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June 11, 2009

HAND DELIVERED

The Planning Authority

¢/o Barbara Barhydt

Development Review Services Manager
City of Portland

389 Congress Street

Portland, Maine 04101

Re: 141 Spring Street, Portland, Maine, 45-A-13
Dear Sirs and Madams:

Our office represents Patricia Lesneski, the Personal Representative of the estate of
Stephen Lesneski, pursuant to Cumberland County Probate Docket No. 2009-0082. Ms.
Lesneski is attempting to sell the premises at 141 Spring Street, and has run into an issue
regarding the potential application of the Section 14-483 of the Portland Land Use Ordinance
titled Preservation and Replacement of Housing Units.

The most recent records of Building Inspection, dating from about ten years ago, show that
this property was being used at that time as two apartments and siX rooming units. The brokers
feel that the best use of the property would be as a three or four unit apartment property. We are
applying for relief pursuant to 14-483(n)(6).

Our research has shown that the original use of this property wasa single family. The
Building Inspection records only go back to about the 1930’s at which point the property was
already being used as a lodging house. In order to go further back in time, 1 did some research at
the Portland Public Library and reviewed some of the old Portland Directories. I am enclosing
the street directory page from the Portland Directories for 1890, 1900, 1910, 1920 and 1930
which all show the property with a single occupant.

The Zoning Authority has historically relied upon the Portland Directory as an objective
and reliable source to determine the historic use of a property. Further, the Portland Directory
has been specifically cited by the City as a source of “legally competent evidence” to determine
the use of property pursuant {0 Portland Land Use Ordinance Section 14-391(%CE‘VED
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We respectfully submit to the Planning Authority that Section 14-483 of the City of
Portland Land Use Ordinance should not be applicable to the premises at 141 Spring Street in the
event that the owner of the premises decides 10 reduce the number of dwellings to three or four
apartment units. The exact configuration will depend upon the wishes of a prospective buyer.

Please let me know if you need further information in this regard.

My client does have a tentative sale pending and your prompt attention would be greatly

appreciated.
Yours i
/J/w ‘ B £
Thomas F. Jewell, Esq.}/
TFJ/maj
Enclosures

cc: Patricia Lesneski
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Portland Museum of Art
Proposed Parking lot and associated landscaping

Staff presentation: PB Workshop May 13,2008

Roslooues Ackp hooneads et addocied - <, g+ b ety @}QCQ*

1. The proposal includes a surface parking lot for 45 vehicles set back from Spring
Street about 65 feet. Associated landscaping along Spring Street has been
designed as gardens with a formal historic theme. A raingarden that doubles as a
water treatment bioretention cell is located at the northeast end of the site near
Oak Street.

2. The proposal is an interim use of the former YWCA site while the Museum
develops long term plans for the site as part of the overall Museum development.
The parking lot use is anticipated to be used only by Museum administration and
be in place for 15-20 years.

3. This is a conditional use within the B3 zone and is subject to particular
requirements in the B3 Zoning ordinance, the Site Plan standards and the B3
Downtown Urban Design Guidelines.

4. While broadly acceptable from an historic, landscape, engineering and traffic
review perspective, the scale of the site and its prominence along Spring Street
have raised some concerns and questions regarding the:

a. Low levels of lighting in some parts of the parking area and absence of
lighting in the gardens

b. Treatment of the retaining wall and chain link fencing along the rear of the
site and near oak Street (this is owned by the Museum)

c. Nature of public access and use of the garden areas and future
management
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From: Jean Fraser

To: Mohr, Stephen

Date: 5/6/2008 3:17:39 FPM

Subject: Re: FW: PMA Spring Street Project
Stephen,

Yes, 1 am working on the PR Memo now and will do a final review at the staff
meeting tomoOrrow morning- SO will look for your letter and 11x17 plan set
(needed for 1l0am please) .

I have Jjust received comments from the Traffic Engineering Reviewer and he has
asked for: "The applicant should provide a summary of existing parking
conditions (e.g. where existing employees park), and how those conditions will
change in the future." To be honest I am not quite sure what he means, but if
you can answer that it would be one issue out of the way.

The other issue that we will probably raise with the Board is the quality of
the rear wall treatment given the number of years that this is going to be
"exposed"- I am sure there are vertical metal railings (painted pblack) or
other designs that also meet code re safety over the retaining wall and so
there is a guestion re incorporating a more permanent/attractive fence
solution.

I will e-mail you & COpYy of the cover text of the PB Memo on Friday afternoon
and you may collect a paper Copy of the entire PB Memo on Monday morning.

Jean (Fraser)
Planner

874 8728

>>> "Stephen Mohr" <smohr@mohrseredin.com> 5/6/2008 2:47:09 PM >>>
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From: Jean Fraser

To: Mohr, Stephen

Date: 5/6/2008 3:17:39 PM

Subject: Re: FW: PMA Spring Street Project
Stephen,

Yes, I am working on the PB Memo now and will do a final review at the staff
meeting tomorrow morning- so will look for your letter and 11x17 plan set
(needed for 10am please) .

I have just received comments from the Traffic Engineering Reviewer and he has
asked for: "The applicant should provide a summary of existing parking

conditions (e.g. where existing employees park), and how those conditions will
change in the future." To be honest I am not quite sure what he means, but if

you can answer that it would be one issue out of the way.

The other issue that we will probably raise with the Board is the quality of
the rear wall treatment given the number of years that this is going to be
nexposed”"- I am sure there are vertical metal railings (painted black) or
other designs that also meet code re safety over the retaining wall and SO
there is a question re incorporating a more permanent/attractive fence
solution.

I will e-mail you a CcopY of the cover text of the PB Memo on Friday afternoon
and you may collect a paper CoOpy of the entire PB Memo on Monday morning.

Jean (Fraser)
Planner

874 8728

>>> "Stephen Mohr" <smohr@mohrseredin.com> 5/6/2008 2:47:09 PM >>>
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From: Deb Andrews (Cuc/cdm&af&wj U,X} ad of
To: Jean Fraser O Morvo e P Q)
Date: 5/8/2008 12:47:41 PM .
Subject: PMA Proposed Parking Lot and Garden
Jean:

At your request, | have reviewed the Portland Museum of Art's proposed parking/landscape treatment for
the lot adjacent to Clapp House on Spring Street. You asked that | review the proposal according to the
"congruity" standard included in the site plan ordinance, as the subject lot is located immediately adjacent
to an individually-designated jandmark structure and the eastern boundary of the West End Historic
District.

in my view, the proposed treatment meets the site plan ordinance's congruity standard. Although it is
hoped that the site will one day accommodate a new building within the Museum's expanded campus, the
proposed landscape treatment effectively buffers the parking and the series of birch tree bosques
provides an interesting reference to the puilding footprints of houses that historically occupied the
frontage.

The one potential concern | have is that the proposal calls for retaining (and repairing where necessary)
the chain link fence on top of the concrete wall at the northern edge of the site. Particularly where the
proposed treatment may be in place for as many as 20 years, the chain link fence seems like an inferior
choice of fencing material. Ata minimum, | would encourage generous, fast-growing vine plantings at the
base which would hopefully obscure the fencing.

Deb Andrews
Historic Preservation Program Manager
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From: Deb Andrews

To: Jean Fraser

Date: 5/8/2008 12:47:41 PM
Subject: PMA Proposed Parking Lot and
Jean:

At your request, | have reviewed the Portland Mus
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Garden

eum of Art's proposed parking/landscape treatment for

the lot adjacent to Clapp House on Spring Street. You asked that | review the proposal according to the

ncongruity" standard included in the site plan ordin

ance, as the subject lot is located immediately adjacent

to an individually-designated landmark structure and the eastern boundary of the West End Historic

District.

In my view, the proposed treatment meets the site plan ordinance's congruity standard. Although it is
hoped that the site will one day accommodate a new building within the Museum's expanded campus, the
proposed landscape treatment effectively buffers the parking and the series of birch tree bosques
provides an interesting reference to the building footprints of houses that historically occupied the

frontage.

The one potential concern | have is that the proposal calls for retaining (and repairing where necessary)
the chain link fence on top of the concrete wall at the northern edge of the site. Particularly where the
proposed treatment may be in place for as many as 20 years, the chain link fence seems like an inferior

choice of fencing material. At a minimum, | would
base which would hopefully obscure the fencing.

Deb Andrews
Historic Preservation Program Manager

encourage generous, fast-growing vine plantings at the



Jean Fraser - PMA Spring StreetParking& Garden

W@\W&ﬁ Sh

From: Jeff Tarling R Mmoo,
To: Jean Fraser ‘ o )
Date: 5/9/2008 4:07:01 PM ( Cooeabop
Subject: PMA Spring Street Parking & Garden

Jean -

The proposed PMA Spring Street Parking & Garden landscape plan offers a unique approach to
combining parking and garden landscape design treatment for the Spring Street property. The focal point
of the project are three '‘bosque' or groupings containing 48 White Birch frees planted in a formal design in
three blocks of 16. Additional features include a rain garden area, groupings of evergreen trees,
hydrangea shrubs, and an assortment of vines. Overall the proposed landscape design and its unique
character will add interest to the area, especially in comparison to the more typical landscape treatment.
Recommendations would include the adding to the screening of the back walls. While the plan proposes
a wide variety of vine treatments the number or density of plants perhaps should be increased especially
behind the five parking spaces near the top of the landscape sheet L4. To the right and left of this area
trees help with the screening. Either a greater number of vines, espalier trees perhaps would help meet
the screening goals. | would be glad to meet with the project team to review recommendations.
Culturally, the White Birch groves will require special accommodations and extended care to be
successful. While the use of White Birch should be striking with the white stems, River Birch would be an
easier plant selection to grow.

Additional comments would include snow storage - where? and extending the use of curbing around the
entire parking lot to protect the lawn and landscape areas.

Overall - unique approach that should make this an area of horticultural & design interest that fits with the
PMA mission.

Jeff Tarling
City Arborist

CccC: Barbara Barhydt ; Tom Civiello
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From: Jeff Tarling P o,
To: Jean Fraser f o >
Date: 5/9/2008 4:07:01 PM ( Cocueatop
Subject: PMA Spring Street Parking & Garden

Jean -

The proposed PMA Spring Street Parking & Garden landscape plan offers a unique approach to
combining parking and garden landscape design treatment for the Spring Street property. The focal point
of the project are three 'bosque' or groupings containing 48 White Birch trees planted in a formal design in
three blocks of 16. Additional features include a rain garden area, groupings of evergreen trees,
hydrangea shrubs, and an assortment of vines. Overall the proposed landscape design and its unique
character will add interest to the area, especially in comparison to the more typical landscape treatment.
Recommendations would include the adding to the screening of the back walls. While the plan proposes
a wide variety of vine treatments the number or density of plants perhaps should be increased especially
behind the five parking spaces near the top of the landscape sheet L4. To the right and left of this area
trees help with the screening. Either a greater number of vines, espalier trees perhaps would help meet
the screening goals. | would be glad to meet with the project team to review recommendations.
Culturally, the White Birch groves will require special accommodations and extended care to be
successful. While the use of White Birch should be striking with the white stems, River Birch would be an
easier plant selection to grow.

Additional comments would include snow storage - where? and extending the use of curbing around the
entire parking lot to protect the lawn and landscape areas.

Overall - unique approach that should make this an area of horticultural & design interest that fits with the
PMA mission.

Jeff Tarling
City Arborist

CC: Barbara Barhydt ; Tom Civiello



Memorandum
Department of Planning and Development
Planning Division

To: Chair Tevanian and Members of the Portland Planning Board
From: Jean Fraser, Planner
Date: Prepared: May 9, 20008

Presented: May 13, 2008

Re: Proposed parking lot and gardens
Site of former YWCA, 87 Spring Street
Portland Museum of Art, Applicant
Site Plan and Conditional Use Review

Introduction

Mohr & Seredin, on behalf of the Portland Museum of Art, has requested conditional use and site
plan approval for a proposal to use an existing vacant site of 38,500 sq ft (.88 acre) as a surface
parking lot for 45 vehicles, with associated access, lighting and landscaping improvements. The
site is located at the corner of Spring Street and Oak Street and was formerly occupied by the

YWCA, which has now been demolished.

The proposed parking lot (and associated access) comprises 60% of the site and would be for the
use of Museum administration staff, volunteers and docents and not for the general public. The
proposed ]andscaping comprises 16,000 sq ft of gardens which would cover 40% of the site. The
gardens are intended as a “landscape statement identifying this parcel as part of the [Museum]
campus” (Attachment 1). The proposals include upgraded vehicle and pedestrian access from
Spring Street, new storm drainage, site lighting and planting.

The proposal is anticipated to be an interim use for 15-20 years while the Museum develops a
Jonger range plan for Museum use of this site (see Attachments 1 & 2). Staff suggests that the
Board review this proposal as if it were a permanent use and site plan development.

The property is zoned B-3 and this development will be reviewed for compliance with the B-3
Zone, Site Plan, and Conditional Use (14-218(3)) standards of the Land Use Code. This site is
adjacentto a Historic Landmark (Clapp House) but not within the Historic District.

0O:\PLAN\Dev Rev\spring street-87 (Ptld Museum of Art\Planning Board\PBMemo 05.13.2008 PMA.doc 1



Project Summary

Zoning: B-3

Land Area: 38,500 sq ft (0.88 acre)

Existing Parking Spaces: 24-26 spaces

Proposed Parking Spaces: 35 spaces plus 10 “tandem” spaces; total of 45 parking spaces
Area of site for gardens: 16,000 sq ft (.37 acre)

Project Site

The site is currently vacant and flat, following the recent demolition of the former YWCA that
covered most of the site (see Boundary Survey in Attachment 8b). It is bounded to the west by
the boundary of the Historic District and Clapp House, an Historic Landmark. Behind the site
towards Free Street, at a higher level, is a parking area for the Holiday Inn.

The museum has been using the existing graveled area for parking, with the numbers of vehicles
at or below the numbers using the site when the YWCA occupied the site. (See Attachment 7 for
additional photographs taken by staff).

Spring Street, oking west Srin Street, loking east
Along the back of the site there is an existing concrete retaining wall (on Museum property) with
chain link fencing above it, and 10 trees within the site in addition to one existing street tree (See

Land Title survey and Existing Conditions Plan L1.0 in Attachment 8).

Proposal

The proposed Layout is shown in Plan 1.2.0 (Attachment 8d) and includes the following:

o Paving and striping of a parking lot towards the rear of the site, with low level lighting
around the perimeter and new drainage

e Widening and repaving of the access drive, with brick pedestrian path alongside

o New bioretention cell/raingarden at east end of the parking lot (near Oak Street) as part of an
improved drainage and water treatment system

o Three landscaped terraces along Spring Street, with lawn areas and bosques of birch trees

O \PLAN\Dev Rev\spring street-87 (Ptld Museum of Art\Plznning Board\PBMemo 05.13.2008 PMA.doc 9l




e Three landscaped terraces along Spring Street, with lawn areas and bosques of birch trees
(with irrigation; existing trees to be removed including adjacent to Clapp House) (also see
Landscape Plan L4.0 and sketches in Attachments 7 & 8)

o Other tree and shrub planting to screen proposed parking (with irrigation)

e Repainting of concrete wall along the wall to rear, with trellis features and climbing plants
(repair and repainting of existing chain link on top of wall, plus new sections of chain link
where necessary to comply with code re safety) (See L5.2 in Attachment 8)

Key Site Plan Review Standards and Issues

Traffic/C irculation/Parking

The proposals retain the existing site access pattern, which comprise a single existing curb cut
from Spring Street near Clapp House. The existing driveway into the parking lot is proposed to
be widened from 16 feet to 20 feet. An existing 6 foot wide pedestrian path (subject to an
easement with Harper Hotels Inc for connection to between the Holiday Inn and parking on Free
Street) adjacent to the access drive is relocated to accommodate the widened drive and proposed
to be resurfaced in brick with new lighting alongside.

The parking lot to the rear of the site is designed for 35 regular spaces and 10 tandem spaces for a
total of 45 spaces. The previous use as a YWCA had 24-26 parking spaces on the site. A
summary traffic statement by William Bray PE has been submitted (Attachment 1). The parking
will be limited to vehicles directly involved in the administration of the Museum such as staff,
volunteers, docents and occasional specialists associated with specific Museum activities such as
setting up exhibits- this is described in more detail in the letters from Mohr & Seredin dated
4.23.2008 and 5.6.08 (Attachments 3 & 4).

Thomas Errico the City’s Traffic Engineering Reviewer, has confirmed that the proposed
driveway design and parking space layout is acceptable as based on the confirmation that it will
be used for long term duration vehicles (eg Museum employees) (Attachment 5¢). A condition
of any approval might include a restriction on the nature of the parking use and a requirement for
submission of a parking management plan for the lot.

Mir Errico requested further clarification as to where the employees currently park. The applicant
has responded in a letter from Mohr & Seredin dated 5 .6.08 (Attachment 4) that employees
currently park in non-metered street locations, metered parking on surrounding streets and daily
fee parking on Free/Spring Streets.

B-3 Site Plan Standard- Design Standards

The site plan ordinance includes standard 16, which addresses design standards for proposals
within the B-3 zone. The first section of this standard relates to the pedestrian environment and
sub-paragraph 4 addresses sidewalk areas and open space. This standard applies to the proposal
and is as follows:

O-\PLAN\Dev Rev\spring street-87 (Ptld Museum of Art\Planning Board\PBMemo 05.13.2008 PMA.doc 3



4. Sidewalk areas and open space: The design of publicly accessible sidewalk areas and
open space shall complement the general pattern of the downtown pedestrian
environment, conform with special City of Portland streetscape programs described
in the Technical and Design Standards and guidelines, and enhance the
attractiveness, comfort, security, and usability of the pedestrian environment. Factors
to be considered include the design, placement, character, durability, and quality of
the following:

a. Sidewalk, crosswalk, and street paving materials;

b. Landscaping, planters, irrigation, and tree guards and grates;

c. Lighting;

d. Pedestrian amenities such as benches and other seating, trash receptacles,
kiosks, bus shelters, artwork, directional and informational signage, fountains,
and other special features; and

e. Sidewalk vendors and sidewalk cafes.

The design features of the proposal are described below.

a.

Sidewalk

Public Works have outlined the scale of improvements required to the sidewalks and
sidewalk ramp at the corner of Oak Street and Spring Street (Attachment 5d). The
submitted proposals will require minor revisions to meet this requirement.

Landscaping

The landscape proposals are described in the Application (Attachment 1) and illustrated
on Plan L4.0 Landscape and Planting Plan (Attachment 8g). The proposals along Spring
Street comprise a visual landscape design that suggest the massing of the historic homes
removed from this site (prior to the YWCA); three flat terraces are separated by slopes
with birch planting in the terraced areas. These tree plantings are augmented by groups of
shrub planting and lawn; irrigation has been incorporated to assure survival of the
planting. The garden proposals do not include amenities that would encourage or support
public access such as stone dust paths, lighting, benches, artwork etc.

Based upon the landscape plan, it appears that all of the existing trees along the Spring
Street frontage, including a large conifer adjacent to Clapp House, will be removed.

At the east end of the proposed parking lot there is a bioretention cell that will operate as
a rain garden with herbaceous water plants.

Additional tree planting (mostly red maples) are proposed in groups of three at the throat
of the parking lot and in four places along the rear of the site in front of the concrete
retaining wall. The treatment of the concrete retaining wall is proposed to be painting
with anti-vandal paint and the creation of an “armature of plant growth on the entire wall”
(Attachment 4, second page). Staff has requested further information /graphic
clarification of the wall treatment at the Workshop and the Mohr & Seredin letter of
5.6.08 (Attachments 3 & 4) suggests that the proposals shown in L4.0 and L5.2
(Attachment 8¢ & 8i) may be revised.
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The staff had indicated to the landscape architects (Attachment 5f) that the quality of the
rear wall treatment is an issue given the number of years that this is going to be
"exposed"”. While the applicants agents have described the chain link fence as a “safety
barrier” in Attachment 2 (which is an important function given the height of the retaining
wall), staff consider a more permanent/ attractive fence solution should be pursued. (also
see comments under «Historic Congruity” below).

The City Arborist has reviewed the proposals but written comments were not received in
time to be included in this Memorandum; they will be available at the Planning Board
Workshop meeting.

c. Lighting

Attachment 1 includes a description of the proposed lighting and catalog cuts;

Attachments 8d & 8¢ provide details of the location of the lights and associated
illumination levels. Low level lights will be provided along the pedestrian walkway into
the site from Spring Street and it is proposed that there be “low level, soft, polite
illumination at the edges of the parking lot...BY design the illumination levels are likely
to be less that the city standards but as proposed are sufficient to provide safe, nighttime
use of this area” (Attachment 1). The photometric and illumination levels are further
described in Attachments 7 and 3 as staff had asked whether these Jevels would be
adequate at night given that there is no additional lighting within the surrounding garden
areas.

The City’s Technical and Design Standards set a minimum of .2 foot candles for areas
«intended to be lighted” and the Photometric Plan in Attachment 8¢ is below that level in
the vicinity of pedestrian cross walks, to the center rear of the parking lot nearest the
retaining wall and near the “rain garden” to the east of the parking lot. Staff recommends
that some low level lighting should be included within the gardens area, perhaps by the
use of bollards, illuminating the birch trees or other creative solution, which enhance the
attractiveness, comfort, security and usability of the area. Staffalso suggest that the
minimum level of .2 foot candles be achieved within the parking area, particularly in the
vicinity of crosswalks and pedestrian routes.

d. Pedestrian Amenities
The proposed gardens comprise about a third of the site and all of the Spring Street
frontage. The gardens are not designed as a public open space, thus no benches, lighting
of the gardens or other amenities are proposed. While it is not required that this open
space be designed as a public park like setting, the site is accessible and may be visited by
the public. Some lighting may be desirable for security and aesthetic purposes, and other
amenities might make the space more usable.

Historic Congruity

Site Plan Standard 15-526 (18) requires that “if any part of a proposed structure or object is
within one hundred (1 00) feet of any Jandmark...subject to the protection of article IX and not
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separated from such landmark or district by any public street, or any poriion of any such street,
such siructure or object shall be determined not to be incongruous o the architectural style or
character of those portions of such designated landmark or district as are currently visible to the
development when viewed from a sireet or public open space”. The proposals have therefore
been reviewed by the City’s Historic Preservation Program Manager (Deb Andrews) and have
been determined to meet this standard (Attachment 5g).

However, Ms Andrews has raised 2 potential concern regarding the choice of retaining/replacing
the chain link fence on the top of the retaining wall.

Engineering Issues

The most recent proposals (submitted 5.7.2008) appear to address the Engineering Review
comments of 4.24.2008 (Attachment 5b) although a formal review has not been completed. The
applicant was particularly advised of the comments regarding the bio-retention cell (See staff e-
mail of 5.1.2008 in Attachment 5¢) as the viability of the proposed herbaceous plantings may be
affected by the design of this water treatment system.

Conditional Use Review Tssues

Museums are a permitted institutional use under the B-3 Zoning Ordinance, but surface parking
lots are a conditional use in the B-3 7one and therefore must met the following standards as set
out under (14-218) (see relevant extracts below with staff comments):

() The following uses are permitted 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:

(5)  Surface parking provided that:

a/b.  In the case of lot undergoing minor/major site plan review, no new surface
parking spaces, parking aisles, or vehicle lanes shall be allowed within

thirty-five (35) feet of any sireel, except for driveway(s) located
perpendicular fo the street and providing access io the site;

c. No surface parking spaces shall be encumbered by lease or other use
commitment exceeding twenty-four (24) month term.

Staff comment: These standards have been met.
The proposals have been reviewed against 14-474 (Conditional Uses) and the applicant has

addressed the three standards of section 14-474 in their Conditional Use application “Statement of
Conformance with Conditional Use Criteria”(Attachment 1). Staff has the following comments:
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(2) Standards. Upon a showing that a proposed use is @ conditional use under this
article, a conditional use permit shall be granted unless the board determines that:

a. There are unique or distinctive characteristics or effects associated with the
proposed conditional use;

Staff comment: As outlined in the submitted note, the previous use of the site for the YWCA did
include parking for 24-26 spaces and the gardens are suggested as having a positive effect for the
public using Spring and Oak Streets and for adjacent properties.

b There will be an adverse impact upon the health, safety, or welfare of the public
or the surrounding area; and

Staff comment: Staff suggest that the combination of low lighting within the parking area and
absence of any lighting within the garden area could contribute to unsafe conditions for pedestrians
using the paths across the site (Spring Street to the upper level parking for the Hotel; pedestrians

coming from the Museum to the parking lot) and for pedestrians using Spring Street when it is
dark/at night.

c. Such impact differs substantially from the impact which would normally occur
from such a use in that zone.

Staff comment: The B3 Zone and B3 Urban Design Standards include statements regarding the
character of the B3 Zone, such as:

Downtown Portland is the center of the region’s business, governmental, cultural, and
residential communities. 1t is also a physical environment comprised of a variety of
individual buildings, streetscapes, parks, and districts in which people carry on with day-to-
day interactions. Asa physical environment, it should be designed to facilitate these uses in
a setting that has beauty, is comfortable and secure, which provides amenity and interest for
the pedestrian, and which celebrates the coming together of people in a concentrated
pedestrian world. (page 1 of the Urban Design Guidelines).

Staff appreciate there is 2 practical timetable for the Museum which means that this site is unlikely
to be developed for a permanent Museum facility for at least 15-20 years. The need for parking is
recognized and the proposals in terms of that use do not create an inconsistent impact.

(d) Conditions on conditional use permits. The board of appeals may impose such
reasonable conditions upon the premises benefited by a conditional use as may be
necessary to prevent or minimize adverse effects therefrom upon other property in
the neighborhood. Such conditions shall be expressly set forth in the resolution
aquthorizing the conditional use permit and in the permit. Violation of such conditions

shall be a violation of this article.
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Attachments

1.

A

Applicant’s application, including Mohr & Seredin written statement re conditional use and
Right, Title, Interest information, Stormwater analysis, Traffic Note & Lighting Catalog cuts
dated March 31, 2008
Mohr & Seredin letter of April 11,2008 regarding lighting, existing retaining wall and
short/long range plans for the site
Mohr & Seredin letter of April 23, 2008 regarding parking lot use, retaining wall treatment
and lighting
Mohr & Seredin leiter of May 6, 2008 regarding engineering details, current and proposed
staff parking, retaining wall treatment and omission of benches from the gardens
Staff Comments

a. Zoning comments dated April 11,2008

b. Engineering Review (Dan Goyette of Woodard & Curran) Memo of April 24,2008
Planning staff e-mail of May 1, 2008
Public Services Memo re sidewalk improvements of May 1, 2008
Traffic Engineering Reviewer (Tom Errico) comments e-mail of May 6, 2008
Planning staff e-mail of May 6, 2008
_ Historic Preservation Program Manager comments of May 8, 2008

h. City Arborist Comments (to be available at the Workshop)
Existing Condition Photo graph (staft)
Submitted Sketches (March 2008)

@ o P

_ Plan Set (final revisions as ceceived May 6, 2008 which address traffic and engineering

comments)

Cover Sheet

Land Title Survey

11.0 Existing Conditions

1.2.0 Layout, Materials and Lighting Plan

1.2.1 Lighting Photometric Plan

1.3.0 Grading, Drainage, Utilities and Erosion Control Plan
1.4.0 Landscape and Planting Plan

15.0 Site Details

L5.1 Site Details

1.5.2 Site Details (including for retaining wall treatment)
C-1 Drainage Improvements Plan

C-2 Existing and Proposed Conditions Maps

C-3 Drainage Improvements Details

C-4 Overall Neighborhood Drainage Plan

L S I

5 B

O:\PLAN\Dev Rev\spring street-87 (Ptld Museum of Art\Planning Board\PBMemo 05.13.2008 PMA.doc

=]



FTUAVOIT WL &

Attachment (

MOHR & SEREDIN

Landscape Architects, Inc.

March 31, 2008

Ms. Barbara Barhydt, Development Review Services Manager
City of Portland Planning Department

389 Congress St.

Portland, ME 04101

Re:  Portland Museum of Art, Spring Street Site Plan Submission
Tax Map 39B, Lot 15

Dear Barbara:

On behalf of the Portland Museum of Art (The Museum) we submit the attached site plan and Conditional
Use applications, plans, and documents in support of a request for Conditional Use Site Plan approval for
the property at 83 Spring Street recently purchased by The Museum. As you know from our meetings
and discussions, The Museum is proposing to utilize this property for parking to support the Museurn’s
mission, for outdoor gardens and to improve the appearance of the Museum’s facilities on Spring Street.

The Museum is putting forth this plan as an interim measure while it develops a long-range Master Plan
for the former YWCA property.

The 38,500 s.f. parcel is Jocated at the corner of Oak and Spring Streets and is within the B-3 Downtown
Business Zoning District. Parking is permitted within this zone as a Conditional Use and requires
Planning Board approval of a site plan developed in conformance with Portland’s Land Use Ordinance.
The proposal by The Museum is to create a paved parking area for 45 vehicles on the southwesterly
corner of the property and to regrade 16,000 s.f. of the lot to create three landscaped terraces paralleling
Spring Street. The site improvements will include new storm drainage, site lighting and planting.

Our office has developed this site plan in response to the specific program of The Museum, the historic
residential precedents on Spring Street, and the functional issues which exist at this parcel. The proposed
parking area includes 35 regular spaces and 10 tandem spaces for a total count of 45 vehicles. This lot
will be used primarily by Museum staff, volunteers, docents, and therefore the tandem parking can be
successfully used given The Museum’s control over, and management of, this lot. The three terraces
reflect the prior residential development on Spring Street that was removed to construct the YWCA and
the slopes between the terraces reinforce the location of the original house lots that existed on the west
side of Spring Street. The bosques of birch trees suggest the massing of the removed homes and are The
Musuem’s landscape statement identifying this parcel as a part of their campus.

The site plan has been developed to include stormwater management measures on the property to address
the quantity of runoff as well as water quality. When the YWCA was located on this parcel
approximately 90% of the property was impervious and 10% was green space. The design as proposed
includes approximately 40% green space and 60% impervious area. The redesign of the drainage system
on the property directs the runoff from the parking area into a bio-retention cell/rain garden. Thisisa
low-lying vegetated basin that s constructed with a soil underdrain that will result in runoff with a water
quality that meets the City standards. The rain garden will have both an underdrain and an emergency
overflow that will be connected to the separated storm drainage system in Spring Street. Runoff from the
lawn terraces wille controlled by small drain inlets and underdrains which will also be tied into the
separated storm drainage system. A stormwater management plan has been prepared by Steve Blais, PE,
of Land Consulting Engineers and is attached with this submission.

18 Pleasant Street, Poriland, Maine 04101
(207) 871-0003
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Site lighting will be provided via low-level lights on the pedestrian walloway that crosses the southern end
of the property and pole mounted lights on the western edge of the parking lot. The walkway lights are
proposed as 50-watt metal halide bollard lights. These will be placed parallel to the walkway, adjacent to
the parking area, o provide 2 lower-level, soft, polite illumination level at the edges of the parking lot
closest to pedestrian activity. The four pole mounted lights will be located at the western side of the
parking lot. These will be metal halide fixtures mounted at 2 15-foot height. Both fixture types are
simple, anodized black lights that comply with the City of Portland standards. By design the illumination
levels are likely to be less than the City standards but as proposed are sufficient to provide safe, nighttime
use of this area. An illumination diagram for the site has beeh included in this submission which shows

the footcandle levels within the property. A proposed photometrics plan will be submitted under separate
COVET.

We have reviewed the traffic and circulation issues for the project and consulted with William Bray, P.E.
regarding traffic issues. Prior to the demolition of the YWCA there were 24 to 26 parking spaces that
utilized the existing 16-foot wide driveway from Spring Street. The proposed plan expands the parking
spaces to 45, and we are proposing to widen the existing driveway to a 20-foot travel width. In doing so,
we will relocate the existing 4-foot wide sidewalk in order to accommodate the additional travel width of
the driveway. The use of the property by the YWCA produced a daily trip generation level that will not
be matched by the proposed use of the space for 20 additional vehicles for parking. Mr. Bray has
prepared a summary traffic statement that is attached with this submission.

The three bosques of birch trees are a significant element in the overall landscape design for this project.
Tn order to showcase these plantings we are proposing to remove all of the existing Norway Maples that
are on the property. The London Plane tree that is within the Spring Street right-of-way will be
preserved. The birches and the proposed shrub masses will meet the intent of the parking lot landscaping
guidelines set forth in the City’s Technical Supplement. To assure survival of the planting they will all be
irrigated as will the lawn areas on the terraces. The existing concrete wall will be treated with a paint that
assures graffiti removal, and will be planted with vines on wires as well as on metal trellises. Details for
the landscaping are included in this submission with a specific plant list for all proposed plantings.

The design for this property is based upon a simple terraced landform and the massing of the white birch
trees that screen the proposed parking on the site. Accordingly, site improvements will be keptto a
minimum to allow the strength of the planting and lawn terraces to be revealed. One sign will be located
at the driveway entrance stating that the parking is for the Portland Museum of Art staff and a Portland
Art Museum identification sign will be placed at the corner of Oak and Spring Streets. No other signs are
proposed for the parcel. Granite seating may be incorporated into the park design in a form consistent
with the seating found at The Museum entrance. The existing pre-cast concrete pedestrian walkway will
be reconstructed with a brick surface to provide color contrast as well as a historical reference with the
surface materials.

The property has an eight (8) foot wide easement held by Harper Hotels, Inc. for a pedestrian walkway
and utilities. This easement 18 used by the Holiday Inn to provide pedestrian connection to the Free Street
parking lot owned by Harper Hotels, Inc. No other easement are located on the parcel. The Museum is
cvaluating the issue of public access to the proposed landscaped areas and will discuss that issue with the
Planning Board at the April Workshop.

There are no trash cans, solid waste facilities or dumpsters proposed for the project. The Museum
handles these needs via their existing facilities so none are included on the site plan. The proposal does
not include any structures, so there will be no effluent placed into the City’s sanitary sewer system nogr



will there be a water demand of domestic use. The stormwater flows leaving the site will be substantially
reduced, and have the qualities improved. Based upon these two facts we believe that the public facilities

Y
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in Spring Street have the capacity to meet the needs of the proposed project.

The Museum plans to proceed with the work immediately upon receipt of the permit from the City. Work

will commence in June, and the planting and lawn will be installed by mid to late August, with a

completion date by mid-September, 2008. No other state or federal permits are required to perform the

work.

This submission includes the following:

Voo W BRI

11.
12.
13.

Site Plan Application and fee.

Completed Site Plan Checklist

Letter of Agency

Letter of Financial Capacity

Property deed as evidence of Right, Title and Interest
Stormwater Management Report by Steve Blais, PE
Written Erosion Control Plan.

Traffic statement by William Bray, P.E.

Lighting Specifications

Perspective Sketches

Conditional Use Application and fee.

Statement of Conformance with Conditional Use Criteria.
Plans

g1 -- Standard Boundary Survey

L1.0 -- Existing Conditions Plan

1.2.0 -- Layout, Materials and Lighting Plan

L3.0 -- Grading, Drainage, Erosion Control & Utilities Plan
14.0 -- Landscape and Planting Plan

L5.0 -- Site Details

L5.1 -- Site Details

L5.2 -- Site Detail

D1 -- Drainage Plan

D2 -- Drainage Details and Sections

Please call if you require any other information, or if you want to meet to review this submission.

Sincerely

TG fie

Stephen B. Mohr, ASLA

Cc: Mr. Dan O’Leary, PMA
Mr. Charlton Ames
Mr. Hans Underdahl



February 12,2008

Alexander Q. Jaegerman, Director
Planning and Development Department
City of Portland

389 Congress Street

Portland, ME 04101-3509

Dear Alexander:

(useum of Art
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Thank you for the opportunity to meet with you and Lee Urban yesterday and to review

the plans the Portland Museum of Art is developing for the property adjacent to the
Museum at 87 Spring Street.

As 1 explained in our meeting, we have completed the search process for an engineering
and landscaping consultant for this project and expect to proceed very soon with
preparation of a site plan for review.

As we pursue this process, We understand that the Museum should not employ the site for

new purposes, such as expanded or public parking, which would first require formal
review and approval by the city.

We therefore are making every effort to restrict vehicle access to the site and to insure
that our activity will conform to the same use established when the land was controlled
by the previous owner. The YWCA maintained parking places for approximately 25
vehicles at the rear of the property. We have taken steps to limit our use to the same level
and also to the same approximate location. We will also limit access to Museum staff,

trustees, and occasional contractors, and we will monitor the area so that unauthorized
use will not occur.

We look forward to making significant improvements to this property that will be

valuable to our institution and to the city of Portland, and we appreciate your efforts to
help us achieve a successful outcome.

Sincerely,

G

Daniel E. O’Leary
Director
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. 6
Conditional Use Application

Depattment of Planning and Development
Portland Planning Board

Applicant Information: 2.  Subject Property:
PORTLAND MUSEUN: 0F AT 27 SPrNG FTREET

M—#MM

Name Address

Address

ponTubw, W oxlol R ve it

MSe\4s

Phone Fax

Property Owner: \/Applicant Other 4. Current Zoning Designation(s):
SAME AS APPULCRAIT _B—% DowTous) PoUBIVESS

Name

Address

phonepax*

Right, Title, or Interest: Please identify the status of the applicant's right, title, or interest in the subject property:

THE MSE OWNS THE LT |W Peg SAWIPLE INFAUERT (DESO ATPoHER)

Provide documentary evidence, attached to this application, of applicant's right, title, ot interest in the subject
property. (For example, 2 deed, option ot contract to purchase or lease the subject property.)

Vicinity Map: Attach a map showing the subject parcel and abutting parcels, labeled as to ownership and/or current
use. (Applicant may utilize the City Zoning Map or Parcel Map as a source.)

g Proyker VAN ComiL SHEET (EREPT AtTPeE0)

Existing Use:

Describe the existing use of the subject propetty: i wWch SiY EX STING USE. \s 0Vg
SphCE v PARLANG AdH WL % )26 VBt

Type of Conditional Use Proposed:
SURPRUE PrUENE CILEHTEL TP 75 P P ST LIVES A%

Zor FARE IV 4—- 7218 (P) (5)




9. Sketch Plan: On a separate sheet please provide a sketch plan of the property, showing existing and
proposed impzovements, including such features as buildings, parking, driveways, walkways, landscape and property
boundasies. This may be a professionally drawn plan, or a cazefully drawn plan, to scale, by the applicant. (Scale to

suit, range from 1"=10' to 1"=100")  Sizz AgiieliwD PUAN S &

40.  Conditional Use Authorized by: Section 14- 215 (B) (3) Review Y PUNNIG BoPen
¥ Ve WS 07w

i1 Standards - Criteria for Conditional Use Appeal
i AP W TN RS PoNSE

Upon a showing thata proposed use is 2 conditional use under this article, a conditional use permit shall be granted
unless the Board determines that:

a. There are unique or distinctive characteristics or effects associated with the proposed conditional use;
b. There will be an adverse impact upon the health, safety, or welfare of the public or the surrounding arez;
c. Such impact differs substantially from the impact which would normally occur from such 2 use in that zone.

12. Application Fee: A fee for must be submitted by check payable to the City of Portland in accordance with Section
14-54 of the Municipal Code (see below). The applicant also agrees to pay all costs of publication (or advertising) of
the Workshop and Public Hearing notices as required for this application. Such amount will be billed to the applicant
following the appearance of the advertisement.

,,,,,,,, / Fee for Service Deposit ($200.00)
(Required for all applications in addition to the applicable application fee listed below)

__32__/*_ Conditional Use $100.00
Legal Advertisements percent of total bill
Notices .55 cents each

(wotkshop and public hearing)
NOTE: Legal notices placed in the newspaper for the public heasing meeting are required by State Statue

and local ordinance. The cost of any and all Newspaper sdvertisements, legal advertsements and Planning
Board notices will be billed directly to the applicant.

13. Signature: The above information is true and accurate to the best of my knowledge.

20 Mxcy O5 k@),-—-—-m

Date of Filing Signfture St Applicant

Further Information: Please contact the Planning Division for further information regarding the conditional use process.
Applicants are encouraged to make an appointment t0 discuss their conditional use before filing the application.

Applicants are encouraged to include a letter or narrative to accompany the conditional use application which can provide
additional background ot contextual information, and describe the proposed conditional use and reasons for the requestina
manner that best suits the situation.

Portland Planning Board, Portland, Maine- Effective: July 6, 1998

Department of Planning and Development ~ Pordland City Hall ~ 389 Congress Street ~ Portland, Maine 04101~ Fh (207)874-8720
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Statement of Conformance with Conditional Use Criteria

The Portland Museum of Art (PMA) is proposing to construct a parking lot and landscaped
terraces on the property that they recently acquired at 87 Spring Street. This 38,500 s.f. parcel
was formerly occupied by the YWCA structure; the buildings that occupied the parcel have
been removed and a site plan developed by PMA. for the reuse of the property. The proposed
plan includes a parking lot for 45 cars on the southwest corner of the lot and the development of
three landscape terraces adjacent to Spring Street.

The construction of surface parking lot in the B-3 Zoning District is permitted as a Conditional
Use under Section 14-218(b)(5) of the City of Portland Land Use Ordinance. This section states
that surface parking can be provided as long as it is reviewed as a Conditional Use by the
Planning Board; that there is no parking Jocated within 35 feet of any street and that no parking

space shall be encumbered by a lease or other use commitment exceeding a 24-month term.

Our response to the criteria for the Conditional Use are set forth below based upon the plan as
proposed by PMA. The ordinance states that a Conditional Use permit shall be granted unless
the Board determines that the following criteria apply to a property or project.

a. There are unique or distinctive characteristics or effects associated with the proposed
conditional use;
When the YWCA occupied this property there was parking for 24 to 26 vehicles and a
structure with a footprint of approximately 26,200 s.f. that housed residential uses, office
space and indoor recreational facilities. The proposed uses include parking for 45
vehicles, related site improvements, and landscaped open space. Reuse of the site for
parking will not create any unique or distinctive characteristics differing from those that
existed on the property when it was owned and used by the YWCA.

Some of the negative effects of the former use of the site will be offset by the proposed
uses through the inclusion of water quality and stormwater management measures and
the separation of sanitary and stormwater flows leaving the property. The proposal to
develop over 40% of the property as landscaped/garden area is a unique and distinctive
characteristic, but results in a positive effect for adjoining properties. The proposed
terracing and planting will enhance the historic qualities seen in the McLellan and Clapp
Houses and will provide an aesthetic benefit for the public on Spring and Oak Streets and

for the adjacent properties.

b. There will be an adverse impact upon the health, safety, or welfare of the public or the
surrounding area;
Reuse of this site for parking for 45 vehicles and the development of 16,000 s.f. of
landscaped open space will not result in any adverse impacts upon the adjoining lots,
surrounding area, Or upon the health, safety or welfare of the public. A traffic and
circulation assessment has been performed by William Bray which indicates the 20
vehicle increase in on-site parking from that formerly found on the property will not
create any traffic or safety hazards. The development has been designed to minimize the
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visibility of the parking area and to manage the runoff for stormwater quality and
quantity.

The redevelopment of the property for the proposed uses will remove all combined
sanitary sewer flows from the property and direct the runoff to the portion of the City
stormwater system that is a separated drainage system. There will be no shadowing of
neighboring properties, there will be no unusual noise or site lighting levels resulting
from the proposed project and the inclusion of green space will improve the appearance
of the property to the public that travel Spring Street.

Such impact differs substantially from the impact which would normally occur from such
a use in that zone.

The impacts that result from the use of this property for parking and green space do not
differ from uses that occur within the broader B-3 Downtown Zoning District. ~As noted
above this property had parking for 24 to 26 vehicles and therefore the small expansion
of the parking is substantially the same use as existed on the property prior to this
application. The inclusion of open space, planting, and the related site improvements are
all uses that occur throughout the downtown area and in large measure provide benefits

within this zone and do not negatively impact abutters, neighbors, the public or the larger
Portland community.



Development Review Application

Portland, Maine
Department of Planning and Development, Planning Division and Planning Board

Address of Proposed Development: &7 SPRL N& STRECT

Zone: Po-D DOVINTDUIN DUsSINESZ
Project Name: BoHLTLAMO MUSEUT OF ANT SPIING CAREET PRI NG M GATLNENS

Existing Building size: Ne BULLLIG s ft. Proposed Building Size: NO PUI LDINGS 54 ft.
B Tl Ui PrerASO

Existing Acreage of Site: sq. ft. Proposed Acreage of Site:  GAIMNE sq. ft.

WP, 1%
0. BVAC

Proposed Total Disturbed Area of the Site: =) \1@ sq. ft. *

* If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction General
Permit (MCGP) or Chapter 500, Stormwater Management Permit with the Maine Department of Environmental
Protection (DEP).

Tax Assessor’s Chart, Block & Lot: Property Owners Name/ Telephone #:

Mailing address:

Chart # PORTLANVD MUSEUW) CF AT 775 bl4e
20 B NN CoNG USSS . Cell Phone #:
Block # PoALANO ME 0410\ N/A
, cONTRET:
Lot # 1 MIR DaN o' Lm~(
Museut DIRETTH -
Consultant/Agent Name, Applicant’s Name/ Telephone #: a5 AS

Mailing Address, Telephone #, Fax # | Mailing Address:
and Cell Phone #:
MOET & SE RBON QrME &S SWINER-
LeDSCHPE PNCHITSHS, LIVE,
18 PLEASYMVT 9T PoyLTLAVD
o&lol  @#nl-on% (Pi)

ONNETL—
Cell Phone #: N /A'

Fee for Service Deposit (all applications) " ($200.00)

Proposed Development (check all that apply)

__ New Building Building Addition ___ Change of Use Residential ___ Office ___ Retail
___ Manufacturing Warehouse/Distribution Patking lot
___Subdivision ($500.00) + amount of lots_____ ($25.00 per lot) §
___ Site Location of Development ($3,000.00)
(except for residential projects which shall be $200.00 per lot )
___ Traffic Movement ($1,000.00) Storm water Quality ($250.00)
___ Section 14-403 Review ($400.00 + $25.00 per lot)
_)Zothet CQE!Q ‘ I wy! .L & ISE ~ Please see next page ~

(SEMHUIE A PRLOATIR SITATHE0)

+ major site plan fee if applicable

Department of Planning and Development ~ Portland City Hall ~ 389 Congress gt ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 -2~
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Major Development (mote than 10,000 sq. ft.)

___ Under 50,000 sq. ft. ($500.00)

50,000 - 100,000 sq. ft. (31,000.00)

___ Parking Lots over 100 spaces ($1,000.00)

100,000 - 200,000 sq. ft. ($2,000.00)

200,000 - 300,000 sq. ft. ($3,000.00)

_ Over 300,000 sq. ft. ($5,000.00)

_ After-the-fact Review ($1,000.00 + applicable application fee)

Minor Site Plan Review
1 Less than 10,000 sq. ft ($400.00)
__ After-the-fact Review ($1,000.00 + applicable application fee)

Plan Amendments
___ Planning Staff Review (§250.00)
___Planning Board Review ($500.00)

Billing Address: (name, address and contact information)

m{é:tg@ %if zg;z,%? W oiove BT-000%
rer Fax &1L l9
BLTLINGG  YME OFL| P

AN STEPHRN ML

2 TAHWA S b
i_, W) wLED) J

Submittals shall include seven (7) folded packets containing of the following materials:

Copy of the application.

Cover letter stating the nature of the project.

Written Submittal (Sec. 14-525 2. (©), including evidence of right, tifle and interest.

A standard boundary survey prepared by a registered land surveyor at a scale not less than one inch to 100 feet.
Plans and maps based upon the boundary survey and containing the information found in the attached sample plan
checklist.

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

In addition to the seven (7) sets of documents listed above, one (1) set of the site plans reduced to 11 x 17 must be

submitted.

M WU OR>

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

1 hereby certify that T am the Owner of record of the named propexty, Ot that the owner of record authorizes the proposed wotk
and that I have been authorized by the owner to make this application as his /her authorized agent. I agree to conform to all
applicable laws of this jurisdiction. In addition, if a permit for work described in this application is issued, I certify that the
Planning Authority and Code Enforcement’s authorized representative shall have the authority to enter all areas covered by this
permit at any ceasonable hout to enforce the provisions of the codes applicable to this permit.

This application ;s for site review only; a Performance Guarantee, Inspection Fee, Building Permit Application and
associated fees will be required prior to construction.

Date:

20 MACH "20%

Department of Planning and Development ~ Portland City Hall ~ 389 Congress St ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 -3-



Site Plan Checklist
Portland, Maine

Department of Planning and Development, Planning Division and Planning Board

PORLTLEO MUSEUM OF
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Project Name, Adds

The form is to be compl

Check Submitted
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Department of Planning and Development ~

Site Plan ltem
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(2)
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g
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ess of Project

eted by the Applicant of Designated Representative:

Required Information

Standard boundary survey (stamped by 2 registered surveyor, ata
scale of not less than 1 inch to 100 feet and including:
Name and address of applicant and name of proposed development
Scale and north points
Boundaries of the site
Total land area of site
Topography - existing and proposed (2 feet intervals or less)
Plans based on the boundary survey including:
Existing soil conditions

Location of water COULSES, wetlands, marshes, rock outcroppings and wooded areas

Location, ground floor area and grade elevations of building and other
structures existing and proposed, elevation drawings of exterior

facades, and materials to be used

Approx location of buildings or other structures on pascels abutting the site

&1 SpiLig ST,
Application Number

and 2 zoning summary of applicable dimensional standards (example page 9 of packet)

ocation of on-site waste receptacles
Public udlities :

Water and sewes mains

Culverts, drains, existing and proposed, showing size and directions of flows
Location and dimensions, and ownership of easements, public or private
rights-of-way, both existing and proposed

Location and dimensions of on-site pedestrian and vehicular access ways
Parking areas

Loading facilities

Design of ingress and egress of vehicles to and from the site onto public streets

Curb and sidewalks
Landscape plan showing:
Location of existing vegetation and proposed vegetation
Type of vegetation
Quantity of plantings
Size of proposed landscaping
Existing areas to be preserved
Preservation measures {0 be employed
Details of planting and preservation specifications
Location and dimensions of all fencing and screening
Location and intensity of outdoor lighting system

Location of fire hydrants, existing and proposed (refer to Fire Department checklist)

Written statements t0 include:
Description of proposed uses tO be Jocated on site
Quantity and type of residential, if any
Total land area of the site
Total floo area, total disturbed area and ground coverage of each proposed
Building and structure
General summary of existing and proposed easements or other burdens
Type, quantity and method of handling solid waste disposal
Apphcant‘s evaluation or evidence of availability of off-site public facilities,
including sewer, water and streets

Description of existing surface drainage and 2 proposed stormwater management

plan or description of measures to control surface runoff.

Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719

Section 14-525 (b,¢)

1

2
b
c
d
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c

d
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c3
c4
c5

c6
c6



v Covsi W\l (42) An estimate of the time period required for completion of the development 7
TN ARy (43) A list of all state and federal regulatory approvals to which the development may be 8
subject to. Include the status of any pending applications, anticipated timeframe for
o o obtaining such permits, or letters of non»jurisdicdon h8
WUl Preavn @ FEvidence of financial and technical capability to undertake and complete the
E?}’Vlg}e development including 2 letter from a responsible financial institution stating that it has
reviewed the planned development and would seriously consider financing it when
approved.
s My . . .
pepd SN (48) Evidence of applicant’s right title or inferest, including deeds, leases, purchase options or
other documentation.
N“/ “*é’ (49) A description of any unusual natural areas, wildlife and fisheries habitats, or archaeological
sites located on or near the site.
M‘TA% < Lﬂ%’\fﬂlﬁf 74 (50) A jpeg or pdf of the proposed site plan, if available.
(51) Final sets of the approved plans shall be submitted digitally to the Planning Division, on a

CD or DVD, in AutoCAD format (*,dwg), release AutoCAD 2005 or greater.

Note: Depending on the size and scope of the proposed development, the Planning Board or Planning Authority may request additional
information, including (but not limited to):

-f;'\? drainage patterﬁs and facilities INO  an environmental impact study
V,% erosion and sedimentation controls to be used during construction A  a sun shadow study
;\j- a parking and/or traffic study N 2 study of particulates and any other noxious
emissions N 2 noise study
je  awind impact analysis

Other comments:
T SuBmission) (I cluDES '
. ‘ SIre e
(osion 4 SenMEVTRna COMRA YU (5.BLPs, PE)
ThbpRIe STRTRAM (W ), P.8.)
oy sy (s.BUE, 06)

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



AR

Site Plan Checklist
Portland, Maine

Depatrtment of Planning and Development, Planning Division and Planning Board

Project Name, Address of Project Application Number

The form is to be completed by the Applicant or Designated Representative:

Check Submitted  Site Plan Item Required Information Section 14-525 (b,c)

v~ ot pTR §ﬂb\@ )
VN oVl SYWEET | )

Standard boundary survey (stamped by 2 registered surveyor, at 2 1
scale of not less than 1 inch to 100 feet and including:
Name and address of applicant and name of proposed development

VUNUTN SATeb® (8)

Existing soil conditions

a
v (3) Scale and north points b
v 4) Boundaries of the site ¢
v : . 5) Total land area of site d
Vo EST.Cad s ©6) Topography - existing and proposed (2 feet intervals or less) e
' 0 Plans based on the boundary survey including: 2

a
}_J’/'A ©) Location of water courses, wetlands, marshes, rock outcroppings and wooded areas b
(s P (10) Location, ground floor area and grade elevations of building and other c

structures existing and proposed, elevation drawings of exterior
facades, and materials to be used
Approx location of buildings or other structures on parcels abutting the site d

and a zoning summary of applicable dimensional standards (example page 9 of packet)
Location of on-site waste receptacles

oW G St (1)
N/A (12)

¢
VbR, aJp. YU (13) Public utilities .
v (14) Water and sewer mains ¢
v’ (15) Culverts, drains, existing and proposed, showing size and directions of flows e
W ON Bpx st (16) Location and dimensions, and ownership of easements, public or private f

SunS W rights-of-way, both existing and proposed

[Vl Qa7 Location and dimensions of on-site pedestrian and vehicular access ways g
V4 (18) Parking areas g
W X1 S PV (19) Loading facilities g
v (20) Design of ingress and egress of vehicles to and from the site onto public streets g
v 21) Curb and sidewalks g
v (22) Landscape plan showing: h
(4 (23) Location of existing vegetation and proposed vegetation h
74 (24) Type of vegetation h
A (25) Quantity of plantings h
1 / (26) Size of proposed landscaping h
v 27 Existing areas to be preserved h
V4 (28) Preservation measures to be employed h
% (29) Details of planting and preservation specifications h
(30) Location arid dimensions of all fencing and screening i
(Y (31) Location and intensity of outdoor lighting system j
m (32 Location of fire hydrants, existing and proposed (refer to Fire Department checklist) k
s (33) Written statements to include: c

“ (34) Description of proposed uses to be located on site d
E\;{;’é (35) Quantity and type of residential, if any d

(36) Total land area of the site 2

Y VIO e 37 Total floor area, total disturbed area and ground coverage of each proposed 2

WycroP Building and structure

v (38) General summary of existing and proposed easements o1 other burdens 3

7 (39) Type, quantity and method of handling solid waste disposal c4

P ATV (40) Applicant's evaluation or evidence of availability of off-site public facilities, c5

including sewer, watet and streets
v’ st ¥ AwRe  (41) Description of existing surface drainage and a proposed stormwater management c6
ﬂ}F'pm/O"— plan or description of measures to control surface runoff. c6

Department of Planning and Development ~

Portland City Hall ~ 389 Congress St, ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719
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V/ (42) An estimate of the time period required for completion of the development 7
v (43) A list of all state and federal regulatory approvals to which the development may be 8
subject to. Include the status of any pending applications, anticipated timeframe for
obtaining such permits, or letters of non-jurisdiction. h8
@7 Evidence of financial and technical capability to undertake and complete the

development including a letter from a responsible financial institution stating that it has
reviewed the planned development and would sesiously consider financing it when
approved.

v e %b}@mﬁﬂw (48) Evidence of applicant’s i

oht title or interest, including deeds, leases, purchase options or

other documentation.

N7/ 49) A description of any unusual natural areas, wildlife and fisheries habitats, or archaeological

sites located on or neas the site.

i/ 6N IS (50)

A jpeg or pdf of the proposed site plan, if available.
WY SUp s~

(61 Final sets of the approved plans shall be submitted digitally to the Planning Division, on 2
CD or DVD, in AutoCAD format (*,dwg), release AutoCAD 2005 or greater.

Note: Depending on the size and scope of the proposed development, the Planning Board or Planning Authority may request additional
information, including (but not limited to):

. drainage patterns and facilities . an environmental impact study

. erosion and sedimentation controls to be used during construction - asun shadow study

- aparking and/or traffic study
emissions

- awind impact analysis

. astady of particulates and any other noxious
- anoise study

Other comments:

= 11e ooy AMdgral infrolon s b sulpruifed Wk
Wil eah
~ S, Dieunse Shebem (Lo (v g 1)
— 5 Conhad Ao (M%)
~ Tt fowladir Stadvrt (wilien P, 96)

Department of Planning and Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or §74-8719 -8-
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‘Portland Museum of Art

March 25, 2008

To whom it may concern:

Mohr & Seredin, Landscape Architects, Inc. is authorized to act on behalf of the Portland
Museum of Art for the purposes of securing City of Portland permits for the PMA Spring
Street Site Improvements Project at 87 Spring Street.

Yours truly,

Hans Underdahl
President
Portland Museum of Art Board of Trustees

Seven Congress Square ® Portland, ME 04101 © PH: (207) 775-6148 & EAX: (207) 773-7324 ®© www.portlandmuseum.org
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March 25, 2008

To whom it may concer.

The cost to complete the PMA Spring Street Site Improvements Project is estimated not
to exceed $280,000. The Portland Museum of Art’s Board of Trustees, at their meeting
on March 19, 2008, voted to authorize sufficient funds be set aside to complete this
project as budgeted. This money will be available through existing funds.

Yours truly,
0 _
LD A PRI

Elena Murdock
Deputy Director for Finance and Operations

Seven Congress Square = Portland, ME 04101 ~ PH: (207) 775-6148 = FAX: (207) 773-7324 - www.portlandmuseum.org
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QUITCLAIM DEED

THE YOUNG WOMEN’S CHRISTIAN ASSOCIATION OF PORTLAND, MAINE, a
Maine nonprofit corporation, for consideration paid, GRANTS to the PORTLAND MUSEUM OF
ART, 2 Maine nonprofit corporation having a mailing address of Seven Congress Square, Portland,
Maine 04101, certain real estate located in Portland, Cumberland County, Maine, which is more
particularly described in Exhibit A attached hereto and made a part hereof.

Reference is hereby made to the following deeds: State of Maine to Young Women’s
Christian Association of Portland, Maine by quitclaim deed dated November 19, 1958 and recorded
in the Cumberland County Registry of Deeds in Book 2451, Page 19; and Porteous, Mitchell &
Braun Company to Young Women’s Christian Association of Portland, Maine by warranty deed
dated August 12, 1966 and recorded in the Cumberland County Registry of Deeds in Book 3303,
Page 47. Further reference is made to that certain “ALTA/ACSM LAND TITLE SURVEY at 87
Spring Street, Portland, Maine made for Maine State Housing Authority” dated December 1, 2006
and prepared by Owen Haskell, Inc.

IN WITNESS WHEREOF, this instrument is executed on behalf of The Young Women'’s
Christian Association of Portland, Maine this 10™ day of July, 2007 by Margaret F. Cleveland, its
President, thereunto duly authorized. ‘

SIGNED, SEALED AND DELIVERED
IN THE PRESENCE OF
THE YOUNG WOMEN'S CHRISTIAN

j\ (\ ASSOCIATION OF PORTLAND, MAINE

Witness \_\

STATE OF MAINE
County of Cumberland, SS. July 10, 2007

Then personally appeared the above-named Margaret F. Cleveland, President of The Young
Women’s Christian Association of Portland, Maine, and acknowledged the foregoing instrument to

be her free act and deed in said capacity and the free act and deed of The Young Women’s Christian
Association of Portland, Maine.

Before mg, S
Aotary Public/Ma ey-at W

Printed Name:

JOLEENH-RICE
NATARY PUBLIC, MAINE
e meaann Q0N EXPIRES MAY 3, 2012
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EXHIBIT A
87 Spring Street, Portland, Maine

A certain lot or parcel of land, with the buildings thereon, situated on the northerly side of
Spring Street and the westerly side of Oak Street in the City of Portland, County of Cumberland, and
State of Maine, bounded and described as follows:

Beginning at the aforementioned intersection of Spring and Oak Streets;

Thence S 61° 29° 20” W along said northerly side of Spring Street, 264.94 feet to land now
or formerly of the Portland Society of Art;

Thence, leaving said Spring Street, N 25° 44’ 40” W along said Portland Society of Art land
114.90 feet;

Thence N 24° 10° 40” W, continuing along said Portland Society of Art land 47.37 feet to
land now or formerly of Harper Hotels Inc.;

Thence, along said Harper Hotgls Inc. tlle'fol.lt):;fving courses and distances:
N 63°27° 20" E a distance of 72.75 feet;, . ... .

N 68°06° 18” E a distance of 127.15 feet;

S 27° 48’ 20” E a distance of 30.48 feet;

N 68° 56’ 12” B a distance of 71.57 feet to the westerly side of the aforementioned Oak
Street;

Thence S 21° 02’ 20" E along said Ozk Street 106.00 feet to the point of beginning and
containing 0.89 acres, more or less.

Together with the benefit of rights and easements granted to The Young Women’s Christian
Association of Portland, Maine by Portland Society of Art as set forth in an Indenture dated October
8, 1980 and recorded in the Cumberland County Registry of Deeds in Book 4689, Page 284, and
subject to the rights and easements granted to the Portland Society of Art in said instrument and the
terms and conditions contained therein, as affected by an Amendment to Indenture dated December
1, 1982 and recorded in said Registry of Deeds in Book 5089, Page 116.

Subject to an easement granted to Harper Hotels, Inc. by The Young Women’s Christian
Association of Portland, Maine as set forth in an Easement Deed dated September 30, 1992 and
recorded in the Cumberland County Registry of Deeds in Book 10376, Page 112.

Recsived
Recorded Resister of Deeds
Jul 10:2007 Dis19:15P
Cusberland County
Pamela E. Lovley
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_LAND CONSULTING ENGINEERS. PA

STORMWATER ANALYSIS
For
PORTLAND MUSEUM OF ART

SPRING STREET PARKING and GARDENS
March 25, 2008

INTRODUCTION

As requested by Mohr & Seredin Landscape Architects, we have prepared this
report to evaluate stormwater runoff from the interim Portland Museum of Art’s
Spring Street Parking and Gardens development, in Portland, Maine. This
stormwater analysis will be updated as the Museum develops a long term
Master Plan for the property.

The 0.89 + acre parcel is located on the northwest corner of Spring Street and Oak
Sreeet in Portland, Maine. There is approximately ten feet of elevation change
over the length of the 106 foot by 264 foot lot. This parcel will be referred to as
the “Site” for the remainder of this report.

in this analysis the existing condition refers to the Site conditions prior to
demolition of the Young Women's Christian Association (YWCA) Building. The
Portland Museumn of Art’s plans for the Site are to construct an interim parking
facility with 35 vehicles spaces and 10 tandem parking spaces separated from
Spring Street by a series of landscaped terraces.

The proposed development reduces (he amount of impervious areas on the Site
due to the introduction of the new landscaped arcas. The additional landscaped
areas will absorb more rainwater, thus reducing the Site’s stormwater impacts.
To further reduce stormwater Impacts, the Museum is proposing to construct an
interim bioretention cell to treat the runoff from the proposed parking area and a
portion of the driveway near the museum.

DATA COLLECTION AND ASSUMPTIONS

The following information sources were used to create a HydroCAD drainage
model of the Site:

«  CAD files from Mohr & Seredin.
¢ Field observations and data collected in the field by LCE.

457 BROADWAY » §O. PORTLAND., MAINE - 04106
PHONE' 207 .767-7300 E-MAIL: SBLAIS@LCEPA.COM
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March 25, 2008
PMA Stormwater Report
Page 2 of 4

HydroCAD is a Computer Aided Design program for modeling the hydrology
and hydraulics of stormwater sunoff. It is based largely on hydrology techniques
developed by the Soil Conservation Service (now the Natural Resources
Conservation Service), combined with other hydrology and hydraulics
calculations. For a given rainfall event, these techniques are used to generate
hydrographs throughout a watershed, This allows LCE to verify that a given
drainage system is adequate for the area under consideration, or to predict
where flooding or erosion problems are likely to occur.

Curve numbers (CNs) assigned to differing land cover and soil types were taken
from tables within the HydroCAD software, which are from the 5CS TR-55
manual, revised 1986, Because the Sites soils have been altered over the years,
we have assumed them to have a hydrologic soil classification (HSG) of C.

o4 hour rainfall depths were taken from the “City of Portland, Maine Technical
and Design Standards and Guidelines, Adopted September 1987, March 20007.
Times of concentrations were calculated with the HydroCAD software using the
TR-55 methodologies including sheet flow, shallow concentrated flow, and
circular channel flow.

Watershed subcatchments for the existing and proposed conditions are shown on
the enclosed Drawing C-2. Modeling assumptions made for each subcatchment
are summarized in the attached HydroCAD output.

EXISTING SITE CONDITIONS

The total impervious area for the Site’s existing conditions is approximately
39,358 square feet. This area includes the former YWCA building, driveway, and
parking area. The building had a flat roof, which we were told by YWCA staff
and a building contractor connected directly into the City’s stormwater system in
Spring Street via a closed conduit system.

The Site generally slopes towards the northeast and has an elevation change of
approximately 10 feet. Runoff from the Site flowed into the City of Portland’s
storm sewer system in Spring Street. There was no treatment that we are aware
of for the Site’s stormwater runoff other than a Casco Bay trap in the single
parking lot catch basin located on the Site.
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March 25, 2008
PMA Stormwater Report
Page 3 of 4

PROPOSED DEVELOPMENT CONDITIONS

The proposed project converts a portion of the existing building footprint into
landscaped area; it recontigures and expands, the existing parking, and it adds a
new stormwater collection and treatment system on the property.

The total impervious area in the proposed condition is 20,945 square feet, an
18,413 square foot decrease from existing conditions. Land cover changes
include converting impervious area to lawn/landscaped area as discussed above.

Positive drainage will be provided from the landscaped areas and new parking
lot by sheet flow/ vertical relief, and drainage inlets. The new parking area will
drain via overland flow to a bioretention cell at the southeast corner of the Site.
This BMP (best management practices) device will treat frequent “first flush”
stormwater flows. A catch basin in the bioretention cell will serve as an overflow
spillway for larger storms. This catch basin will be connected to the existing
separated stormwater system in Spring Street via a 12-inch pipe.

The landscaped area includes a series of three stepped terraces. These terraces
will be drained by smaller drain inlets which will be interconnected by 8" pipes
and released into the City stormwater system as shown on Drawing C-1.
Stormwater pipes and culverts are designed to pass the 25-year storm-event.

WATER QUANTITY

The interim development will have Jess runoff quantity than left the property in
the existing conditions without use of any detention in the proposed stormwater
management plan. This is due to the roughly 30% reduction in impervious area
proposed by the plan.

The bioretention cell will further decrease stormwater flows. The table below
compares the existing conditions to the interim developed condition’s peak flows
for the 2, 10, and 25-year storm ¢v ents.
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March 25, 2008
PMA Stormwater Report
FPage 4 of 4

Table Comparing Peak Flows
Portland Musewm of Art - Spring Sireet Gardens

March 25, 2008
Storm Event Existing Cs:mdit;ions 'I.n-terinj Cond.iti@ns
Peak Flow (cfs) Peak Flow (cfs)
2-Year 246 0.68
10-Year 4.61 3.50
25-Year 5.61 4.37
WATER QUALITY

In existing conditions, the Site had no water quality treatment devices other than
a casco bay trap in the parking lot catch basin. Reducing the Sites impervious
area reduces its stormwater quality impact.

The bioretention cell is designed using Maine Department of Environmental
Protection standards. 1t will treat 1.0 inch of water from impervious surfaces and
0.4 inches of water from landscaped areas. The attached calculations and
HydroCad data show the design of the bioretention cell.

All construction will be in accordance with the most current Maine Erosion and
Sedimentation Control Best Management Practices.

CONCLUSIONS

Due to the significant decreases in impervious area, the interim design described
in this report will have less stormwater impacts than the YWCA Site did. The
bioretention cell will provide additional stormwater mitigation.

This analysis will be revised when the Master Plan is completed. Stormwater

quality and quantity will be compared between developed conditions of the
Master Plan and existing conditions of the YWCA building Site.

Steve G. Blaig, PE
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PORTLAND MUSEUM OF ART
SPRING STREET GARDENS
Water Quality Computations

pMarch 21, 2008

Water Quality Treatment Table
- . . Treated co T
Treated hmummnmmum&\ﬁm«fw, Potal Treated | Required WQ ' Provided WQ |
.w.nnugammn Unit Impervious Area Area Arxea Volume Volume | Subcatchment
mwonmﬂmﬁegﬁ_ Cell 13,700 SF 9,937 SF 23,637 SE 1,473 CE 1,483 CF 1.25

Notes: 1. WQ Volume =
2. Req'd Filter Area = .

(1.0" x Treated Impervious Area)
5% of Treated lmpervious Area

+ (04" x Treated Landscaped Area)

+ 2% of Treated Landscaped/Lawn Area
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08109 Type Il 24-hr 2-Yr Rainfall=2.60"
Prepared by LAND CONSULTING ENGINEERS. PA Printed 3/22/2008
HydroCAD® 8.50 s/n 003530 © 2007 HydroCAD Software Solutions LLC

Stage-Area-Storage for Pond 1.2P: BIO. CELL

Elevation Surface Storage
(feet) (sg-ft) (cubic-feet)
93.50 550 0
93.55 565 28
93.60 580 56
93.65 595 86
93.70 610 116
93.75 625 147
93.80 640 178
93.85 655 211
93.90 670 244
93.95 685 278
94.00 700 313 -
94.05 720 348 SURFACE STORAGE © |, 213 CF
94 10 740 384
94.15 760 422 A
94.20 780 461 STVRIMGE 1N Solb FAEDIA | - ﬁ_
94 25 800 500 2 <, 2770
94 30 820 540 550 FTéxn 1.SFT » 207.
94.35 840 582
9440 860 625
94 45 880 568
94.50 900 713
94 55 920 758 kz i % CF
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EROSION AND SEDIMENTATION CONTROL PLAN

for

Portland Museum of Art
Spring Street Parking and Gardens

87 Spring Street
Portland, Maine

March 30, 2008

INTRODUCTION

The following plan for controlling sedimentation and erosion in this project is based on conservation
practices found in the Maine Erosion & Sediment Control BMPS Manual, Maine Department of
Environmental Protection (DEP), March 2003, or latest edition. The contractor who implements this
plan shall be familiar with this publication and adhere to it and the practices presented herein.

The project site is at the former YWCA property at the corner of Oak and Spring Streets in Portland,
Maine. The proposed site work consists of approximately 38,200 s.f. of regrading of the site to create a
parking lot for 45 vehicles and 16,000 s.f. of terraced landscape area.

The site is 38,737 s.f. in size and the work will involve the majority of the site, all of which is currently
disturbed gravel and loam surface. There are currently erosion issues in the parts of the lot not used for
parking which this project will address.

GENERAL EROSION AND SEDIMENTATION CONTROL PRACTICES
The following is a list of general erosion control practices that will be used to prevent erosion and
sedimentation before, during and after the construction of this project. In addition, special care shall be
used at all times to:

1) Limit disturbance and, hence, erosion;

2) Correct any erosion problems immediately;

3) Regularly monitor the implemented practices, especially after every rainfall;

4) Revegetate disturbed areas as soon as possible after construction;

5) Topsoil shall not be removed from the site.

Haybales and/or Silt Fence
As noted on the plans, haybales and/or silt fencing is to be installed at the toe of work area near Spring
and Oak Streets which are the limits of the property and soil disturbance.

Temporary Protection Measures for Drainage Structures
As shown on the plan the existing catchbasin will be covered with a solid grate to prevent runoff from
entering the system.

Construction Entrance

The existing driveway from Spring Street and the related on-site parking lot entrance will serve as the
construction entrance for construction equipment necessary for work of this project Wheeled or tracked
equipment will travel over a stone construction entrance in the parking lot prior to driving over the paved
drive leading to Spring Street.
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On Site Sediment Basin

The rain garden area will be excavaied at the start of the project so that it can serve as a temporary
sediment basin for the proposed construction activities.

CONSTRUCTION PHASE
The following general practices will be implemented to prevent erosion during construction on this

project:

Only those areas under active construction will be left in an untreated or unvegetated
condition. Once construction of an area is complete, final grading, loaming and seeding
shall occur immediately (refer to “Post Construction Revegetation” section). If final
grading, loaming and seeding cannot occur immediately, it shall be done prior to any
storm event and within 15 days of completing construction in the area. If final grading,
Joaming and seeding cannot occur within 15 days, or if the area is not under active
construction for a period longer than 15 days, see Ttem No. 5 below.

Prior to the start of construction in a specific area, silt fencing, haybales and/or erosion
control mix berms will be installed at the toe of slope and in areas as located on the plans
to protect against any construction related erosion.

Topsoil will not be removed from the site and will be stockpiled when necessary in areas
which have minimum potential for erosion and will be kept as far as possible from
existing drainage areas. All stockpiles expected to remain longer than 15 days shall be:

A. Treated with anchored mulch (within 5 days of the last deposit of stockpiled
soil).

B. Stockpiles expected to remain longer than 3 days shall be encircled with
haybales or silt fence at the toe of the pile.

All disturbed areas expected to remain longer than 15 days shall be:

A Treated with straw at a rate of 70-90 1bs. per 1000 square feet from 4/14 to 10/1,
or at a rate of 150-200 Ibs. per 1000 square feet from 10/1 to 4/15.

B. Seeded with conservation mix of perennial rye grass (1.0 1bs/1000 sq.ft.) and
mulched immediately. From 10/1 to 4/15, follow the seeding rates as outlined
below in sub-section 4.D. of the “Post Construction Revegetation” section.

C. Monitored every two weeks until seeding can occur and remulched as needed to
protect slopes.

All grading will be held to 2 maximum 3:1 slope where practical. Greater slopes may be
used where the banks are protected with soft armour matting, or riprap. All slopes will
be stabilized with permanent seeding immediately after final grading is complete. (Itis
understood that immediately means within 5 days of the completion of work. See Post-
Construction revegetation for seeding specification.)

Page 2
PMA Submission
March 30, 2008
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Construction traffic will be directed over the construction enirance into the site area.
Any areas subject t0 rutting will be stabilized immediately. The crushed stone
construction entrance shall be maintained by the addition of more crushed stone as
needed as the voids become filled. The entrance driveway and Spring Street shall be
swept daily should mud be left on these paved surfaces by construction activities.

POST CONSTRUCTION REVEGETATION
The following general practices will be implemented to prevent erosion as soon as an area is ready to
undergo final grading:

1.

A minimum of 6” of loam will be spread over disturbed areas and graded to 2 uniform
depth and natural appearance.

If final grading is accomplished during the normal growing season (4/15 to 10/1),
permanent seeding will be done as specified below. Prior to seeding, limestone shall be
applied at a rate of 100 1bs/1000 sq. ft. and 10:20:20 fertilizer at a rate of 18.4 1bs/1000
sq. ft. will be applied. Broadcast seeding at the following rates:

Lawns Swales
Hard Fescue 0.60 1bs/1000 sf Creeping Red Fescue 0.46 1bs/1000 sf

Creeping Red Fescue 0.46 1bs/1000 sf Red Top 0.05 1bs/1000 sf
Perennial Ryegrass ~ 0.11 1bs/1000 sf Tall Fescue 0.46 1bs/1000 sf

If permanent seeding areas that have received winter mulching, the top two inches of
winter mulching shall be removed.

An area shall be mulched immediately after it has been seeded. Mulching shall consist
of hay mulch, hydro-mulch or any suitable substitute deemed acceptable by the Design
Professional.

A. Hay mulch shall be applied at the rate of 2 tons per acre. Hay mulch shall be
secured by one of the following:

1. Drive over with tracked construction equipment on grades of 5% and
less.

2. Blanket with tacked photodegradable/biodegradable netting on grades
greater than 5%.

B. Hydro-mulch shall consist of a mixture of binder, wood fibre or paper fibre and
water which is sprayed over 2 seeded area. Hydro-mulch shall not be used
between 10/1 and 4/15.

Construction shall be planned to climinate the need for seeding between October 1st and

April 15® Should seeding be necessary between these dates, the following procedure
shall be followed:

A. Only unfrozen loam shall be used.

B. Loaming, seeding and mulching will not be done over snow or ice cover. If
snow exists, it must be removed prior to placement of seed.

C. Where permanent seeding is necessary, Annual Winter Rye (1.2 1bs/1000 s.f.)
shall be sown instead of the previously noted seeding rate.

Page3
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D. Where temporary seeding is required, Annual Winter Rye (2.5 1bs/1000 s.£.)
shall be sown instead of the previously noted seeding rate.

E. Fertilizing, seeding and mulching shall be done on loam the day the loam is
spread.

F. Hay mulch shall be secured with photodegra,dable/biodegradable netting.
Tracking by machinery alone will not suffice. Winter mulching rates, as
specified above in subsection 5.A. of the “Construction Phase” section, should
be applied during this period.

5. Following final seeding, the site will be inspected every 30 days until 80% cover has
been established. Reseeding will be carried out by the contractor within 10 days of
notification by the Design Professional that the existing catch is inadequate.

MONITORING SCHEDULE

The contractor shall be responsible for installing, monitoring, maintaining, repairing, replacing
and removing all of the erosion and sedimentation controls or appointing a qualified
subcontractor to do so.

Maintenance measures will be applied as needed during the entire construction cycle.
Immediately following any significant rainfall, and at least orice a week, a visual inspection will
be made of all erosion and sedimentation controls as follows:

1. Haybale barriers and silt fence shall be inspected and repaired. Sediment trapped behind
these barriers shall be excavated when it reaches a depth of 6” and redistributed to areas
undergoing final grading. Should the haybale barriers prove to be ineffective, the
contractor shall install silt fence behind the haybales.

2. Construction entrance (crushed stone per details) shall be visually inspected daily.
Spring Street and the access drive shall be swept should mud or debris be
deposited/tracked onto them.

EROSION CONTROL REMOVAL

An area is considered stable if it is paved or if 80% growth of planted seeds are established. Once an
area is considered stable, the erosion control measures can be removed as follows:

1. Haybales and Silt Fence

The haybales and silt fence shall be disposed of legally and properly off-site. All
sediment trapped behind these controls shall be distributed to an area undergoing final
grading or removed and relocated off-site.

The above erosion controls must be removed within 30 days of final stabilization of the site.

Conformance with this plan, and following these practices, will result in a project that complies with the
State Regulations, and will protect water quality in areas downstream from the project.

Mohr & Seredin Landscape Architects, Inc.
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Wliam. 5 Poray, P,
235 Bancroft Street
Portland, Maine 04102
Phone (207) 774-3603
trafficsolutions@maine.rr.cont

March 27, 2008

Stephen B. Mohr, ASLA

Mohr & Seredin, Landscape Architects, Inc.
18 Pleasant Street

Portland, Maine 04101

RE: Portland Museum of Art — Parking Lot Access
Dear Steve:

It is my understanding that the Portland Museum of Art is proposing to develop a 42 to
45-space surface parking lot in the general area of the recently removed YWCA building.
Access to the facility will be provided across an existing 16-foot wide driveway that intersects
Spring Street directly opposite the Holiday Inn parking garage entrance. Your March 11" note
asks that T address the following two project design issues:

» Is the existing 16-foot wide access drive adequate for safe ingress/egress to the
parking lot?

$  Are there other traffic safety issues that need to be addressed with development of the
proposed parking lot?

The American Association of State Highway and Transportation Officials (AASHTO)
handbook, which presents national standards for the design and construction of highways and
streets, has been adopted by the Maine Department of Transportation to provide uniform design
practices within the State of Maine. The most recent 2004 edition of the AASHTO manual
establishes the design width of a passenger vehicle at 7°0”. In my opinion, based upon this
design dimension, two passenger vehicles, one entering and a second departing, the proposed
parking lot would have considerable difficulty passing each other safely with an overall
driveway dimension of 16-feet. It is suggested that the driveway be widened to a minimum
width of 20-feet, which provides a reasonable dimension for both vehicles to safely pass each
other.

Vehicle sightlines were examined at the existing driveway intersection with Spring Street
to determine if vehicles Jeaving the parking lot are visible to approaching vehicles traveling west
on Spring Street. A clear line of sight in excess of 700-feet is attainable “looking” to the center

of the approaching travel lanes on Spring Street, which is adequate for approach speeds of
25mph. Based upon the existing conditions plan that you provided for my review, the existing
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driveway apron is flared to 29-feet at the guiter line of Spring Street, which in my opinion should
be more than adequate width to minimize possible encroachment problems of vehicles entering
and departing the proposed parking lot.

' Tn summary, it would be my professional opinion that the proposed parking lot project,
with acceptance of the increased driveway width of 20-feet, will have no measurable impact on
traffic safety on Spring Street.

Please contact me at 400-6890 with questions or clarification of the information
presented above.
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= Extruded aluminum square or round housing, with tamper resistant hardware.
Flat top, or optional dome top for round MO2. Single screw access for top
relamping.

Thread-on glass diffuser and matte black polycarbonate louvers enclose lamp.
Medium porcelain socket, pulse rated, with spring-loaded, nickel-plated
center contact and reinforced lamp grip screw shell.

Concealed, galvanized steel anchor base. Four 2% x 10" anchor bolts, on
4" diameter bolt circle.

HPF ballast, starting rated at -20°F (-40°F for HPS). Metal Halide is CWA or
Super CWA type. HPS is CWA, HR, or Reactor type.

Durable Lektrocote® TGIC thermoset polyester powder coat paint finish
assures long life and maintenance-free service.

UL1588 listed and CSA certified for outdoor use in wet locations.
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Series Wattage/Source Color
MO1 Modesto Square Metal Halide DB Dark Bronze
M0o2 Modesto Round H17 175W (ED-17) BL Black
Pulse Start Metal Halide WH White
P50 50W (ED-17) GR Gray
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T 12012771347V CSA! F4 Fusing - 277V
F6 Fusing - 347V
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L Lamp

1 Factory wired for highest voltage unless
specified.

120V only.

70 watt system or higher only.
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M()HR&SEREDIN

Landscape Architects, Inc.

April 11,2008

Ms. Barbara Barhydt, Development Review Services Manager
City of Portland Planning Department

389 Congress St.

Portland, ME 04101

Re:  Supplemental Submission Information
Portland Museum of Art, Spring Street Site Plan Submission
Tax Map 39B, Lot 15

Dear Barbara:

Thank you for the call yesterday alerting me to the change in schedule for the workshop for the Museum’s
Spring Street Parking and Garden project. We have informed the client of the change in the workshop
date to May 13,2008, and as discussed with you will continue to follow-up with City staff to resolve any
issues that may arise as you continue your review of this application. Per our conversation, I submit the
following supplemental information on behalf of the Museum in support of the pending request for
Conditional Use and Minor Site Plan approval.

1. Photometrics:
We have completed the revisions to the site lighting plan (Sheet 1.2.1) and have had the
attached photometric chart prepared for the site. As you can see Wt have maintained an
average of one foot candle within the parking lot and are in conformance with the minimum
to maximum requirement of the Technical Supplement. The height of the lights on this plan
have been reduced to 15 feet and the wattage of each fixture reduced to 100, which we find to
be a better solution than the one previously outlined in our submission of March 30, 2008.

2. Railing at the Existing Retaining Wall:

The existing retaining wall that separates the Museum property from the Harper Hotel has the

proper safety barrier between the upper and lower lots. In two areas the existing fence is
attached to the top of the wall and in the middle section chain link fencing has been placed
against the wall at the upper level to create the appropriate barrier. We enclose a revised plan
(L2.0) and section (L5.2) which indicates that the Museum proposes to repair and paint the
two sections of chain-link fence that comply with code and to install new, lower chain-link
fence in the middle section of the retaining wall so that the existing larger panels can be
removed. We have confirmed that the wall is on the Museum’s property and that they have
the necessary rights 10 make the improvements discussed above.

3. Short and Long-Range Plans for the Site:
As discussed with the City staff in March, the Museum has developed the current plan as a
short-range, interim plan that will provide the Museum with some use of the property while
they develop a long-range plan for this parcel. The Board of Trustees recognized the
importance of securing the property when the YWCA was closed, and acted to secure the
property to help meet the long-term mission of the Portland Museum of Art. The Museum
believes that it will take 20 to 25 years {0 properly develop a long-range plan for the property,

18 Pleasant Street, Portland, Maine 01101
(207) 871-0003
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implement a capital program/campaign and start the construction related to the long-range
plan for the property. Accordingly, the interim use of this parcel for parking and gardens is
viewed by the Museum as a 15 to 20 year commitment. The design of the project has been
based upon this time frame and is reflected in the selection of plant materials, the utility
design and the other site improvements proposed for the property.

Please review this supplemental information and the enclosed plans and call if you have any questions.
We can meet with you and/or Ms. Frasier if you want to review any of the submission material in greater
detail.

Sincerely,

y/m ﬂ;‘éfﬁé

Stephen B. Mohy, ASLA

Cc: Mtr. Dan O’Leary, PMA
Mr. Thomas Denenberg, PMA
Mr. Charlton Ames
Mr. Hans Underdahl



April 23, 2008

Ms. Jean Fraser, Planner
City of Portland

389 Congress St.
Portland, ME 04101-3503

Re: Portland Museum of Art Site Plan Submission Response to Staff Questions
Spring Street Parking and Gardens

Dear Ms. Fraser:

Thank you for the telephone message on Friday regarding staff issues that have been raised for
the Musenm’s proposed project on Spring Street. I offer the information below in response to
your questions, and each item as a separate issue;

1. Use of the Parking Lot by the PMA .
As indicated in our submission dated March 31, 2008, the 45 car parking lot is being
constructed to serve the Museum’s administration, staff and volunteers. Based on
input from the Museum we know that the Museum administration, staff, volunteers
and docents will be using this parking area on a daily basis, and therefore the 20 foot
wide travel lane and tandem parking can be successfully managed. There will be
other occasions when the Museum Trustees, visiting artists, special exhibit curators,
exhibit installers, contractors or contracted work forces for the Museum may use this
parking lot for specific short-term needs. The Museum is not constructing this
parking lot for use by the general public. Itrust this detailed response will address
the staff concerns regarding the travel lane width and use of the tandem parking
spaces. '

2. Trellis and Wall Fence Details:
Our initial submission I indicated that the existing concrete wall would have trellises
attached to it at 10° intervals on part of the wall. On top of the wall sections of the
existing chain-link fence will be preserved, but new 22" high chain-link fence will be
installed where a temporary chain- link barrier has been placed. In the supplemental
submission made to the department on April 11, 2008 we included a section of the

~ wall showing these improvements on drawing L5.2. At the time of the workshop we

will provide additional graphics that further define the design of both the trellis and
the new fence.

3. Proposed Site Lighting:
‘The photometric plan that was prepared and submitted on April 11, 2008 for the
lighting for the project provides safe and sufficient light levels for the use of the
parking based upon our discussions with the Museum, our experience, and generally
accepted lighting standards for parking lots. As can be seen in the summary chart on
drawing L2.1 there is an average level of 1.02 footcandles in the parking lot and the

18 Pleasant Street, Portland, Maine 04101
{207) 871-0003
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minimurn to maxiravm light range falls within the range of 0 fo t0 6.9 fc. There are
thres locations within the parking lot where the illumination level is considered low at
2 level of 0.1 fo. Tt is our opinion that these isolated areas of lower light levels will in
fact be sufficiently illuminated due to the lighting sources adjacent to this property,
including illumination from the Holiday Inn on Spring Street. It is our intent to
request a waiver from the Planning Board for any areas of nonconformity with the
City’s Technical Standards because the Museum does not want {o create excessive
light levels in this part of their property.

Cc: Hans Underdahl
Charlton Ames
Dan O’Leary
Tom Denenbetg
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May 6, 2008

Ms. Jean Fraser, Planner
City of Portland

389 Congress St.
Portland, ME 04101-3503

Re:  Portland Museum of Art -- Spring Street Parking and Garden
Staff Review Comments

Dear Ms. Fraser:

Thank you for your April 30 and May 6, 2008, emails outlining the Planning Department’s preliminary
review comments regarding the Portland Museum of Art’s Spring Street Parking and Garden project. We
have reviewed your comments as well as Woodard & Curran’s April 24, 2008, memorandum. Based
upon our review of these documents we offer the following responses, which appear in the order of the
April 24 memorandum, and are then are followed by responses to the most recent email from you.

1. Survey Data: The topographic survey uses NGVD 1929 and the project is tied into the
Maine State Plane Coordinate system. Our surveyor will add appropriate notes to the
topographic survey, which will be re-submitted once it is revised.

2. Sidewalk: Sheet L2.0 has been revised indicating the contractor shall repair the damaged
area of the concrete sidewalk at the corner of Spring Street and Oak Street.

3. Sewer Main: Sheet L3.0 has been revised stating Contractor shall provide evidence that
the sewer has been capped at the sewer main.

4. Stormwater Connection: Sheet 13.0 has been revised showing the proposed 12-inch
stormwater drain connecting to the existing Oak Street stormwater manhole.

5. Stormwater Pipe: Sheet 13.0 has been revised showing all stormwater drains located
with the City Right-of-Way as reinforced concrete pipe (RCP.)

6. Water Capacity Letter: The removal of the YWCA building and the departure of the
School of Art from the Clapp House have reduced the water demand at this location by
approximately 2,800 to 4,200 gallons (the range is a function of season and occupancy at
the buildings) per day. The proposed irrigation system will use roughly 300 gallons a
day during the summer months. We do not forsee any issues with this flow demand
being met by the PWD, but have submitted a Capacity Request Letter to the Portland
Water District, dated May 5, 2008.

7. Pipe Bedding Detail: Detail 8 on Sheet L5.0 has been revised to shown crushed stone on
top and bottom of pipe.
8. Catch Basin Detail: Detail 2 on Sheet C-3 has been revised to show a Casco trap.

18 Pleasant Street, Portland, Maine 04101
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0. Soil Filter Bed Detail: Detail 4 on Sheet C-3 has been revised to show an 18 inch depth
for the soil filter bed.
10. Soil Filter Bed Plantings: Based upon our experiences with biorentention cells, the

proposed perennial plants were selected based upon their capacity to withstand both
standing water/inundation conditions as well 2s dry/arid conditions. We will provide
additional documentation regarding these issues if the Board deems it necessary.

With respect to the issues raised in your email of today we offer the following responses to the issue of
the parking use by staff and the treatment of the concrete wall.

Emplovee Parking; The 24 to 26 parking spaces that existed at the former YWCA and Museum/Clapp
properties included 4 spaces used by the Museum. As agreed with the City staff when the YWCA
structure was removed, the area previously used for parking by the YWCA and Clapp House would be
utilized for parking by the Museum staff while the plans were being developed for this project. The
Museum staff that are currently parking in the temporary lot had previously either parked in all-day, non-
metered on-street parking spaces (e.g. upper Pleasant St. or lower Oak St.) or in nearby parking garages.

The proposed 45 space parking lot, 10 spaces of which are tandem, will be used by staff for parking
creating 41 spaces more than the Museum had at this location. Based on the current parking plan 30 to 35
of the spaces will be dedicated to staff (including the tandem spots), 2 are handicapped spaces, 1 is for
delivery vans/museum contractors and the balance of the parking spaces will be reserved for docents,
volunteers for specific shows, exhibit installation, curators and exhibit personnel or other Museum staff or
Trustees who require shot-term parking near the building. The staff that will now be parking in the
proposed lot formerly parked in the non-metered locations, in metered parking on Free, Oak, Spring and

Congress Streets, or they utilized surface or garage parking on Free and Spring Streets and paid a daily
fee.

Wall Treatment; We are working on a revised plan for the treatment of the rear wall and fence which will
create an armature of plant growth on the entire wall, extending up to and including the fence atop the
wall. The small metal panels previously proposed for the wall in selected locations have been replaced
with curved wire strands held off the wall 4 to 6 inches by metal stanchions to create a rigid trellis on the
face of the wall. The trellis will be planted with the twining and clinging vine species previously set forth
in our submission. We are studying the feasibility of extending the trellis up to the height of the fence so

that the entire wall will become a green surface with wisteria, clematis, Virginia creeper, honeysuckle and
Kiwi.

We have removed the benches from the plans, but the balance of the project remains as previously
submitted. Please call if you have question as you finalize the memo to the Planning Board.

Cce: Hans Underdahl
Charlton Ames
Dan O’Leary
Tom Denenberg
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MEMORANDUM

To: FILE

From: Marge Schmuckal Dept: Zoning
Subject: Application ID: 2008-0038

Date:  4/11/2008

This property is located within the B-3 Business Zone. Parking lots are required to be approved by the Planning
Board under a conditional use appeal. Parking lots in the B-3 zone require parking to be setback a minimum of
35 feet from any street line. This submittal shows 65 feet and 70.5 feet setbacks. Bicycle racks are shown on
the plans as encouraged.

A separate application and review is required for any new signage. The B-3 Zone restricts freestanding signs on
the peninsula. Section 14- 434 restricts signage heights within areas situated on the corner of two streets.

Alll other zoning requirements related to this parking lot are being met.

Marge Schmuckal
Zoning Administrator
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www.woodardcurran.com F 207.774.6635
MEMORANDUM
T0: Jean Fraser
FROM: Dan Goyelte, PE and Lauren Swett, EIT
DATE: April 24, 2008
RE: Portland Museum of Art, Spring Street Site Plan

Woodard & Curran has reviewed the site plan application for the Portland Museum of Art Spring Street
parking lot. The Museum has purchased the former YWCA property located at the corner of Spring Street
and Walnut Street, and is proposing to construct a 45-vehicle parking lot for museum employees. The
project will include extensive landscaping and the construction of a bioretention cell for stormwater
treatment.

Documents Reviewed

(]

Portland Museum of Art, Spring Street Site Plan Submission, prepared by Mohr & Seredin
Landscape Architects, Inc., on behalf of the Portland Museum of Art, dated March 31, 2008.
Engineering Plan Sheets, B-1, L1.0to 15.0, L5.1, L5.2, and C-1to C-4, prepared by Mohr &
Seredin Landscape Architects, Inc. and Land Consulting Engineers on behalf of the Portland
Museum of Art, dated March 28, 2008,

Stormwater Analysis for Portland Museum of Art spring Street Parking and Gardens, prepared by
Land Consulting Engineers, on behalf of the Portland Museum of Art, dated March 25, 2008.
Supplemental Submission Information for the Portland Museum of Art, Spring Street Site Plan
Submission, prepared by prepared by Mohr & Seredin Landscape Architects, Inc., on behalf of the
Portland Museum of Art, dated April 11, 2008

Comments

[c]

The applicant should confirm that the survey for the project coincides with approved City
standards. The survey needs to be tied to the vertical datum of NGVD 1929. Also, the project
needs to be tied to the Maine State Plane Coordinate System (2-zone projection), West Zone using
the NAD 1983 (HARN) Datum and the U.S. Survey Foot as the unit of measure. This should be
indicated on the survey.

The condition of the sidewalk at the site will need to be evaluated to determine if the applicant will
be required to install new sidewalk and curbing.

The applicant will need to provide verification to the City that the old sewer has been capped at the
sewer main.

The applicant has proposed to tie storm drain from the site into the existing catch basin on Spring
Street. This connection should either be made to the existing manhole on Oak Street or a new
manhole should be provided in Spring Street. The connection directly to the catch basin will not be
allowed.

City of Portland standards do not allow the use of HDPE pipe. PVC and RCP pipes are acceptable
and need to at least be used within the City right-of-way for the connections to City infrastructure.
The application states that the project has no domestic water needs, however an irrigation system
connected to the existing Clapp House water supply is proposed. Has this water capacity
requirement been addressed with the Water District? ‘

The landscaping plans and the engineering plans both include details for pipe trenches. These
details should be the same and should show crushed stone above and below the pipe.

2008-04-24 Portland Museum of Art Parking, MEMO.doc



e Calch basins should have casco traps. A detail should be included and the casco trap should be
shown in the catch basin detail as well.

o The bioretention cell detail does not include a depth for the soil filter bed.

o It was noted that the proposed bioretention cell has a ponding depth of 18". MaineDEP standards
for BMPs call for a maximum ponding depth of 6" to allow for plant growth. We recommend that

ppllcant contact the DEP to discuss a”owab‘e pondmg depth relative to the p\antS that have
SLC u ! u E‘ L! g been chosen for the site.

Please contact our office if you have any questions.

DRG/LJS
203943

7008-04-24 Portland Museum of Art Parking, MEMO .doc
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From: Jean Fraser

To: Jewell, Patty

Date: 5/1/2008 9:26:11 AM

Subject: RE: Review of PMA proposed pkg lot and gardens

Ms Jewell,

I do not have an e-mail address for Stephen Mohr and would be grateful

if you could pass on the following update and confirm that Stephen has
received it:

Hello Stephen,

I am writing to update you on the progress of the above Conditional Use
and Site Plan review.

1. The Workshop date of Tuesday, May 13 is definite, although I do not
yet know the time for your item.

2. TFor the PB Memo that I am preparing for the Workshop, I need 11X17
copies of all of the plans and revised plans that now make up this
application (excluding any of the plans that are now superceded by

revisions). I need these plans by Wednesday of next week (May 7) at the
latest please.

3. I am still awalting comments from some reviewers. I attach for
information the Memo from the Engineering Reviewer dated 4.24.2008~-
this Memo will be included in the packet going to the Workshop and most
are details that can be addressed after the Workshop.

Re bullet point 2 of this Memo, I anticipate that Public Works will
confirm that there is a section of sidewalk at the corner of Spring and
Oak that needs to be upgraded as part of the proposals.

Re the last two bullet points of this Memo, Yyou may wish to address this
prior to the Workshop and possibly revise the design of the Bioretention
cell re ponding depth to ensure that it will operate as a "rain garden".

Please do not hesitate to call me if there are any questions.
Jean (Fraser)

Planner
874 8728
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CITY OF PORTLAND
DEPARTMENT OF PUBLIC SERVICES
Engineering Division

MEMO
TO: Jean Fraser
FROM: Michael Farmer, Project Engineer
DATE: May 1, 2008
RE: PMA Parking Lot - Spring Street

The Department of Public Services recommends requiring the applicant for this project to
reconstruct the sidewalk ramp at the intersection of Spring St. and Oak St., the first 7 feet of the
adjacent sidewalk on Oak Street, and the first 12 feet of the adjacent sidewalk on Spring Street.
The new sidewalk ramp and adjacent sidewalk areas should be constructed of brick, in
accordance with the applicable City technical standards.



Jea

-
n Fraser - PMA Spring Street Parking Lot B Page 1

——

QAkinch rand Se

From: “"Errico, Thomas A" <TERR!CO@wilbursmith.com>
To: "Jean Fraser" <JF@porilandmaine.gov>

Date: 5/5/2008 11:42:20 AM

Subject: PMA Spring Street Parking Lot

Jean -

| have reviewed plans (prepared by Mohr & Seredin dated April 10, 2008)
and supplemental materials (Williar J. Bray letter dated March 27, 2008)
and generally support the current project with the following comments:

%

* { support the provision of @ 20-foot driveway and a City
driveway width standard waiver.

*

| support the use of tandem parking stalls. | would note that
this is based upon the use of the parking spaces by long-term duration
vehicles, in this case employees. f the use of the parking lot
changes, | would suggest that the parking layout be reviewed for its
appropriateness.

b3

The applicant should provide a summary of existing parking
conditions (e.g. where existing employees park), and how those
conditions will change in the future.

if you have any guestions or comments, please contact me.

Best regards,

Thomas A. Errico, P.E.

Senior Transportation Engineer
Wilbur Smith Associates

59 Middle Street

portland, Maine 04101

w:207.871.1785 F: 207.871.5825



Memorandum

To: Carrie Marsh, Urban Designer
Deb Andrews, Historic Preservation Program Manager
From: Jean Fraser, Planner
Date: April 30,2008
Re: PMA Proposed parking lot and gardens (site of former YWCA), Spring St
Location: Site Plan and Conditional Use Proposal for 38,500 SF parcel at the corner of Spring

St and Oak St (opposite Holiday Inn and adjacent Clapp House at 97 Spring Street)

Proposal: 40% of site (outer edges) to be unlit landscaped gardens (“bosques of birch trees”);
60 % low lit parking lot (rear of site)- all with anticipated “life” of 15-20 years

Application # 2008-0038

Being considered by Planning Board Workshop on May 13,2008 so I am preparing Workshop
Memo next week.

I would appreciate your input and comments on the PMA’s proposal to use this now-vacant lot for
parking and gardens. It is not really “temporary” and this will be explained in the Workshop Memo- it is
an interim use for 15-20 years. The gardens will be open to the public but are intended mainly as a visual
statement I believe.

There have been a number of pre-application meetings since Feb 2008 (which I did not attend; Lee, Alex,
Barbara and others attended) regarding this proposal and I have some notes 1e these meetings.

The proposed open space is intended to have a historic design character as explained in the attached
letters. The parking lot is only to be used by museum staff and volunteers.

I have attached copies of what T have copies of and an extract from the landscape plan- the full set of
plans is in the file on the “wall” nearest Deb’s desk.

Some issues that [ have identified:

1. B3 design guidelines seem to suggest that open spaces should have lighting and other amenities
(page 23)..

5. To me this is a kind of transition area and sort of “no man’s land”- so that the retention of this
«“plack hole” might make it more so? (Perhaps compounded by no lighting in gardens and low
lighting in parking lot)

3. Tt is adjacent to the Clapp House Historic Landmark and the wider Historic Area so please
confirm “congruity”

4. The rear wall is concrete topped by chain link fencing- for a 15-20 year life maybe something of
a higher quality (?what) might be appropriate?

5. Or maybe this is brilliant?

Thanks y \@l ’Q\@\r

Jean | c&fﬁgf (\EC 0}{ %
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March 31, 2008

Ms. Barbara Barhydt, Development Review Services Manager
City of Portland Planning Department

389 Congress St.

Portland, ME 04101

Re:  Portland Museum of Art, Spring Street Site Plan Submission
Tax Map 39B, Lot 15

Dear Barbara:

On behalf of the Portland Museum of Art (The Museum) we submit the attached site plan and Conditional
Use applications, plans, and documents in support of a request for Conditional Use Site Plan approval for
the property at 83 Spring Street recently purchased by The Museum. As you know from our meetings
and discussions, The Museum is proposing t0 utilize this property for parking to support the Museum’s
mission, for outdoor gardens and to improve the appearance of the Museum’s facilities on Spring Street.
The Museum is putting forth this plan as an interim measure while it develops a long-range Master Plan
for the former YWCA property.

The 38,500 s.f. parcel is located at the corner of Oak and Spring Streets and is within the B-3 Downtown
Business Zoning District. Parking is permitted within this zone as a Conditional Use and requires
Planning Board approval of a site plan developed in conformance with Portland’s Land Use Ordinance.
The proposal by The Museum is to create a paved parking area for 45 vehicles on the southwesterly
comer of the property and to regrade 16,000 s.f. of the lot to create three landscaped terraces paralleling
Spring Street. The site improvements will include new storm drainage, site lighting and planting.

Our office has developed this site plan in response to the specific program of The Museum, the historic
residential precedents on Spring Street, and the functional issues which exist at this parcel. The proposed
parking area includes 35 regular spaces and 10 tandem spaces for a total count of 45 vehicles. This lot
will be used primarily by Museum staff, volunteers, docents, and therefore the tandem parking can be
successfully used given The Museum’s control over, and management of, this lot. The three terraces
reflect the prior residential development on Spring Street that was removed t0 construct the YWCA and
the slopes between the terraces reinforce the location of the original house lots that existed on the west
side of Spring Street. The bosques of birch trees suggest the massing of the removed homes and are The
Musuem’s landscape statement identifying this parcel as a part of their campus.

The site plan has been developed to include stormwater management measures on the property to address
the quantity of runoff as well as water quality. When the YWCA was located on this parcel
approximately 90% of the property was impervious and 10% was green Space. The design as proposed
includes approximately 40% green space and 60% impervious area. The redesign of the drainage system
on the property directs the runoff from the parking area into a bio-retention cell/rain garden. Thisisa
low-lying vegetated basin that is constructed with a soil underdrain that will result in runoff with a water
quality that meets the City standards. The rain garden will have both an underdrain and an emergency
overflow that will be connected to the separated storm drainage system in Spring Street. Runoff from the
lawn terraces will Be controlled by small drain inlets and underdrains which will also be tied into the
separated storm drainage system. A stormwater management plan has been prepared by Steve Blais, PE,
of Land Consulting Engineers and is attached with this submission.

18 Pleasant Street, Portland, Maine 04101
(207) 871-0003
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PMA Submission
March 30, 2008

Site lighting will be provided via low-level lights on the pedestrian walkway that crosses the southern end
of the property and pole mounted lights on the western edge of the parking lot. The walkway lights are
proposed as 50-waltt metal halide bollard lights. These will be placed parallel to the walkway, adjacent to
the parking area, 0 provide a lower-level, soft, polite illumination level at the edges of the parking lot
closest to pedestrian activity. The four pole mounted lights will be located at the western side of the
parking lot. These will be metal halide fixtures mounted at a 15-foot height. Both fixture types are
simple, anodized black lights that comply with the City of Portland standards. By design the illumination
levels are likely to be less than the City standards but as proposed are sufficient to provide safe, nighttime
use of this area. An illumination diagram for the site has been included in this submission which shows
the footcandle levels within the property. A proposed photometrics plan will be submitted under separate
cover.

We have reviewed the traffic and circulation issues for the project and consulted with William Bray, P.E.
regarding traffic issues. Prior to the demolition of the YWCA there were 24 to 26 parking spaces that
utilized the existing 16-foot wide driveway from Spring Street. The proposed plan expands the parking
spaces to 45, and we are proposing to widen the existing driveway to a 20-foot travel width. In doing so,
we will relocate the existing 4-foot wide sidewalk in order to accommodate the additional travel width of
the driveway. The use of the property by the YWCA produced a daily trip generation level that will not
be matched by the proposed use of the space for 20 additional vehicles for parking. Mr. Bray has

prepared a summary traffic statement that is attached with this submission.

The three bosques of birch trees are a significant element in the overall landscape design for this project.
In order to showcase these plantings we are proposing to remove all of the existing Norway Maples that
are on the property. The London Plane tree that is within the Spring Street right-of-way will be
preserved. The birches and the proposed shrub masses will meet the intent of the parking lot landscaping
guidelines set forth in the City’s Technical Supplement. To assure survival of the planting they will all be
irrigated as will the lawn areas on the terraces. The existing concrete wall will be treated with a paint that
assures graffiti removal, and will be planted with vines on wires as well as on metal trellises. Details for

the landscaping are included in this submission with a specific plant list for all proposed plantings.

The design for this property is based upon a simple terraced landform and the massing of the white birch
trees that screen the proposed parking on the site. Accordingly, site improvements will be keptto a
minimum to allow the strength of the planting and lawn terraces to be revealed. One sign will be located
at the driveway entrance stating that the parking is for the Portland Museum of Art staff and a Portland
Art Museum identification sign will be placed at the corner of Oak and Spring Streets. No other signs are
proposed for the parcel. Granite seating may be incorporated into the park design in a form consistent
with the seating found at The Museum entrance. The existing pre-cast concrete pedestrian walkway will
be reconstructed with a brick surface to provide color contrast as well as a historical reference with the
surface materials.

The property has an eight (8) foot wide easement held by Harper Hotels, Inc. for a pedestrian walkway
and utilities. This easement is used by the Holiday Inn to provide pedestrian connection to the Free Street
parking lot owned by Harper Hotels, Inc. No other casement are located on the parcel. The Museum is
evaluating the issue of public access 10 the proposed landscaped areas and will discuss that issue with the
Planning Board at the April Workshop.

There are no trash cans, solid waste facilities or dumpsters proposed for the project. The Museum
handles these needs via their existing facilities so none are included on the site plan. The proposal does
not include any structures, SO there will be no effluent placed into the City’s sanitary sewer system nor



will there be a water demand of domestic use.

PMA. Submission
March 30, 2008

in Spring Street have the capacity to meet the needs of the proposed project.

The Museum plans to proceed with the

will commence in June, and the planting and lawn will be installed by mid to late August, with a

completion date by mid-September, 2008. No other state or federal p

work.

This submission includes the following:

Voo NN R WD
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Site Plan Application and fee.

Completed Site Plan Checklist

Letter of Agency

Letter of Financial Capacity

Property deed as evidence of Right, Title and Interest
Stormwater Management Report by Steve Blais, PE
Written Erosion Control Plan.

Traffic statement by William Bray, P.E.

Lighting Specifications

Perspective Sketches

Conditional Use Application and fee.

Statement of Conformance with Conditional Use Criteria.
Plans

g1 -- Standard Boundary Survey

L1.0 -- Existing Conditions Plan

1.2.0 -- Layout, Materials and Lighting Plan

L3.0 -- Grading, Drainage, Erosion Control & Utilities Plan
L4.0 -- Landscape and Planting Plan

L5.0 -- Site Details

L5.1 -- Site Details

L5.2 -- Site Detail

D1 -- Drainage Plan

D2 -- Drainage Details and Sections

Please call if you require any other information, or if you want to meet to review this submission.

Sincerely

%,0/%4@6;(

Stephen B. M

, ASLA

Cc: Mr. Dan O’Leary, PMA
Mr. Charlton Ames
Mr. Hans Underdahl

The stormwater flows leaving the site will be substantially
reduced, and have the qualities improved. Based upon these two facts we believe that the public facilities

work immediately upon receipt of the permit from the City. Work

ermits are required to perform the
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April 11, 2008

Ms. Barbara Barhydt, Development Review Services Manager
City of Portland Planning Department

389 Congress St.

Portland, ME 04101

Re: Supplemental Submission Information
Portland Museum of Art, Spring Street Site Plan Submission
Tax Map 39B, Lot 15

Dear Barbara:

Thank you for the call yesterday alerting me to the change in schedule for the workshop for the Museum’s
Spring Street Parking and Garden project. We have informed the client of the change in the workshop
date to May 13, 2008, and as discussed with you will continue to follow-up with City staff to resolve any
issues that may arise as you continue your review of this application. Per our conversation, I submit the
following supplemental information on behalf of the Museum in support of the pending request for

Conditional Use and Minor Site Plan approval.

1. Photometrics:
We have completed the revisions to the site lighting plan (Sheet L2.1) and have had the
attached photometric chart prepared for the site. As you can see we have maintained an
average of one foot candle within the parking lot and are in conformance with the minimum
to maximum requirement of the Technical Supplement. The height of the lights on this plan
have been reduced to 15 feet and the wattage of each fixture reduced to 100, which we find to
be a better solution than the one previously outlined in our submission of March 30, 2008.

2. Railing at the Existing Retaining Wall:
The existing retaining wall that separates the Museum property from the Harper Hotel has the
proper safety barrier between the upper and lower lots. In two areas the existing fence 18
attached to the top of the wall and in the middle section chain link fencing has been placed
against the wall at the upper level to create the appropriate barrier. We enclose a revised plan
(L2.0) and section (L5.2) which indicates that the Museum proposes to repair and paint the
two sections of chain-link fence that comply with code and to install new, lower chain-link
fence in the middle section of the retaining wall so that the existing larger panels can be
removed. We have confirmed that the wall is on the Museum’s property and that they have

the necessary rights to make the improvements discussed above.

3. Short and Long-Range Plans for the Site:
As discussed with the City staff in March, the Museum has developed the current plan as a
short-range, interim plan that will provide the Museum with some use of the property while
they develop a long-range plan for this parcel. The Board of Trustees recognized the
importance of securing the property when the YWCA was closed, and acted to secure the
property to help meet the long-term mission of the Portland Museum of Art. The Museum
believes that it will take 20 to 25 years to properly develop a long-range plan for the property,

18 Pleasaut Street, Portland, Maine 0 1101
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implement a capital program/campaign and start the construction related to the long-range
plan for the property. Accordingly, the interim use of this parcel for parking and gardens is
viewed by the Museum as a 15 to 20 year commitment. The design of the project has been
based upon this time frame and is reflected in the selection of plant materials, the utility
design and the other site improvements proposed for the property.

Please review this supplemental information and the enclosed plans and call if you have any questions.
We can meet with you and/or Ms. Frasier if you want to review any of the submission material in greater

detail.

Sincerely,

Ce: Mr. Dan O’Leary, PMA
Mr. Thomas Denenberg, PMA
Mr. Charlton Ames
Mr. Hans Underdahl
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April 23,2008

Ms. Jean Fraser, Planner
City of Portland

389 Congress St.
Portland, ME 04101-3503

Re: Portland Museum of Art Site Plan Submission Response to Staff Questions
Spring Street Parking and Gardens

Dear Ms. Fraser:

Thank you for the telephone message on Friday regarding staff issues that have been raised for
the Museum’s proposed project on Spring Street. I offer the information below in response to
your questions, and each item as a separate issue;

1. Use of the Parking Lot by the PMA
As indicated in our submission dated March 31, 2008, the 45 car parking lot is being
constructed to serve the Museum’s administration, staff and volunteers. Based on
input from the Museum we know that the Museum administration, staff, volunteers
and docents will be using this parking area on a daily basis, and therefore the 20 foot
wide travel lane and tandem parking can be successfully managed. There will be
other occasions when the Museum Trustees, visiting artists, special exhibit curators,
exhibit installers, contractors or contracted work forces for the Museum may use this
parking lot for specific short-term needs. The Museum is not constructing this
parking lot for use by the general public. I trust this detailed response will address
the staff concemns regarding the travel lane width and use of the tandem parking
spaces. '

2. Trellis and Wall Fence Details:

Our initial submission I indicated that the existing concrete wall would have trellises
attached to it at 10’ intervals on part of the wall. On top of the wall sections of the
existing chain-link fence will be preserved, but new 22 high chain-link fence will be
installed where a temporary chain- link barrier has been placed. In the supplemental
submission made to the department on April 11, 2008 we included a section of the

- wall showing these improvements on drawing L5.2. At the time of the workshop we
will provide additional graphics that further define the design of both the trellis and
the new fence.

3. Proposed Site Lighting:

-The photometric plan that was prepared and submitted on April 11, 2008 for the

lighting for the project provides safe and sufficient light levels for the use of the
parking based upon our discussions with the Museum, our experience, and generally
accepted lighting standards for parking lots. As can be seen in the summary chart on
drawing 1.2.1 there is an average level of 1.02 footcandles in the parking lot and the

18 Pleasant Street, Portland, Maine 04101
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minimum to maximum light range falls within the range of 0 fc to 6.9 fc. There are
three locations within the parking lot where the illumination level is considered low at
alevel of 0.1 fc. Itis our opinion that these isolated areas of lower light levels will in
fact be sufficiently illuminated due to the lighting sources adjacent to this property,
including illumination from the Holiday Inn on Spring Street. It is our intent to
request a waiver from the Planning Board for any areas of nonconformity with the
City’s Technical Standards because the Museum does not want to create excessive
light levels in this part of their property.

Ce: Hans Underdahl
Charlton Ames
Dan O’Leary
Tom Denenberg








