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BUSINESS HOTEL

PORTLAND, MAINE
203 Fore Street

Portland Downtown, ME 04101

PRELIMINARY SITE PLAN REVIEW

NOVEMBER 08, 2017 - Update




PROJECT DESCRIPTION

PROPOSED 6 STORY HOTEL BUILDING WITH 1 STORY OF COMMON SPACE, DINING, KITCHEN,
SUPPORT SPACE RETAIL/RESTAURANT AND PARKING GARAGE; 6 STORIES OF HOTEL ROOMS
WITH A ROOF-TOP BAR LOCATION ON THE 5TH FLOOR.

PARKING IS LOCATED ON THE FIRST AND SECOND FLOORS THAT IS ONLY VALET ACCESSI-
BLE. THE LOBBY IS LOCATED ON THE FIRST FLOOR WITH ACCESS FROM FORE STREET. THE
RESTAURANT IS ALSO LOCATED ON THE CORNER OF FORE AND INDIA STREET FOR EASY PE-
DESTRIAN ACCESS.

ZONE: ‘INDIA STREET FORM BASED CODFE’
BUILDING AREA: SEE BUILDNG PROGRAM

ZONING REQUIREMENTS

THE BUILDING MEETS THE FOLLOWING ZONING REQUIREMENTS BASED ON THE INDIA
STREET FORM BASED CODE.

- OUR BUILDING IS LOCATED IN A URBAN ACTIVE DISTRICT AND A URBAN TRANSITIONAL
DISTRICT.

- THE BUILDING HEIGHT IS LESS THAN THE 65’ FEET AND 6-STORIES FOR THE UA DISTRICT
AND 50’ AND 4-STORIES FOR THE UT DISTRICT.

- LOT SETBACKS IS 10’-0” FOR ALL STREETS AND 75% OF BUILDING FACADE NEEDS TO BE
WITHIN THE 10’-0” SETBACK AREA, WHICH OUR BUILDING MEETS.

- THE MAX. BUILDING LENGTH ALONG FORE STREET IS ALLOWED TO BE 200’, WHICH OUR
BUILDING MEETS THIS REQUIREMENT. PARKING STRUCTURE IS NOT CONSIDERED PART OF
FORE STREET.

BIKE STORAGE SUMMARY

BIKE PARKING CODE REQUIREMENT: 2/10 GUESTROOMS

EXISTING BIKE PARKING PROVIDED: 2/10 GUESTROOMS = 22 - HAMPTON INN HOTEL
BIKE PARKING REQUIRED: 128 ROOMS 2/10 GUESTROOMS = 26 REQUIRED

BIKE PARKING PROVIDED: = 20 PROVIDED

TOTAL BIKE STORAGE: 20-NEW 22-EXISTING = TOTAL 42

WAIVER REQUESTS

WE ARE REQUESTING A WAIVER FOR THE 3-MODULE 3-DOOR ACCESS ALONG THE IN-

DIA STREET ELEVATION. INDIA STREET FORM BASED CODE REQUIRES 3-MODULES WITH
1-DOOR ACCESS PER MODULE.

DUE TO THE SITE CONSTRAINTS ALONG THIS ELEVATIONS WHERE WE HAVE 8-0” OF GRADE
CHANGE THAT SLOPES FROM THE HIGH POINT OF THE CORNER OF MIDDLE AND INDIA
STREETS TO THE LOW POINT OF FORE AND INDIA STREETS. DUE TO THE SLOPE/GRADE
CHANGES ALONG THIS ELEVATION, WE ARE PROPOSING OF HAVING 2-DOOR ACCESS
POINTS IN LIEU OF THE REQUIRED 3-DOOR ACCESS.

WE ARE REQUESTING A WAIVER FOR THE AMOUNT OF REQUIRED GLAZING ALONG THE
INDIA STREET ELEVATION. THE INDIA STREET FORM BASED CODE REQUIRES 60% - 90% OF
THE ELEVATION TO BE GLAZING.

WE CURRENTLY DO NOT MEET THE REQUIREMENT FOR 60% MINIMUM OF FENESTRATION-
FOR THE ELEVATION DUE TO THE SITE CONSTRAINTS ALONG THIS ELEVATIONS WHERE WE
HAVE 8’-0” OF GRADE CHANGE THAT SLOPES FROM THE HIGH POINT OF THE CORNER OF
MIDDLE AND INDIA STREETS TO THE LOW POINT OF FORE AND INDIA STREETS. DUE TO
THE SLOPE/GRADE CHANGES ALONG THIS ELEVATION, WE ARE PROPOSING OF HAVING AT
LEAST 33% OF GLAZING ALONG THE INDIA STREET ELEVATION.

FOR MIDDLE STREET WE DO NOT MEET THE 60% MINIMUM FENESTRATION ALONG THIS
ELEVATION.

WE ARE REQUESTING A WAIVER FOR THE BUILDING ORIENTATION TOWARDS INDIA STREET.
THE INDIA STREET FORM BASED CODES CONSIDERS INDIA STREET THE MAIN STREET OF
THE SURROUNDING NEIGHBORHOOQD.

WE CURRENTLY DO NOT HAVE OUR MAIN BUILDING ACCESS ALONG THIS STREET DUE TO
THE SITE CONSTRAINTS ALONG THIS ELEVATION WHERE WE HAVE 8-0” OF GRADE CHANGE
THAT SLOPES FROM THE HIGH POINT OF THE CORNER OF MIDDLE AND INDIA STREETS TO
THE LOW POINT OF FORE AND INDIA STREETS.

WE ARE PROPOSING OF HAVING OUR MAIN HOTEL ENTRY ALONG FORE STREET, BUT WE
HAVE PROVIDED A MAIN POINT OF ENTRY AT THE CORNER OF FORE AND INDIA STREET FOR
A PROPOSED RESTAURANT TENANT.

HOTEL AREA SUMMARY

Guestroom Floors Summary

STUDIO

Total

Building Program

Proposed Parking

VALET PARKING GARAGE

Standard Valet Stalls
Stacked Valet

68
12

Subtotal

VALET SURFACE PARKING

Standard Valet Stalls
Stacked Valet

80

34

Subtotal

40

ON-SITE PARKING TOTAL

VICINITY MAP

NOT TO SCALE @

120

1 2 3 4 5 6
Type A - Queen Studio 0 22 25 25 8 9 89
Type SC - Queen Studio Connecting 0 3 5 5 5 5 23
Type SA- Queen Studio Accessible 0 2 4 4 3 3 16
Total 0 27 34 34 16 17 128
Level Area (GSF) SITE AREA 47,473
Lobby Level 12,227
Level 02 14,080
Level 03 16,617
Level 04 16,617
Level 05 11,212
Level 06 8,492
TOTAL BUILDING GSF 79,245 GSF

REQUIRED PARKING
Proposed Hotel
128 Guestrooms: 1 Stall / 4 Rooms = 32 Stalls
Rooftop Bar @ 1,287sf: 1 Stall / 150sf = 9 Stalls
Existing Hampton Inn
122 Guestrooms: 1 Stall / 4 Rooms = 31 Stalls
Meeting Space @ 957sf: 1 Stall / 125sf = 8 Stalls

Required Parking Stalls 80

& D[R Group

7290 West 133rd Street
Overland Park, Kansas 66213
913/897-7811
913/897-8333

o:
f

NOTE: THIS INFORMATION IS CONCEPTUAL IN NATURE AND IS SUBJECT o
TO ADJUSTMENTS PENDING FURTHER VERIFICATION AND CLIENT, e
TENANT, AND GOVERNMENTAL AGENCY APPROVALS. NO WARRANTIES ~ ®
OR GUARANTIES OF ANY KIND ARE GIVEN OR IMPLIED BY THE ARCHITECT.
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2. [A— — T _— - - d - -
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[ T~ - (]
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T e ‘ 246 | 2\ #s —o [l TTT—— OF PORTLAND SEWER DIVISION. 24"x24" TEE :ileTDA!L E'i'N —————SD———— STORM DRAN 8D SE~N
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7 ~_\ N ]
y CROSS WALK. A u 115" q - o8 4 __ e G = I
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-~ SMH-3 — /7 / — X \
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B ; ) - ) N — ——— o — UTILITY TO
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DOGHOUSE —e , e DMH-5 SD-4— : SEWER UNDER N
MANHOLE — @ DMH-& ' /g\«/ ep-1o DMH-4 STORMDRAIN > S
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STORM DRAIN SEE ~ —— X > C S OHE&T \ \\ =J : <
PROFILES >Nt e T M v SRS S — N . = __
N Sy — " DEPRESS WATER o x CAP & PLUG I I I
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MAIN PASSES UNDER SWIVEL TEE, 6" GATE VALVE, PROVIDE 12" MINIMUM < ! "7 GAS LINE.
8" WATER MAIN &" HYDRANT BRANCH AND S CLEAR BENEATH . SEE NOTE 2—
: NEW HYDRANT EEMAN, meoue STORMDRAINS. 6\~ REMOVE ABANDONED | -
T OVERHEAD SANITARY SEWER PROFILE STA. T 8 R SERVICE TO MAIN
SERVICE FROM 0+22 = FORE STREET ¢ 8TA. pEEuéEcrr\r OF PORTLAND
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< SEE WATER MAIN DETAIL 20 0 10 20 40 80 NEW MAIN TO PROVIDE I' MIN.
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SMH-1 2o [inGn [ 1463 DMH-1 2848 4@ 14.00] e+ 12.62 sD-1A 24 22 02500 PVC e~ PP Ry 773 - 2
o 117 DMH-2 1825 4248 12.18 12.00 éD-1 24 83 oovee Pvc N H@2 (NEW 12" RCP) TO DMH-5
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2005 SMH-5 1622 1310 (5-8) o2 L1 (SD-14) — D1 2 121 0050 Pve 1523-(NEW 20" RCP) FROM MH-3 6.30 D =
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5-1A 24 %6 20222 PVvC cB-1 ) . 1320 SD-12 2 ) 00050 PYC SMH-2312 2865 1563 (18" SMH-2626) MAINTAIN 1523 (18") PLUG ¢ REMOYE AS-BUILT NOTE- —
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53 24 201 oo Pve cB-2 o> 1291 T 1272 eD-& | 12 23 o085 PvC < —
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56 8 B 2041 PvC - ORM D —
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5-8 © il 20250 PV: cB-14 1576 - 12.2 ASTM-D2034 (47 TO 157 AND ASTHM-FETS (18" TO 201 INC. ON JULY 28, 2011. THE INFORMATION PROVIDED IS LIMITED 2 O e
&5 & & See P pm— Y e — —
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OR REQUIRED PROVIDE SHOP DRAWINGS OF ALL STRUCTURES ARTERIAL AND UTILITY STRUCTURE INVERTS. | | I
NOTE: INSTALL BOLTED MANHOLE
TS AS-BUILT SUBMISSION 08-24-11|| T 7~ 8



LANDSCAPE NOTES

VR

1. PLANT QUANTITIES SHOUWN ON PLANT LISTS ARE FOR CONYENIENCE TO THE
LANDSCAPE CONTRACTOR ONLY. THE LANDSCAPE CONTRACTOR IS
RESPONSIBLE FOR ALL PLANT MATERIAL INSTALLATION AS SHOUN ON PLANS.

2. SIZE AND GRADING STANDARDS OF PLANT MATERIALS SHALL CONFORM TO
THE LATEST EDITION OF "US.A. STANDARD FOR NURSERY STOCK" BY THE
AMERICAN ASSOCIATION OF NURSERYMEN, INC.

3. ALL PLANT MATERIAL SHALL BE FREE FROM INSECTS AND DISEASE.

4. ALL PLANTING SHALL BE DONE IN ACCORDANCE WITH ACCEPTABLE
HORTICULTURAL PRACTICES. THIS IS TO INCLUDE PROPER PLANTING MIX, PLANT
BED AND TREE PIT PREPARATION, PRUNING, STAKING OR GUYING, WRAPPING,
SPRAYING, FERTILIZATION, PLANTING AND ADEQUATE MAINTENANCE UNTIL
ACCEPTANCE BY THE OUNER

5. PLANT MATERIAL SHALL BE GUARANTEED FOR A PERIOD OF ONE YEAR BY
THE CONTRACTOR AND A PERIOD OF TWO YEARS THEREAFTER BY THE OWNER
FROM DATE OF INSTALLATION. DURING THE ONE TYEAR GUARANTEE PERIOD,
DEAD PLANT MATERIAL SHALL BE REPLACED AT NO COST TO THE OUNER. AT
THE END OF THE ONE YEAR PERIOD, THE CONTRACTOR SHALL OBTAIN FINAL
ACCEPTANCE FROM THE OUNER.

©. ALL GRASS, OTHER VEGETATION AND DEBRIS SHALL BE REMOVED FROM ALL
PLANTING AREAS PRIOR TO PLANTING.

1. EXISTING TREES TO BE PRESERVED WILL BE PROTECTED DURING
CONSTRUCTION AND SHALL BE THE RESPONSIBILITY OF THE SITE
CONTRACTOR.

8. THE LANDSCAPE CONTRACTOR 1S ADVISED OF THE PRESENCE OF THE
UNDERGROUND UTILITIES AND SHALL VERIFY THE EXISTENCE AND LOCATION OF
SAME BEFORE COMMENCING AND DIGGING OPERATIONS, THE LANDSCAPE
CONTRACTOR SHALL REPLACE OR REPAIR UTILITIES, PAVING, WALKS, CURBING,
ETC. DAMAGED IN PERFORMANCE OF THIS JOB AT NO ADDITIONAL COST TO THE
OUNER

2. ALL PLANTING BEDS AND SPECIMEN TREES SHALL BE MULCHED WITH 3"
CLEAN SHREDDED BARK COLOR : BROUN BARK MULCH.

1©. THE SITE CONTRACTOR SHALL PROVIDE STRUCTURAL SOIL MIX FOR STREET
TREES AND ADJACENT AREA (3' BEHIND CURB).

1. ANY DEVIATION FROM THE LANDSCAPE PLAN, INCLUDING PLANT LOCATION,
SELECTION, SIZE, QUANTITY OR CONDITION SHALL BE REVIEWED AND APPROVED
BY THE OUNER AND LANDSCAPE ARCHITECT (AND MUNICIPAL AUTHORITY, IF
APPLICABLE) PRIOR TO INSTALLATION ON SITE.

12. WHERE INDICATED ON PLAN, PLANTING SOIL MIXTURE FOR PERENNIAL AND
ANNUAL FLOWER BED AREAS SHALL CONSIST OF FOUR PARTS TOPSOIL, TWO
PARTS SPHAGNUM PEAT MOSS, AND ONE PART HORTICULTURAL PERLITE BY
YOLUME. PEAT MOSS MAY BE SUBSTITUTED WITH WELL-ROTTED OR
DEHYDRATED MANURE OR COMPOST. ROTOTILL BEDS TO A DEPTH OF & INCHES.
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BOTANICAL NAME

COMMON NAME

SIZE
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BETULA PAPYRIFERA 'RENAISSANCE REFLECTION'
CLETHRA ANIFOLIA SIXTEEN CANDLES'
CIMIFUGA RAMOSA 'HILLSIDE BLACK BEAUTY '
COREOPSIS VERTICILLATA 'MOONBEAM'
ECHINACEA PURPUREA MAGNUS

FRAXINUS PENNSYLVANICA 'CIMZAM'
HYDRANGEA ARBORESCENS 'DARDOM'
HYDRANGEA MACROPHYLLA 'ENDLESS SUMMER'
HEMEROCALLIS 'HAPPY RETURNS'

HELIOPSIS '"TUSCAN SUN'

HOSTA PLANTAGINEA 'ROTAL STANDARD'
JUNIPERUS VIRGINIANA 'GREY OUL'
LUECANTHEMUM SUPERBUM 'FIONA COGHILL'
MATTEUCCIA STRUTHIOPTERUS

MISCANTHUS SINENSIS 'SARBANDE'
PENNISETUM ALOPECUROIDES 'HAMELN'
PICEA OMORIKA

ROSA 'HONETSWEET'

RUDBECKIA NITIDA 'HERBSTONNE'
RHODODENDRON MAXIMUM 'INDEPENDENCE'
SOPHORA JAPONICA 'PRINCETON UPRIGHT'
SYRINGA RETICULATA

ULMUS AMERICANA 'PRINCETON'

ZELKOVA SERRATA 'GREEN VASE'

RENAISSANCE REFLECTION WHITE BIRCH 8-10' CLUMP

SIXTEEN CANDLES CLETHRA
HILLSIDE BLACK BEAUTY BUGBANE
MOONBEAM TICKSEED

MAGNUS PURPLE CONEFLOWER

CIMMARON ASH

WHITE DOME HYDRANGEA
ENDLESS SUMMER HYDRANGEA
HAPPY RETURNS DAYLILLY
TUSCAN SUN FALSE SUNFLOWER
ROTAL STANDARD HOSTA

GREY OWL JUNIPER

FIONA COGHILL SHASTA DAIST

OSTRICH FERN

SARBANDE SILVER GRASS
HAMELIN FOUNTAIN GRASS

SERBIAN SPRUCE

HONEYSUWEET SHRUBROSE

EARLY BIRD GOLD

PINK ROSBAYT RHODODENDRON
PRINCETON UPRIGHT PAGODA TREE
JAPANESE LILAC TREE

PRINCETON AMERICAN ELM

GREEN VASE ZELKOVA

NO. 2 CONT.
NO. | CONT.
NO. | CONT.
NO. | CONT.
1V5-2" CAL.
18-24" HGT.
18-24" HGT.
NO. | CONT.
NO. | CONT.
NO. | CONT.
18-24" HGT.
NO. | CONT.
NO. | CONT.
NO. | CONT.
NO. | CONT.
&= HGT.
18-24" HGT.
NO. | CONT.
3-3%' HGT.
2-215" CAL.
&-10' HGT. CLUMP
2-215" CAL.
2-21n" CAL.

CONEFLOWER

ELEVATION DATUM

FOLLOWS:

NAYD 88 ELEV. + 277

ALL ELEVATIONS SHOUN HEREON ARE REFERENCED TO NAVD 88.
THE CONVERSION TO CITY OF PORTLAND YERTICAL DATUM IS AS
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NOTES:
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AS-BUILT NOTE:

THIS AS-BUILT PLAN HAS BEEN PREPARED BY SEBAGO
TECHNICS, INC. AS-BUILT REVISIONS SHOWN HEREON ARE
BASED SOLELY ON INFORMATION PROVIDED BY THE SITE
CONTRACTOR, R.J. GRONDIN AND SONS, TO SEBAGO TECHNICS,
INC. ON JULY 28, 2011. THE INFORMATION PROVIDED IS LIMITED
TO THE CURB RELOCATION ALONG FRANKLIN STREET
ARTERIAL AND UTILITY STRUCTURE INVERTS.

AS-BUILT SUBMISSION 08-24-11

EXISTING HAMPTON INN LANDSCAPE PLAN

SEE GRAPHIC SCALE ON DRAWING
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