability. A

crushed stone working mat'will likely also be needed at the base of utility excavations fo
provrde a stable working surface. A geotextile fabric shouid be used below the crushed

, stone to help separate the stone and subgrade soris and help stabrllze the subgrade

 In any case ali excavatlons must be properly shored and/or sloped in accordance with

OSHA trenchrng regulations to prevent s!oughmg and ca\nng of the sidewalls durrng

. constructron Excavatrons adjacent to existing buildings must be properly shored and
e underpmned as necessary o prevent undermrnlng of the exrstrng structures

” ._ 2 4 Foundatron Dramag_

‘We recommend that a perimeter foundation drainage system be provided near pile cap.

subgrade around the exterior side of the proposed building. The underdrain pipe may

- consist of 4- inch diameter perforated foundation drain with a filter sock bedded in free-
' drarnmg sand meetmg the requrrements of MDOT 703.22 Type B Underdrain Sand.
- The underdrain must be placed at least 4.5 feet below exterior finish grades to provide

" '.‘rrost ‘protection and have a posrtrve gravity outlet protected from freezing. temperatures :
and backﬂow o

- - 4, 5 Slab-On-Grade Floors

'_Based on our observations of the evrstrng concrete tt0ur the presence of voids berow,‘

the slab. and our understanding of the proposed constructlon we recommend that the
) exrstlng floor be completely removed. The underlying soils are not surtable for direct -
,;-'fsupport of slab-on-grade floors, therefore we recommend that the- exrstrng soils be

overexcavated to a depth of least 18 mches below proposed floor slabs and replaced, '

_ ,-Wrth compacted Structural Fill overlying a woven geotextile fabric, such as Miraf SOOX S
I _p!aced on exposed subgrades. It should be noted that the subsurface soils have a high

- organic content and may continue to settle after constructron is oornplete resultang in
o '_'unlevet floors and possibly voids below the slab.  If post constructron settlement of the
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on-grade floor slabs is not tolerable, we recommend the oo—grade floor slabs be pile
supported. -

~ We recommend that.a 15-mil vapor retarder be placed directly below concrete slab-on-

- grade floors. The vapor retarder should have a pe'rme'ance that is iess than the floor
. covering being applied on the slab and 'sho,fuldﬂ be installed according to the
| manufacturer's recommended methods including taping all joints and wall connections.
Flooring suppliers should be consulted relative o acceptable vapor barrier systems for -
"use with their products. The vapor barrier must have. sufflcrent durabthty to wrthstand
direct contact Wlth the subslab fill and constructlon actrvrty

7 We recommend that controt joints be lnstal}ed ‘within slabs -on- grade to accommodate
) shrinkage in the concrete as it cures. in gene'ai control Jomts are usuai!y mstalled at

- 10 to- 15 foot spacing; however, the actual spacing of control joints should be

- determined by the structural englneer We recommend-that all slabs be wet-cured fora
period of at least 7 days after castlng as a measure to reduce the potential for- curhng of

. . the concrete and excessive dryrng!shnnkege We further recommend that consideration

 be given to using a curing paper or curing compound after the wet cure period fo -
improve ihe quality of the completed floor

4. 6 Backf‘ii and Compaotlon

- - The exrstlng fill sorls are unsurtable for backﬂl agarnst foundairons or for reuse below

slab and paved areas. The exrstlng pavement gravels may be reused as oompacted '
_ fills below on- -grade floor slabs to. form a casting bed for constructron of the. floor siabs :
. and as backfill for rnterrorfoundatlons not exposed to freezmg temperatures

Crushed st’o"ne placed as e working mat beiow'pi'ie ce'ps: grade beams at ut-i!ity trenches

7 . “should be clean, washed ¥-inch minus Grushed Stone Dramage Aggregate meetzng the
SR grada’non requlrements for MDOT 703 23 Underdram Type C. '

\Ne resommend backfd! of foundatlon exposed to freezmg, lnterzor foundatron backfill
~and fill below on- grade floor slabs consist of clean, free-draining, sand and gravel :
meetmg the gradataon requrrements for S’rructurai Fill, as gaven below:
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~ StucturalFW 0
“SieveSize | Percent Finer by Weight
4 inch | e - 100
“3inch ] 90to 100
Y4 inch - . - 25t0 90
No. 40 R 01030
No. 200 o _ -~ Otob

: Flll should be placed in horizontal lifts and be compacted Lift thickness should be
generaliy limited to between 6 to 12 inches, as appropriate for the compactron
- equrpment belng used, such that the desared density is achieved throughout the lift
~thickness with 3-to 5 passes of the compactlon equrpment Foundatron backfili and fills

- placed beneath slabs, paved areas and walkways: should be compacted fo. at least 95'

percent of its maximum dry density as determined by ASTM D- 155? (Modlfled Proctor)

Crushed stone below pile-supported foundations should be compacted to provide stable |

'accees for toundation construction crews and stable subgrades for concrete placement. |

: 4 7’ Entrance Slabs

B Entrance slabs at door openmgs should be desrgned to reduce the effects of ditferentlai'- '
- frost actron ‘We recommend that exterior entrance slabs be underlain with a minimum

of 4.5 feet of Structural Fill extending benéath the entire wrdth and length of entrance )
slab. The thickness of Structural Fill beiow the entrance slab should transmon up to
adjacent pavement subbase at a 3H:1V slope or flatter. This is to heip avoid abrupt

o differential heaving. Ali adjacent paved and grassed areas should be sioped to promote ‘
: dratnage away from the buﬂdmg penphery '

" 4 8 Weather Conelderatlons

If foundation construction takes piace durlng coid weather subgrades foundattons and o
7 ‘.concrete must be protected during freezmg cond:ticns Concrete must not be ptaced on '
- "__frczen sor! and once placed, the soil and concrete ‘must be protected from freezmg
_ " Further, the on-site fills are moisture sensitive and as such exposed soll surfaces will be -
-_ 'susceptlble to disturbance during -wet conditions.- Consequerttty, sitework and

construction activities should take eppropriate measures 10 protect exposed soris

| . particularly when wet.

10
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4.9 Construction Testing : o , 7 _ L

S. W. COLE ENGINEERING, INC. should be retained to provide testing and

“observation services during the excavation, pile driving and foundation: phases of
‘ construc’non This is' to observe compliance with the desrgn recommendations,

drawmgs and specifications and to .allow design changes i in the event that subsurface

_condmons are found to differ from those anticipated prior to the start of construction.

S. W. COLE ENGINEERING, INC. is available to assist in conducting a 'pré -pite driving .

survey, provide pile driving vibration monltonng, observe ptle lnstallatlon and to test
" ‘soil, concrete, asphalt, steel, spray- apphed ftreprooﬂng and masonry constructlon.

materlals : 2 - R foo ‘

SOCLOSURE ' . | : o o
S. W COLE ENGINEER!NG INC. should be engaged to review the srtework and_

founda‘tron ‘design  drawings to .confirm that our recommendat:ons have been -
-.appropriately lnterpreted and implemented. We look forward to Workmg w;th you as the .
desrgn progresses and durlng the constructron phase. :

Srncere!y,_ _

S.W.COLE ENGINEERING ENC

/4,,,,__,,7 \

- Andrew R. S[mmons,.P.E_. o '
. Geotechnical Engineer = S ‘\\\\\‘r\“”ii!ﬁ///
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Sue Cuinlan

From: Chris Osterrieder

Sent: Monday, February 13, 2006 10:52 AM

To: Sue Quinlan (SQuinlan@DelucaHoffman.com)
Subject: : 2581 - Exhibit 6 Attachment E

————— Original Message-----

From: Marge Schmuckal [mailto:MESGportlandmaine.gov)
Sent: Thursday, January 26, 2006 11:02 AM

Tc: WBHE@portlandmaine.gov

Subject: 300 Fore Street

Bill,

I have reviewed the information submitted with this site plan application #2005-0247. This
property 1s located within the B-3 Business Zone, a Historic District and a PAD
Encouragement area.

The B-3 Zone under section 14-220(c} states that the streetwall build-to line shall be
located within 5 feet of the property line or the planning board may approve more of a
setback under 14-526(a) (16). The plans are showing maximum setback of 8.35 feet at the
corner of Custom Heuse and Fore Streets. The planning board is required to approve the
additional setback as stated.

A maximum height of 65 feet is required in this area. Based on the information supplied by
A, Matthew Wirth, project manager for PCI Architecture, the maximum height from average
grade will be 64° 10". The final submitted building plans shall reflect the same before
final sign off. I am sure code enforcement shalll reguire independent in-field
verification of this height.

This building will be approximately 68,836 square feet. Under section 14-332(t) the
planning board is empowered to assess the parking requirements on this project.

All other B-3 zoning requirements are bheing met.

Marge Schnmuckal
Zoning Administrator
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EXHIBIT 7

SOLID WASTE

Overview
This Exhibit provides the estimates, the use of recycling, the transport and disposal of
solid waste which will be generated by the construction and operation of the proposed
development.

Solid Wastes Generated During Construction of the Site Work

Minimal solid wastes are anticipated during construction of the proposed building
renovations and additions.

The contractor will be provided the following options for waste disposal:

* Transport to Riverside Transfer Station in Portland, Maine or another licensed
facility.

Scolid Wastes Generated from the Operation of the Development

Cardboard from packaging will be compressed and privately hauled off. A trash room
will be provided for miscellaneous office wastes and will be maintained by a private

" waste hauler on a regular basis. The development is expected 1o generate less than 3

cubic yards of solid waste per week.

7-1 Application for Major Site Plan Review

February 2008 Custom House Square Office Building

Porlland, Maine
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EXHIBIT 8

SURFACE DRAINAGE AND RUNOFF

3.0 infroduction

Del.uca-Hoffman Associates, Inc. has completed a rudimentary summary of stormwater
runoff and its impacts as a result of the proposed improvements. The development
inciudes the construction of a new building in place of areas of existing pavement.
Currently, a catch basin structure exists within the paved area of the project site. This
will be removed as a result of the building construction, though the proposed roof drain
system will likely utilize the existing drainage network. This proposed development
should result in no impact to the volume of runoff leaving the site. As a resuit, no
specific measures for quantity control are offered in the current proposal.

No water quality measures are proposed as part of this project since no parking will be
provided and runoff from rooftop surfaces is generally not considered to be a significant
source of stormwater pollution.

8.1 Existing Conditions

The site is located at the intersection of Fore Street and the easterly side of Custom
House Street in Portiand, Maine and consists of a concrete block structures, an access
driveway, and existing pavement at the rear of the existing W.L. Blake building. All of

- the runoff from the site drains o a caich basin which enters a closed storm drain system
on the adjacent property to the east.

The site is 100% impervious so any hydrological characteristics of the surficial soils
would not factor into the runoff potential of the site.

Based on the National Wetlands Inventory for Portland, Maine (north) region, there are
no mapped wetlands shown in this area.

8.2 Proposed Conditions

The proposed project consists of the construction of new building which will occupy the
balance of the availabie land of the OE! IV parcel. The proposed building development
not will result any new impervious surface. Reconstruction of the adjacent sidewalks will
not affect the existing drainage patterns.

8.3 Conclusion

The proposed development will not increase the volume of runcff from the site and
therefore will not impact stormwater quantity or adjacent facilities. No new parking will
be created and the existing paved surface will be replaced by building rooftop, which will
hot have impacts on stormwater quality. The proposed development will not have any
impacts on surface drainage or runoff.

JN2581 8-1 Application for Major Site Plan Review
February 2006 Custom House Square Office Building
Portland, Maine
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EXHIBIT S

TEMPORARY AND PERMANENT EROSION AND SEDIMENTATION CONTROL

9.0 QOverview

In general the only necessary temporary erosion control measure necessary will be the
limited use of a Dirtbag™ for construction dewatering. The existing site is impervious
and will predominantly remain so through construction. The potential for erosion and
sedimentation from the project site will not be a factor, given the density and limited
potential for exposure of denude surfaces.

JN2581 9.1 Application for Major Site Plan Review
February 2006 . Customn House Square Office Building
Poriland, Maine
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EXHIBIT 10

LANDSCAPE PLAN

10.0 QOverview

Given the proposed intensity of the development, no formal landscaping is proposed for
this project. Given the location of the existing concrete-encased duct bank and the need

to offset proposed street lighting, there is insufficient room to provide strest trees and
associated landscaping while maintaining a viable pedestrian accessible route, which is
a targeted goal of the Pedestrian Activities District.

JINZ581 10-1 Application for Major Site Plan Review
February 20086 Custom House Square Office Building
' Poriland, Maine
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Executive Summary

The following Executive Summary is prepared for the reader’s convenience, but is not
intended to be a substitute for reading the full report.

Gorrill-Palmer Consulting Engineers, Inc. was retained by Olympia Equity Investors VR,
LLC to prepare a traffic impact study for proposed office building in Portland, Maine. The
proposed site is located at the intersection of Fore Street and Custom House Street and is
currently occupied by a single-story and two-story concrete block structure. Proposed for
the area would be a five-floor, 64,554 s.f. commercial building. Parking for the uses within

‘the building would be provided at proposed Longfellow at Ocean Gateway parking garage

on Middle Street. The two-five story structures on Commercial Street will remain.

Based on the findings of the traffic impact study, our office reached the followmg
conclusions:

1. The proposed development is forecast to generate 112 and 162 trip ends for the
weekday AM peak hour and PM peak bour, respectively. (Note: A trip end is either a
trip in or out of the site. Therefore a round trip would equal two trip ends).

2. The level of service analyses shows the site traffic can be accommodated by the existing
street system with the construction of an exclusive left turn lane for the southbound
Franklin Street approach at Middle Street as proposed in conjunction with the
redevelopment of the former Jordan’s site. -

3. Based on the published history by MaineDOT, the intersection of Franklin Street
Arterial at Middle Street is considered a High Crash Location. This location was
analyzed by BEaton Traffic Engineering as part of the traffic impact study for the
redevelopment of the Jordan’s site. Most incidents at this location were angle collisions
attributable to left turning traffic not yielding to oncoming through traffic. Of the four
approaches, this crash type most often oeccurred for southbound left turns from
Franklin Street Arterial colliding with northbound through traffic. As part of the
dJordan’s project, a 200-foot southbound left-turn lane is being constructed to improve

- visibility on this movement and reduce the incidence of this crash type.

4. Gorrill-Palmer Consulting Engineers, Inc. recommends that all plantings, which will be
~ located within the right-of-way, not exceed three feet in height and be maintained at or
below that height. Signage should not interfere with sight lines. In addition, we .
recommend that during construction, when heavy equipment is entering and exiting
into the site, that appropriate measures, such as signage and flag persons, be utilized

in accordance with the Manual on Uniform Traffic Control Devices.

Based on these findings, it is the opinion of Gorrill-Palmer Consulting Engineers, Inc. that
the local street system with the recommended 1mprovements can accommodate the traffic
generated by the site.

IN 1347 Page 1 Proposed Office Building
Febiuary 2006 _ Portland, Maine
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Existing and Proposed Site

The proposed site is located on Custom House Street, and therefore has frontage on Fore
Street and Commercial Street. The site is identified on Portland Tax Map 29, Block K, Lot
1. The development area currently consists of several structures, including the following:

» A single-story concrete block structure along Fore Street.
> A two-story concrete block structure facing the parking lot for Fore Street restaurant.
Proposed for the area would be a five-floor, 64,554 s.f. commercial building. Parking for

the uses within the building would be provided at the Longfellow at Ocean Gateway

parking garage on Middle Street. The two-five story structures on Commercial Street will
remain.

7 Background Traffic Conditions

Gorrill-Palmer Consulting Engineers, Inc. based the study on the following information:

»  Asite plan prepared by DeLuca Hoffman Associates dated October, 2005.

> High Crash Listings for 2002-2004 provided by the Maine Department of
Transportation. ' '

» Turning movement volumes collected by Gorrill-Palmer Consulting Engineers, Inc.
during the weekday AM and PM peak hours in October and November of 2005 and
January of 2006 at the following intersections:

‘e - Franklin Street Arterial at Commercial Street
o Franklin Street Arterial at Fore Street
» [ranklin Street Arterial at Middle Street
o Pearl Street at Fore Street
e Pear] Street at Middle Street ‘
o Middle Street at India Street (PM provided by ETE, based on summer data)

The raw volumes are shown on Figures 2 and 3 for the AM and PM peak hours,
respectively.

Predevelopment Traffic Volumes
Seasonal Adjustment

MaineDOT utilizes highway classifications of I, II, or III for state and local roadways.
Type 1 roadways are defined as urban roadways, or those roads that typically see
commuter traffic and experience little fluctuation from week to week throughout the year.
Type II roadways, or arterial roadways are those that see a combination of commuter and
recreational traffic and therefore experience moderate fluctunations during the year. Type

JN 1317 Page 2 Proposed Office Building
February 20086 Portland, Maine
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