3. Significant Natural Features

This site was reviewed by state and federal wildlife agencies and the Maine Natural Areas
Program.

The Maine Department of Inland Fisheries and Wildlife was contacted to determine whether
there are any significant wildlife/fisheries habitats identified within the vicinity of the project.
Attached is a copy of a lefter from the Department which indicates that there are no known
threatened or endangered fish species or habitats in the vicinity of the project.

The U.S. Fish and Wildlife Service was contacted to determine whether there are any significant
wildlife/fisheries species identified within the vicinity of the project. The Maine Field office has
updated their website to allow users to review their development for possible species within the
project area, Attached is a copy of the species summary table.

The Maine Natural Areas Program was contacted to determine if any known rare or unique
botanical features exist on the property or in the immediate vicinity. Aftached is a copy of a
letter from the Natural Areas Program which indicates that there are no known rare botanical
features documented specifically within the project area.

The subject parcel is within the Old Port Historic District. An application for a Certificate of
Appropriateness will be submitted to the Historic Preservation Board for review and approval.



Maine Department of Inland
Fisheries and Wildlife

358 Shaker Road
Gray, Maine 04039

Telephone: 207-657-2345 ext.113
Fax: 207-657-2980
Email: brian.lewis @maine.gov

Paul R.. LePage, Governor Chandler E, Woodcock,
Commissioner
September 17, 2012
Steve Long
Opechee Construction Corporation
11 Corporate Drive

Belmont, NH 03220

RE: Marriott Courtyard, Portland

Dear Steve Long,

I have reviewed your request for fishery resource information, and there are no known
threatened/endangered fish species or habitat in the vicinity of the proposed project. There are also no known inland
fisheries resources within the proposed project area. However, the proposed project area is adjacent to Portland
harbor which is tidal in nature, The Maine Department of Marine Resources should be contacted for concerns
regarding projects near tidal waters. Our regional riparian buffer policy is outlined below.

Stream systems are vulnerable to environmental impacts associated with increased development and
encroachment, If present, this project should be sensitive to these resource issues by including provisions for
tiparian buffers and minimizing any other potential stream impacts. Our regional buffer policy requests 100 foot
undisturbed buffers along both sides of any stream or stream-associated wetlands. Buffers should be measured from
the upland wetland edge of stream-associated wetlands, and if the natural vegetation has been previously altered
then restoration may be warranted. This buffer requirement improves erosion/sedimentation problems; reduces
thermal impacts; maintains water quality; supplies leaf litter and woody debris for the system; and provides valuable
wildlife habitat. Protection of these important riparian functions insures that the overall health of the stream habitat
is maintained.

Stream crossings must include provisions for adequate fish passage, and any in-stream work needs to be
done between the first of July and the first of October. Project design should minimize the number of stream
crossings. If you have any additional questions or concerns then feel free to contact us.

Sincerely,

Brian Lewis
Fishery Specialist
MDIFW
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STATE OF MAINE ' H ﬂr

DEPARTMENT OF CONSERVATION
93 STATE HOUSE STATION
AUGUSTA, MAINE

04333-0093
PAUL R. LEPAGE WILLIAM H. BEARDSLEY

GOVERNOR COMMIESIONER

September 26, 2012

Steve Long

Opechee Construction Corporation
11 Corporate Drive

Belmont, NH 03220

Re: Rare and exemplary botanical features in proximity to: Marriott Courtyard, Commercial Strest,
Portland, Maine

Dear Mr. Long:

[ have searched the Natural Areas Program'’s Biclogical and Conservation Data System files in
response to your request received September 12, 2012 for information on the presence of rare or
unique botanical features documented from the vicinity of the project site in Portland, Maine. Rare
and unique botanical features include the habitat of rare, threatened, or endangered plant species and
unique or exemplary natural communities. Our review involves examining maps, manual and
computerized records, other sources of information such as scientific articles ¢r published references,
and the personal knowledge of staff or cooperating experts.

Our official response covers only botanical features. For authoritative information and official
response for zoological features you must make a similar request to the Maine Department of Inland
Fisheries and Wildlife, 284 State Street, Augusta, Maine 04333.

According to the information currently in our Biological and Conservation Data System files, there are
no rare botanical features documented specifically within the project area. Based on the information
in our files and the landscape context of this project, there is a low probability that rare or significant
botanical features occur at this project location.

This finding is available and appropriate for preparation and review of environmental assessments,
but it is not a substitute for on-site surveys. Comprehensive field surveys do not exist for all natural
areas in Maine, and in the absence of a specific field investigation, the Maine Natural Areas Program
cannot provide a definitive statement on the presence or absence of unusual natural features at this
site. -

The Natural Areas Program is continuously working to achieve a more comprehensive database of
exemplary natural features in Maine. We would appreciate the contribution of any infermation
obtained should you decide to do field work. The Natural Areas Program welcomes coordination with
individuals or organizations proposing environmental alteration, or conducting environmentai
assessments. [f, however, data provided by the Natural Areas Program are to be published in any
form, the Program should be informed at the outset and credited as the source.
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Letter to Opechee

Comments RE: Marriott Courtyard
September 28, 2012

Page2of2

The Natural Areas Program has instituted a fee structure of $75.00 an hour to recover the actual cost
of processing your request for information. You will receive an invoice for $150.00 for our services.

Thank you for using the Natural Areas Program in the environmental review process. Please do not
hesitate to contact me if you have further guestions about the Natural Areas Program or about rare or
unigue botanical features on this site.

Sincerely,

j &
s

e

s
4 e & -
Calb S S

L,

i

Don Cameron

Ecologist

Maine Natural Areas Program
207-287-8041
dor.s.cameran@maine.gov
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4, Narrative desecribing the site.

J.B. Brown & Sons is proposing a mixed-use development at the corner of Maple Street and
Commercial Street. The site is shown on the site plan which is attached to this application. The
proposal includes a 131 room hotel, 7,000 sf of restaurant use, and 14 residences. The proposed
development is located on the west side of Commercial Street on the site of an existing gravel
surface parking lot (#311-331 Commercial Street). The site is bordered by Commercial Street to
the east, Maple Street to the south, a commercial building and parking lot to the north and a
parking lot to the west. The project site is identified on City of Portland tax maps as Map 40,
Block E, Lot 3. The site is surrounded by a mix of business, commercial, and residential uses
including; hotels, parking lots, restaurants, office space, apartments, condominiums and other
commercial uses.

The following summarizes the proposed building floor space:

e The Restaurant will occupy:
7,460 sq.ft. on the first floor.

e The 131 room Hotel will occupy
10,920 sq.ft. on the first floor
18,365 sq.ft. on the second floor
18,365 sq.fi. on the third floor
18,365 sq.fi. on the fourth floor
18,365 sq.fi. on the fifth

e 14 Residential Units
944 sq.fi. on the first floor
18,396 sq.ft. on the sixth floor

e Total gross building area = 111,180 sq.ft.

The project is located on the comer of Maple and Commercial Street in a fully developed area of
the City. There is significant utility infrastructure, including water, sewer, natural gas, electrical
power, and telecommunications within close proximity to the project.

The project’s on-site drainage system will discharge runoff into the City’s municipal system
located in Commercial Street. The drainage flows enter a manhole at the intersection of Maple
and Commercial Street and are directed to Casco Bay.

During large storm events overflow from the combined sewer system enters the drainage system
via a sewer manhole located in front of the lumberyard entrance on Maple Street. Flows that go
above the overflow are diverted to the drain manhole located at the intersection of Commercial
Street via two 15” RCP pipes. This manhole directs flows to Casco Bay.



A comparison of the original impervious area on site to the fiill redevelopment is as follows:

Original Site Impervious

Gravel Parking Lot = 34,708 sf

Total impervious = 34,708 / 38,770 = 90%
Mixed Use Development

Hotel, Restaurant and Residences = 34,980 sf

Total impervious =34,980/38,770 =90%

Improved pedestrian amenities will include the addition of a brick sidewalk to be added along
Maple Street, an outdoor patio associated with the proposed restaurant at the comer of
Commercial and Maple Street, granite benches and seating walls and a new wider brick walkway
along the Commercial Street frontage. These improvements will enhance the pedestrian activity
and flow around the site.

The full development combines restaurant, hospitality and residential uses and will convert an
urban gravel parking lot into a hub of varied activities for residents, workers, and visitors.
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5. Stormwater Runoff Calculations

A Stormwater Management Plan has been prepared, and is attached.
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CONSTRUCTION CORPORATION

STORMWATER MANAGEMENT PLAN

Commercial & Maple Street
Mixed Use Development
Portland, ME

Applicant:
J B Brown & Sons
36 Danforth Street
Portland, ME 04101

October 22, 2012
Revised: January 2, 2013

Prepared By

Opechee Construction Corporation
11 Corporate Drive
Belment, NH 03220
(603) 527-9090

VE, BELMONT, NH 03I
090 FAX (603)527-9191
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Mixed Use Development
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SECTION I: Narrative
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Mixed Use Development
Stormwater Drainage Analysis
October 22, 2012

INTRODUCTION

J.B. Brown & Sons is proposing a mixed-use development at the corner of Maple Street and Commercial
Street. The proposal includes a 131 room hotel, 7,000 sf of restaurant use, and 14 residences. The
proposed development is located on the west side of Commercial Street on the site of an existing gravel
surface parking lot (#311-331 Commercial Street). The site is bordered by Commercial Street to the east,
Maple Street to the south, a commercial building and parking lot to the north and a parking lot to the west.
The project site is identified on City of Portland tax maps as Map 40, Block E, Lot 3. The site is
surrounded by a mix of business, commercial, and residential uses including; hotels, parking lots,
restaurants, office space, apartments, condominiums and other commercial uses.

Currently runoff from the existing gravel parking lot and the paved parking lot at the corner of Maple and
York Street drain to a closed drainage system. The existing catch basins arc connected in series. The
runoff is directed to an 8” PVC pipe connecting to the municipal overflow located in Maple Street.
Stormwater is eventually discharged to Casco Bay.

The proposed closed drainage system will intercept the stormwater from the existing paved parking lot
and direct it through the site. The project’s on-site drainage system will discharge runoff into the City’s
municipal system located in Commercial Street. The drainage flows enter a manhole at the intersection of
Maple and Commercial Street and are directed to Casco Bay. The roof drain will be connected to the
existing 8” PVC pipe at the southeast corner of the property.

During large storm events overflow from the combined sewer system enters the drainage system via a
sewer manhole located in front of the lumberyard entrance on Maple Street. Flows that go above the
overflow weir are diverted to the drain manhole located at the intersection of Commercial Street via two
15 RCP pipes. This manhole directs flows to Casco Bay.

The USDA Natural Resources Conservation Service Web Soil Survey 2.3 was utilized o determine the
hydrologic soil groups for the pre-development and post-development drainage analysis. The assumed
Hydrologic Soil Group (HSG) for the proposed watershed areas on-site are as follows:

Cu — Cut and Fill land - HSG C
HIB — Hinckley gravelly sandy loam, 3 to 8 percent slopes — HSG A

The drainage design analyzes for the new project utilizes HydroCAD 10.0. HydroCAD is a Computer
Aided Design system for modeling the hydrology and hydraulics of stormwater runoff. Fora given
rainfall event, techniques are used to generate hydrographs throughout a watershed. This allows us to
verify that a given drainage system is adequate for the area under consideration, or to predict where
flooding or erosion is likely to occur. A feature of this software is the use of a watershed routing diagram
to visually display watershed flows and the relationships between each area. We have superimposed the
flow diagrams onto the watershed area plans to correlate the model to the plan.
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PRE-DEVELOPMENT CONDITION

The predevelopment condition was analyzed for the 2, 10 and 25-year frequency storm events. For Bar
Harbor, the 24-hour rain intensity 1s 3.00, 4.70 and 5.50 inches respectively. The sile was analyzed using
two separate study points, The following table lists the runoff from each area for the predevelopment
condition:

25-Year Storm
9.9 cfs
1.6 cfs

10-Year Storm
8.2 cfs
1.4 efs

L'Existing Design Point ' 2-Year Storm
1 4.8 cfs
2 0.8 cfs

POST-DEVELOPMENT CONDITION

Post development runoff will be directed to the same design points as the pre-development model. Runoff
from the project area will be collected by catch basins. The proposed system will discharge runoff into the
City’s municipal system located in Commercial Street. Roof water will be collected and directed to an
existing 8” PVC pipe. The following table lists the total runeff from each area for the post-development
condition:

Proposed Design Point 2-Year Storm 10-Year Storm 25-Year Storm
1 52cls 8.8 cls 10.5 cfs
2 1.0 cfs 1.6 cfs 1.9 cfs
CONCLUSION

In conclusion, all components of the post-development drainage system have been sized appropriately.
See the runoff rate summary table below:

Overall 2-year Storm 10-year Storm 25-year Storm
Design Point Pre | Post Pre Post Pre Post
1 4 8cfs 5.2cfs 8.2¢cfs 8.8 cfs 9.9 cfs 10.5cfs |
' 2 0.8 cfs 1.0 cfs 1.4cfs 1.6 cfs 1.6 cfs 1.9cfs |

The increases in flows from the site are insignificant. The site will have no adverse affects on abutting
properties or the existing drainage systems.
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Woodard & Curran Comments dated 12/12/12

Comment

1. The Applicant has identified a "green area stormwater treatment" system Within a
bump-out on Commercial Street to provide water quality treatment for approximately
6,810 sq; ft of sidewalk,, roadway, and on-street parking area. This system would provide
treatment for an area in excess of the proposed new impervious area resulting from the
project (2,513 sq ft). Pending review of the design details associated with this system, the
proposal provides an acceptable means of meeting the City of Portland's water quality
treatment requirements. We understand that additional information and plan revisions are
forthcoming, and we anticipate reviewing engineering calculations for the treatment
system, specifically the ability to provide water quality treatment for the 1", 24-hour
storm event. In addition, we will review design details and modifications to the
Inspection and Maintenance Plan. The system is proposed within the municipal Right-of-
Way, so the Applicant will need to execute an agreement with the City of Portland
specific to inspection and maintenance responsibilities.

A green area stormwater treatment areda is now being proposed within the bump out at
the Commercial Street and Maple Street intersection. Please see the attached Post-
Development Drainage Plan showing the impervious area (Subcatchment 21) to be
treated. There will be a total of 3,950 sq.ft. of impervious area divected to the
stormwater planter. The planter cross-section will be revised as per the attached plan
view and details. The revised planter will have 18 inches of soil media and a 6 inch
perforated PVC underdrain, within 24 inches of crushed stone. This will allow the
volume of runoff created by the 1", 24-hour storm event to be treated. Please see the
attached HydroCAD printout that demonstrates the planter’s capacity.

Inspection and maintenance of the stormwater quality freatment feature has been
added to the Inspection and Maintenance portion of the Stormwater Pollution
Prevention Plan



SECTION II: Site Location Maps & Plans
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Soil Map—Cumberland County and Part of Oxford County, Maine

MAP LEGEND

Area of Interest {(ADI)

L]
Soils

L

Area of Interest (AOI)

Zoil Map Units

Special Point Features
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JESIIE R A - R - - | o
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Blowaout

Barrow Pit

Clay Spot

Closed Depression
Gravel Pit

Gravelly Spot
Landfill

Lava Flow

Warsh or swamp
Mine or Quarry
Miscellaneous Water
Perennial Water
Rock Outerop

Saline Spot

Sandy Spot
Severely Eroded Spot
Sinkhole

Slide or Slip

Sodic Spot

Spoil Area

Stony Spot

i 1 “ery Stony Spot
¥ Wet Spot
& Other

Special Line Features

Gully
Short Steep Slope
laz  Other
Political Features
o Cities
Water Features
it Streams and Canals
Transpertation

Rails

Interstate Highways

e
P

US Routes
Major Roads

e Local Roads

MAP INFORMATION

Map Secale: 1:901 if printed on A size (8.5" x 11") sheet.

The soil surveys that comprise your ACI were mapped at 1:24

Warning: Soil Map may not be valid at this scale.

Enlargement of maps beyond the scale of mapping can cause
misunderstanding of the detail of mapping and accuracy of so
placement. The maps do not show the small areas of contrasi
soils that could have been shown at a more detailed scale.

Please rely on the bar scale on each map sheet for accurate 1
measuraments.

Source of Map:  Natural Resources Conservation Service
Web Soil Survey URL:  http:/iwebsoilsurvey.nres.usda.gov
Coordinate System: UTM Zone 19N NADS3

This product is generated from the USDA-NRCS certified data
the version date(s) listed below.

Soil Survey Area:  Cumberland County and Part of Oxford Cc
Maine

Survey Area Data:  Version 7, Jan 8, 2009

Date(s) aerial images were photographed:  Data not availab

The orthophoto or other base map on which the soil lines wer
compiled and digitized probably differs from the background
imagery displayed on these maps. As a result, some minor st
of map unit boundaries may be evident.

QSDA Natural Resources

Conservation Service

Web Soil Survey

9

National Cooperative Socil Survey Fas



Soil Map—Cumberland County and Part of Oxford County, Maine

Map Unit Legend

Cu Cut and fill land

HIB Hinckley gravelly sandy loam, 3 to 8
| percent slopes

Totals for Area of Interest

20.8% |

100.0%

% Matural Resources Web Soil Survey
Conservation Service National Cooperative Soil Survey

9/28/2012
Page 3 of 3
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SECTION III: Site Photos
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Photo 4



hoto |

Photo 6
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Photo 7

Photo 8
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SECTION IV: Drainage Computations
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Stormwater Pollution Prevention Plan (SWPPF)
Mixed Use Developmen

Stormwater Pollution Prevention Plan

For:

Commercial Street & Maple Street
Mixed Use Development
321 Commercial Street
Portland, ME

Operator:
Opechee Construction Corporation (OCC)
11 Corporate Drive
Belmont, NH 03220
Office Phone: (603) 527-9090
Office Fax: (603) 527-9191

SWPPP Contact:
Opechee Construction Corporation (OCC)
Steve Long
11 Corporate Drive
Belmont, NH 03220
Office Phone: (603) 527-9090
Office Fax: (603) 527-9191

SWPPP Preparation Date: B
10-22-12 Sy A
U
Estimated Project Dates.

Start of Construction: February 2013
Completion of Construction: May 2014
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Stormwater Pollution Prevention Plan (SWPPP)
Mixed Use Development
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Stormwater Pollution Prevention Plan (SWPPP)

atitude, Longitude, or Addres

Commercial & Maple Street
Mixed Use Development
321 Commercial Street

Portland, Cumberland County, ME
Lat: 43°39°3451” N
Long: -070° 15" 04.29” W

J B Brown & Sons
36 Danforth Street
Portland, ME 04101

Opechee Construction Corporation
Steve Long

11 Corporate Drive

Belmont, NII 03220

Office Phone: (603) 527-5090
Office Fax: (603) 527-9191

Email: stevel@opechee.com

Description of Operatot’s Control:

Opechee Construction Corporation (OCC) has been hired by the applicant to design and permit the
project and oversee all aspects of the construction phase of the project, including preparation and
implementation of the SWPPP to meet Maine’s Construction General Permit, OCC will be
responsible for general oversight of the project and will retain operational control over construction
plans and specifications, including review of the SWPPP and any amendments, inspection reports,
corrective actions and changes to stormwater conveyance or control designs, OCC will implement
and maintain the best management practices (BMPs) specified in Sections 2 and 3, conduct
inspections (Section 5) and address stormwater over the entire site including all areas disturbed by
construction activities, areas used for materials storage, discharge points, and construction exits.
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I.B. Brown & Sons is proposing a mixed-use development at the corner of Maple Street and
Commercial Street. The site is shown on the site plan which is attached to this application. The
proposal includes a 131 room hotel, 7,000 sf of restaurant use, and 14 residences. The proposed
development is located on the west side of Commercial Street on the site of an existing gravel
surface parking lot (#311-331 Commercial Street). The site is bordered by Commercial Street to the
cast, Maple Street to the south, a commercial building and parking lot to the north and a parking lot
to the west. The project site is identified on City of Portland tax maps as Map 40, Block E, .ot 3.
The sile is surrounded by a mix of business, commercial, and residential uses including; hotels,
parking lots, restaurants, office space, apartments, condominiums and other commercial uses.

The project’s on-site drainage system will discharge runoff into the City’s municipal system located
in Commercial Street. The drainage flows enter a manhole at the intersection of Maple and
Commercial Street and are direcled to Casco Bay. During large storm events overflow from the
combined sewer system enters the drainage system via a sewer manhole with a weir. This manhole
18 located in front of the lumberyard entrance on Maple Strect. Flows that go above the weir are
diverted to the drain manhole located at the intersection of Commercial Street via two 15" RCP
pipes. This manhole directs flows to Casco Bay.

Soil disturbing activities will include following: Demolition, minimal clearing & grubbing,
excavation for sewer, storm drainage, underground utilities, building foundations, cuts and fills,
grading, and preparation for final seeding and plantings.

The site is approximately 0.89 acres size and is currently a surface parking lot. This project
proposes a six-story mixed-use building containing 7,460 sf of restaurant space, 84,280 sf of hotel
space, and 14 residential units. The project will disturb approximately 1.3 acres.

Total Project Area (area of parcel): 0.89 Acres
Construction Site Area to be disturbed (including right-of-way): 1.3 Acres
Impervious area before construction; 48,736 sq.ft.
Runoff coefticient before construction (SCS Method): 95
Impervious area after construction: 51,249 sq.it.
Runoff coefficient after construction (SCS Method): 96

The impervious surfaces of the site drain into the municipal system surrounding the site and then
discharge into the Fore River near the entrance to Casco Bay (Atlantic Ocean).
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1. Clear & grub, and demolish as necessary to install a stabilized construction exit, and the
sediment barriers as indicated in the construction details in the site plans.

2. Install stabilized construction exit, sediment barriers, and sediment traps as specified in the
construction details.

3. Continue to clear & grub, and perform demolition as required.

4. Construct temporary drainage and/or erosion control facilities as necessary (i.e. sediment
traps, and/or dandy sacks).

5. Strip and remove any loam, unsuitable materials, and unsuilable soils from the site. Then
where necessary, replace with a clean backfill as specified by a Geotechnical Engineer.

6. Perform cuts and fills as required.

7. Temporary stabilize any exposed soils that will not be worked for more than 7 days with
seed, mulch or other non-erodable cover, See Section 2.2 below for direction on temporary
stabilization practices.

8. Construct any additional temporary sediment and erosion control facilities as required. (i.e.
stone check dams and/or dandy sacks).

9. Begin constructing municipal sewer and drainage systems

10. Begin constructing building foundation,

11. Finishing constructing stormwater conveyance systems as required.

12. Finish constructing wastewaler conveyance sysiems as required.

13. Tnstall all other utilities as required.

14. Place bank run gravel course in areas to be paved.

15. Loam, and permanently seed (or sod} all areas that are not to be worked for more than one
year or that has been brought to final grade. See Section 2.2 below for direction on
permanent stabilization practices.

16. Place crush gravel and construct pads for exterior concrete flatwork and pavement areas.

17. Finish grade, construct, and place all areas of conerete and base course pavement.

18. Install catch basin inlet sediment traps (i.¢. silt sacks).

19. Complete loaming, permanent seeding (or sod), and mulching, Reseed any areas that have
not been established from prior seeding.

20, Complete final paving (wearing course).

23. When all construction activity is complete and the site is stabilized, remove temporary
erosion control measures and reseed (or sod) any areas disturbed by their removal.

Potential sources of sediment to stormwater runoff:
®  Demolition

Clearing and grubbing operations

Topsoil stripping and stockpiling

Grading and site excavation operations

Vehicle tracking

Landscaping operations
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Stormwater Pollution Prevention Plan (SWPPP)
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Potential pollutants and sources, other than sediment, to stormwater runoff:
o Combined Staging Area —small fueling activilies, minor equipment maintenance,
sanitary facilities, and hazardous waste storage.
e Materials Storage Area — general building materials, solvents, adhesives, paving
materials, paints, aggregates, trash, and so on.
s Construction Activity — paving, curb installation, concrete pouring,/mortar
#  Concrete Washout Area

Inventory of Potential construction site pollutants:

e Concrete e  Wood Preservatives e Plaster

e Detergents ® Masonry block e Gasoline

e Paints ® Roofing Material & Diesel fuel

e Metal Studs ®  Glue, adhesives o Kerosene

¢ Steel Beams ¢ Brick e Antifreeze/coolant
¢ Asphalt * [Insulation * Sanitary toilets

e  Fertilizers s  Curing compounds

s Pesticides e Hydraulic oil/fluids

e (Cleaning solvents o  Sheetrock

It is expected that the following non-stormwater discharges will occur from the site during the
construction period:
e Fire hydrant flushing;
Potable water including uncontaminated water line flushing;
Sprinkler testing;
Pavement & concrete wash waters where spills or leaks of toxic or hazardous materials have not
occurred (unless all spilled material has been removed) and where detergents are not used,;
Uncontaminated groundwater or spring water;
Waters used to wash vehicles where detergents are not used;
Waler used to control dust;
Uncontaminated air conditioning or compressor condensate;
Uncontaminated excavation dewatering;
Landscape irrigation;
Foundation or footing drains where flows are not contaminated with process materials such as
solvents.
All non-storm water discharges will be directed through sediment control measures before discharge.

The Maine Department of Inland Fisheries and Wildlife, US Fish and Wildlife Service, Maine Natural
Areas Program databases were checked for records of rare species and exemplary natural communities
near the project area. The species considered include those listed as threatened or endangered by either
the State of Maine or the federal government. Currently there are no recorded occurrences for sensitive
species near this project area. Please see Appendix C for supporting documentation.
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o Local City of Portland Planning Board Approval is required.
e A Certificate of Appropriateness is required from the Portland Historic Preservation Commission i8

required.

e The city of Portland is the designated authority for approval of Stormwater Management.

Stormwater runoff from the newly constructed impervious areas will be controlled and conveyed by the
use of curbing, catch basins with sumps, and drainage manholes. This on-site drainage system will
discharge the runoff into the City’s municipal system located in Commercial Strest. The drainage flows
enter a manhole at the intersection of Maple and Commercial Street and are directed to Casco Bay.
During large storm events overflow from the combined sewer system enters the drainage system via a
sewer manhole with a weir. This manhole is located in front of the lumberyard entrance on Maple Street.
Flows that go above the weir are diverted to the drain manhole located at the intersection of Commercial
Street via two 157 RCP pipes. This manhole directs flows to Casco Bay.

The proposed project only slightly increase the on-site impervious cover. Thus delention of stormwater
runoff for purposes of mitigating peak flow rates is not required.

Open space areas will be graded as per the site plan and will have permanent seeding or plantings. When
construction is completed and the site is stabilized, all accumulated sediment and temporary erosion
control devices will be removed from the site and be properly disposed of.

e Temporary Stabilization measures shall be performed with mulch or other non-erodable cover any
exposed soils that will not be worked for more than 7 days. Stabilize areas within 75 feet of a wetland or
water body within 48 hours of the initial disturbance of the soil or prior to any storm ¢vent, whichever

comes first.

If temporary seeding is being utilized, the mixture will vary based on time of seeding:

4/01 —5/15
5/16 - 8/14
5116 - 8/14
8/15-9/15
9/16 - 3/31
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sudangrass

annual ryegrass

winter rye

winter rye (protect
w/ mulch cover)

2.0 Ths/1,000 sq.ft.
1.0 1bs/1,000 sq.ft.
2.0 1bs/1,000 sq.ft.
2.5 1bs/1,000 sq.ft.
2.5 1bs/1,000 sq.ft.
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Stormwater Pollution Prevenlion Plan (SWPPP)

Prior to seeding, all stones and trash that will interfere with the seeding should be removed, the soil
should be tilled to a depth of 3 inches (where feasible), and the area should be fertilized with a minimum
7 pounds per 1,000 sq.ft. of a 10-10-10 fertilizer. After seeding, the area is to be mulched with straw.

e Winter Stabilization is necessary when construction activity is performed during the period from
November 1st through April 15™. If disturbed areas are not stabilized with permanent measures by
November 1* or new soil disturbance occurs after November 1%, but before April 15", then these areas
must be protected and runoff from them must be controlled by additional measures and restrictions.

e Permanent Stabilization measures shall be performed if an area will not be worked for more than one
year or has been brought to final grade, then permanently stabilize the area within 7 days by planting
vegetation, seeding, sod, or through the use of permanent mulch, or riprap, or road sub-base. Ifusing
vegetation for stabilization, select the proper vegetation for the light, soil, and moeisture condilions; amend
areas of disturbed subsoils with topsoil, compost, or fertilizers; protect seeded areas with mulch or, if
necessary, erosion control blankets; and schedule sodding, planting, and seeding to avoid die-off from
summer drought and fall frosts. Newly seeded or sodded areas must be protected from vehicle traffic,
excessive pedestrian traffic, and concentrated runoff until the vegetation is well-established. Tf necessary,
areas must be seeded and mulched again if germination is sparse, plant coverage is spotty, or topsoil
ergsion is evident, One or more of the following may apply to a particular.

An area shall be considered permanently stable if:

(2) Seeded Areas shall have a 90% cover of healthy plants with no evidence of washing or rilling
of the topsoil.

(b) Sodded Areas shall have a complete binding of the sod roots into the underlying soil with no
slumping of the sod or die-off.

(c) Permanent Mulched areas shall have a total coverage of the exposed area with an approved
mulch material. Erosion control mix may be used as mulch for permanent stabilization
according to the approved application rates and limitations.

(d) Riprap used to stabilize slopes shall have an appropriate backing of well-graded gravel or
approved geotextile to prevent soil movement from behind the stone. The stone must be
sized appropriately. Tt is recommended that angular stone be used.

(e) Paved areas shall have competed installing the compacted gravel subbase.

(f) Ditches, Channels, and Swales shall have 90% cover of healthy vegetation, with a
well-graded riprap lining, or with another non-erosive lining such as concrete or
asphalt pavement. There must be no evidence of slumping of the channel lining,
undercutting of the channel banks, or down-cutting of the channel.

Use permanent seed mixes and rates between 5/15 and 9/30, Permanent lawn mixtures shall be as
follows:
Sun areas: 7 to 9 pounds per 1,000 sq.ft. 50% fine fescue

20% perennial ryegrass

20% Kentucky bluegrass

10% Dutch white clover

Shade areas: 4 to 5 pounds per 1,000 sq.ft. 70% fine fescue
20% perennial ryegrass
10% Kentucky bluegrass *
*(shade tolerant variety)
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Stormwater Pollution Prevention Plan (SWPPP)
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Prior Lo seeding, apply 100 lbs/1,000 sq.ft. of lime and till into the upper 3 inches of soil. Then rake a
starter-type fertilizer into the upper inch of soil that delivers 1 1b. of actual Nitrogen per 1000 sq.fl. After
seeding, areas shall be mulched with straw,

=

eCompost Filled Silt Socks are a type of contained compost filter berm. Tt is 2 mesh tube filled with
composted material that is placed perpendicular to sheet-flow runeff to control erosion and retain
sediment in disturbed areas. The filter sock can be used in place of a traditional sediment and erosion
control tool such as a silt fence or straw bale barrier.

e Dandy Sacks are sediment trap devices to be used with catch basin grates to filter out all the sediment-
laden stormwater, The suspended solids are allowed to settle out of the slowed flow and are captured by
the sack after entering the catch basin inlet,

o Stabilized Construction Exit are a stone stabilized pad located where vehicles leave a construction site.
They provide an area where mud can be dislodged from tires before the vehicle leaves the construction
site to reduce the amount of mud transported onto paved roads.

@ Dandy Curbs are sediment by-pass devices lo be placed at an inlet to prevent sediment-laden stormwater
from entering a stormwater device. The suspended solids will by-pass the stormwater planter.

e  Prior to construction, properly install the Stabilized Construction Exit

e Prior to construction, properly install sediment barriers at the edge of any down gradient
disturbed area and adjacent to any drainage channels within the disturbed area.

e Prior to construction, properly install dandy sacks in inlets of any down gradient catch basins
from the disturbed area.

o  Maintain the sediment controls until the disturbed area is permanently stabilized,
e  Once construclion activity ceases permanently in an area, that area will be stabilized with
permanent seed or mulch, After the entire site is stabilized, all accumulated sediment will be

removed from any grassed swales, catch basins, riprap, and silt fences.

e Remove any temporary sediment control measures within 30 days after permanent stabilization is
attained

e A log shall be kept to document the liming and description of grading and stabilization
activities. Please see Appendix I for the Grading and Stabilization Activities Log.
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Stormwater Pollution Prevention Plan (SWPPP)
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e Construction waste materials

All waste materials will be collected and stored securely in a metal dumpster rented from a local solid
waste management company. The dumpster will meet all local and state solid waste management
regulations. The dumpster will be emptied as necessary, and the trash will be hauled to the local dump or
transfer center, No waste materials generated by construction will be buried onsite. All personnel will be
instructed regarding the correct procedure for waste disposal. Notices stating these practices will be
posted in the office trailer and the site superintendent managing the day-to-day site operations; will be
responsible for seeing that these procedures are followed.

o Hazardous waste

All hazardous wasle materials will be disposed of in the manner specified by local or state regulation or
by the manufacturer. Site personnel will be instructed in these practices and the site superintendent will be
responsible for seeing that these practices are followed.

® Sanitary Waste
A local licensed sanitary waste management contractor will collect all sanitary waste from the portable
units,

A stabilized construction entrance will be provided to help reduce vehicle tracking of sediments, The
paved street into to the site entrance will be swept as necessary (could be as frequent as daily during
heavy earth hauling operations) to remove any excess mud, dirt or rock tracked from the site. Dump
trucks hauling material from the construction site will be covered with a tarpaulin.

Concrete trucks shall only discharge washed out surplus concrete or drum wash water into an above grade
concrete washout area. The temporary concrete washout area will be constructed with sufficient quantity
and volume to contain all liquid and concrete waste generated by washout operations. The washout area
shall be lined with plastic sheeting at least 10 mils thick and free of any holes or tears. Concrete mixer
trucks and chutes will be washed in the designated area or concrete wastes will be properly disposed of
off-site. The washout arca will be cleaned out once the area is filled to 75 percent of the holding capacity
or when the temporary washout area is no longer needed for the construction project. The concrete
wastes will be allowed to harden; the concrete wastes will be broken up, removed and taken to a landfill
for disposal. If the washout area is needed, the plastic sheeting will be replaced if tears occur during the
removal of concrete wastes.

The wash water is alkaline and contains high levels of chromium, which can leach into the ground and
contaminate groundwater. It can also migrate to a storm drain, which can increase the pH of area waters
and harm aquatic life, Solids that are improperly disposed of can clog storm drain pipes and cause
flooding. Installing concrete washout facilities not only prevents pollution but also is a matter of good
housekeeping al your construction site.
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e The following are material management practices that will be followed onsite during the construction
project to reduce the risk of spills or other accidental exposures of material and substances to
stormwater runoff.

o An effort will be made to store only enough product required to do the job
o All materials stored onsite will be stored in a neat, orderly manner in their appropriate containers
and, if possible, under a roof or other enclosure

Products will be kept in their original containers with the original manufacturer’s label

Substances will not be mixed with one another unless recommended by the manufacturer

Whenever possible, all of a product will be used up before disposing of the container

Manufacturer’s recommendations for proper use and disposal will be followed

The site superintendent will inspect daily to ensure proper use and disposal of materials

Products will be kept in original containers unless they are not re-sealable

Original labels and material safety data will be retained; they contain important product

information

o If surplus product must be disposed of, manufacturers’ or local and State recommended methods
for proper disposal will be followed.

(ST O 0 B S R ¢ O o

@ The following product specific practices will be followed onsite:
o Petroleum Products:
All onsite vehicles will be monitored for leaks and receive regular preventive maintenance Lo
reduce the chance of leakage. Petroleum products will be stored in tightly sealed containers which
are clearly labeled. Any asphalt substances used onsite will be applied according to the
manufacturer’s recommendations.

o Fertilizers:
Fertilizers used will be applied only in the minimum amounts recommended by the manufacturer.
Once applied, fertilizer will be worked into the soil to limit exposure to stormwater. Storage will
be in a covered shed or trailer. The contents of any partially used bags of fertilizer will be
transferred to a sealable plastic bin to avoid spills.

o Paints:
All containers will be tightly sealed and stored when not required for use. Excess paint will not be
discharged to the storm sewer system but will be properly disposed of according to
manufacturers’ instructions or State and local regulations.

e Inaddition to the good housekeeping and material management practices discussed in the previous

sections of this plan, the following practices will be followed for spill prevention and cleanup:

o Manufacturers’ recommended methods for spill cleanup will be clearly posted and site personnel
will be made aware of the procedures and the location of the information and cleanup supplies.

¢ Materials and equipment necessary for spill cleanup will be kept in the material storage area
onsite. Equipment and materials will include but not be limited to brooms, dustpans, mops, rags,
gloves, goggles, absorbent (i.e. clay kitty litter), sand, sawdust, and plastic and metal trash
containers specifically for this purpose.

o All spills will be cleaned up immediately after discovery.

o The spill area will be kept well ventilated and personnel will wear appropriate protective clothing
to prevent injury from contact with a hazardous substance.

o Spills of toxic or hazardous material shall be reported to the appropriated state or local
government agency, regardless of the size of the area involved or the quantity of material spilled.
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o The spill prevention plan shall be adjusted to include measures to prevent this type of spill from
recccurring and how to cleanup the spill if it recurs.
o The site superintendent responsible for the day-to-day site operations will be the spill prevention
and cleanup coordinator. All site sub-contractors are responsible for providing at least one site
personnel apiece who will receive spill prevention and cleanup training. These individuals will
each become responsible for a particular phase of prevention and cleanup. The names of
responsible spill personnel will be posted in the material storage area and in the office trailer
onsile.

®  Opechee Construction Corporation’s on-site project manager is the compliance officer for OCC
and is responsible for site compliance with the SWPPP and EPA’s Construction General Permit.
Opechee Construction Corporation’s on-site project manager will conduct inspections for all
areas of the site disturbed by construction activities, areas used for storage of materials that are
exposed to precipitation, discharge points, and construction exits.

In absence of an Opechee Construction Corporation’s on-site project manager, the SWPPP
contact for the operator (OCC) will conduct inspections

Schedule:

» Inspections of the site will be performed once every 14 days and within 24-hours of the end of a
storm event of one-half inch or greater. The inspections will verify that all BMPs required in this
SWPPP are implemented, maintained, and effectively minimizing erosion and preventing
stormwater contamination from construction malterials. For a copy of the inspection report, see
Appendix J.

Procedures:

e  The contractor shall remave all accumulated sediment and debris from the Dandy Pop
panels and surface and vicinity of unit after each rain event or as directed by
engineer/inspector, Dispose of unit no longer in use at an appropriale recycling or solid
waste facility.

e  Accumulated sediment shall be removed from the dandy sacks when the containment
sack is one-third full. Remove the sacks with lifting straps and empty using dumping
straps.

s  The catch basin sumps will be inspected for sediment build-up and cleaned when
sediment has accumulated within 12" of the outlet.

e Temporary and permanent seeding and planting will be inspected for bare spots,
washouts and healthy growth

e A maintenance inspection report will be made after each ingpection

e All necessary repairs to erosion control measures must be made as soon as possible.
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Corrective Actions:

e Tf corrective actions are identified by OCC’s on-site project manager during the inspection, they
will notify and submit a copy of the inspection report to the OCC’s project manager. For
corrective actions identified, OCC’s on-site project manager will be responsible for initiating the
corrective action within 24-hours of the report and completing maintenance as soon as possible or
before the next storm event. For any corrective actions requiring a SWPPP amendment or change
to a stormwater conveyance or control design, OCC’s on-site project manager will notify the
project manager as soon as possible before initiating the corrective action.

® When corrective actions are completed, a log will be kept to describe the repair, replacement, and
maintenance of BMPs undertaken as a result of the inspections and maintenance procedures
described above. The log entry should reference the specific inspection report related to finding
the deficiencies. Please see Appendix H for the Corrective Action Log.

e If changes and updates of the SWPPP are necessary, a log will be kept to describe any additions
of new BMPs, replacement of failed BMPs, significant changes in the activities or their timing on
the project, changes in personnel, changes in inspection and maintenance procedures, updates to
site maps, and so on. Please see Appendix G for the Corrective Action Log.

Per Chapter 32 of the City of Portland Code of Ordinances:

Any person owning, operating, or otherwise having control over a BMP required by a post
construction stormwater management plan shall maintain the BMPs in accordance with the
approved plan and shall demonstrate compliance with that plan as follows:

(a) Inspections. The owner or operator of a BMP shall hire a qualified post-construction
stormwater inspector to at least annually, inspect the BMPs, including but not limited to any
parking areas, catch basins, drainage manholes, pipes and related structures, in accordance
with all municipal and state inspection, cleaning and maintenance requirements of the
approved post-construction stormwater management plan.

(b) Maintenance and repair. If the BMP requires maintenance, repair or replacement to
function as intended by the approved post-construction stormwater management plan, the
owner or operator of the BMP shall take corrective action(s) to address the deficiency or
deficiencies as soon as possible after the deficiency is discovered and shall provide a record
of the deficiency and corrective action(s) to the department of public services (“DPS”) in the
annual report.

(¢} Annual report. The owner or operator of a BMP or a qualified post-construction
stormwater inspector hired by that person, shall, on or by June 30 of each year, provide a
completed and signed certification to DPS in a form provided by DPS, certifying that the
person has inspected the BMP(s) and that they are adequately maintained and functioning as
intended by the approved post-construction stormwater management plan, or that they
require maintenance or repair, including the record of the deficiency and corrective action(s)
taken,
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(d) Filing fee. Any persons required to file and annual certification under this section shall
include with the annual certification a filing fee established by DPS to pay the administrative
and technical costs of review of the annual certification.

(€) Right of entry. In order to determine compliance with this article and with the post-
construction stormwater management plan, DPS may enter upon property at reasonable hours
with the consent of the owner, occupant or agent to inspect the BMPs.

Maintenance Schedule:

e The dumpster area shall be inspected routinely for spillage and should be cleaned as
necessary. All outside waste receptacles provided for public use should be routinely
emptied.

e The catch basins and drain manholes shall be inspected at least twice annually and after
major storm events to ensure they are functioning properly. At a minimum the catch basins
on site shall be cleaned biannually, Sediment shall be removed when it approaches half of
the sump depth. If floating hydrocarbons are observed during an ingpection, the materials
shall be removed immediately by skimming, absorbent materials, or other method and
disposed in conformance with applicable state and federal regulations.

e The Stormwater Planter shall be inspected at least twice annually and after major storm
events to ensure it is functioning properly. If the stormwater planter does not drain within
72-hours following a rainfall event, a qualified professional shall assess the condition of the
facility to determine measures required to restore filtration [unction, including but not
limited to removal of accumulated sediments or reconstruction of filter media. The highest
maintenance burden occurs during the first two years of operation as the vegetation grows
and the system begins to stabilize. Once vegetation is established, maintenance decreases
and becomes very predictable, similar to what is required for standard landscaping.
Common maintenance tasks include, raking, and pruning of vegetation,

e The preferred method of removing and cleaning the sediments, debris, and hydrocarbons
from the drainage structures is by a vacuum truck. Other reasonable methods will be
allowed.

Inspection & Maintenance Overview:

e All sediments and hydrocarbons shall be properly handled and disposed, in accordance with
local, state and federal guidelines and regulations.

o The dumpster areas shall be inspected routinely for spillage and shall be routinely emptied.
All outside waste receptacles provided for public use shall be routinely emptied.
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I certify under penalty of law that this document and all attachments were prepared under my direction or
supervision in accordance with a system designed to assure that qualified personnel properly gathered and
evaluated the information submitted. Based on my inquiry of the person or persons who manage the
system, or those persons directly responsible for gathering the information, the information submitted is,
to the best of my knowledge and belief, true, accurate, and complete. Tam aware that there are significant
penalties for submitting false information, including the possibility of fine and imprisonment for knowing
violations.

Name: Steve Long Title: Project Manager

Signature: Date:
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6. Consistency with City Master Plans

The project developers and their architects have carefully considered the City of Portland
Comprehensive Plan and believe that the project is very consistent with both the broad goals and
specific design guidelines:

The project is located in the B-5b Urban Commercial Mixed Use Zone, and is also in Old Port
Historic District.

Highlights of the proposal’s consistency with applicable master plans are as follows:

Mixed Use

A theme of the Urban Commercial Mixed Use Zone is to develop mixed use projects that will
create a vital and active mixed use urban area that generates life and use every day of the
year and all hours of the day. The applicant’s believe that the project achieves that goal fully:
the projects combine restaurant, hospitality and residential uses and will convert an urban gravel
parking lot into a hub of varied activities for residents, workers, and visitors.

Pedestrian-Oriented

The redevelopment of this corner lot at the intersection of Commercial and Maple Street will
provide broad brick sidewalks, ADA accessible curbs, elegant and functional lighting, fixed
street furniture, and street trees. The street-level spaces are pedestrian-oriented uses, consisting
of separate entrances for the different uses. The proposed restaurant will have a sidewalk café
component. The parking for the residences and hotel valet will be located behind the building.
These design elements closely follow the Design Guidelines and will create a walkable and
enjovable pedestrian environment.

Contextual Architecture

The architectural design is evocative of the historic look and scale of buildings in the area, while
bringing the best elements of contemporary design. The following aspects of the design are all
fully consistent with the Design Guidelines:

= The buildings are placed at the sidewalk with primary entrances oriented to the street.

»  The building height is consistent with the recommendations of the Design Guidelines and
is consistent with the adjacent Baxter building,

= The building design employs variation in materials, window types and sizes, and
architectural details.

=  Brick, stone-like cast concrete, glass, and high-quality metals are arranged to create
visual interest and variety and to relate to surrounding structures.
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7. Availability of Off-Site Facilities

The project is located on the corner of Maple and Commercial Street in a fully developed area of
the City. There is significant utility infrastructure, including water, sewer, natural gas, electrical
power, and telecommunications within close proximity to the project.

An Existing Conditions Plan is included in the site plan set of this application which indicates the
location of existing utility infrastructure abutting the site.

Water

Existing utilities abutting this project site include a 12 inch cast iron water main water in
Commercial Street. Water service will be provided to the site via a connection this main. We
have contacted the Portland Water District. The District has provided an “Ability to Serve” letter.

Natural Gas
Natural gas service will be provided by Unitil from an existing main in Commercial Street.
Unitil has provided an “Ability to Serve” letter.

Storm Drainage

The site fronts on public right-of-ways in a fully developed urban area. Stormwater flows from
the mixed use building roof will connect into the existing storm drain line running to Maple
Street. Stormwater from drainage structures, directing flows through the site to the existing
drainage structures at the intersection of Maple and Commercial Street, will be diverted around
the proposed building to existing drainage structures at the intersection of Commercial and the
former Foundry Lane.

The stormwater management report included in this application addresses the design and analysis
of the proposed storm drainage system in detail.

Sanitary Sewer

One new sanitary sewer connection is proposed as part of this project. There will be a grease trap
connected to the hotel and restaurant kitchen areas. The grease trap will then be connected via a
wye connection to the 8” domestic service. The 8” service line will then be connected to the
existing sewer main located in the former Foundry Lane. This connection will be accomplished
by coring a new 8 inch sewer line into an existing sewer manhole.

A Wastewater Capacity Application has been completed and is included as part of the
submission material.

Electrical Power

Existing overhead power is provided by Central Maine Power on pole lines within the public
right-of-way. The proposed service will be brought from an existing pole on York Street to an
existing pole on Maple Street. From this pole the service will be brought via underground
conduit to a pad mounted transformer. From the transformer electric power will be brought to the
building in underground conduit. CMP has provided an “Ability to Serve” letter.
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Telecommunications

Fairpoint’s telecommunications facilities are located on York Street. The proposed service will
be brought from an existing pole on York Street to an existing pole on Maple Street. From this
pole the service will be brought to the building via underground conduit. Fairpoint has provided
an “Ability to Serve” letter.

Cable television is provided by Time Warner Cable and will be provided to the site via
underground conduit located adjacent to the telecommunication lines. Time Warner Cable has
provided an “Ability to Serve” letter.
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Portland Water District

Frowm SEBaco Laveg To Casco Bay

October 15, 2012

Opechee Construction Corporation
11 Corporate Drive
Belmont , NH 03220

Aitn:  Steve Long
Re:  Marriott Courtyard; 311 Commercial Street, Porfland
Ability to Serve with PWD Water

Dear Mr. Long:

The Portland Water District has received your request for an Ability to Serve determination for
the noted site submitted on September 12, 2012. Based on the information provided, we can
confirm that the District will be able to serve the proposed project as further deseribed in this
letter.

Please note that this letter does not constitute approval of this project from the District. Please
review this letter for any special conditions specified by the District and to determine the
appropriate next steps to take to move your project through the submittal and approval process.

Existing Site Service

According to District records, the project site does currently have existing water service. A 1-
inch diameter copper water service line, located as shown on the attached water service card,
provides water service to this site. Please refer to the “Conditions of Service™ section of this
letter for requirements related to the use of this service.

Water System Characteristics

According to District records, there is a 12-inch diameter cast iron water main on the west side of
Commercial Street and a public fire hydrant located adjacent to the site.

The current data from the nearest hydrant with flow test information is as follows:

Hydrant Location: Commercial Street 200" east of Maple Street
Hydrant Number: POD-HYD00061
Last Tested: 8/14/1992
Static Pressure: 103 psi
Residual Pressure: Not Measured
Flow: 1,537 GPM

PO - 311 Commercial Street - Ability to Serve Determination - 2012.docx lof2
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311 Commercial Street October 15, 2012
Portiand, ME Ability to PWD Serve Determination
Public Fire Protection

It is anticipated that this project will not include the installation of new public hydrants o be
accepted into the District water system. The decision to require new hydrants and to determine
their locations is solely that of the local fire department. It is your responsibility to contact the
Portland Fire Department to ensure that this project is adequately served by existing and/or
proposed hydrants.

Domestic Water Needs

The data noted above indicates there should be adequate pressure and volume of water to serve
the domestic water needs of the proposed hotel, restaurant and residential units. Based on the
high water pressure in this area, we recommend that you consider the installation of pressure
reducing devices that comply with state plumbing codes.

Private Fire Protection Water Needs

It is anticipated that this project will require water service to provide private fire protection to the
site. Please note that the District does not guarantee any quantity of water or pressure through a
fire protection service. Should private fire protection be required, please share these results with
your sprinkler system designer so that they can design the fire protection system to best fit the
noted conditions. If the data is out of date or insufficient for their needs, please contact the
MEANS Division to request a hydrant flow test and we will work with you to get more complete
data.

Conditiqns of Service

The District can confirm that the existing water system has the capacity to serve the proposed
mixed use development. As your project progresses, we advise that you submit any preliminary
design plans to the MEANS Division for review of the water service line configuration. We will
work with you or your representative to ensure that the design meets our current standards. If the
District can be of further assistance in this matter, please let us know.

If the existing 1-inch diameter water service at this site will no longer be used, then it must be
retired by shutting the corporation valve and cutting the pipe from the water main.

If the District can be of further assistance in this matter, please let us know.

Sincerely,

Portland Water Distriz
Glissen Havuy, E.L
Design Engineer

PO - 311 Commercial Street - Ability to Serve Determination - 2012.docx Zaf2
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orthern Utifities, Inc.

October 3, 2012

Steve Long

Opechee Construction Corporation
11 Corporate Drive

Belmont NH 03220

Re: Marriott Courtyard, Commercial Street, Portland, ME
Thank you for your interest in using natural gas for the above referenced project.

Unitil does have natural gas in the vicinity of this project to provide service. The evaluation, to
complete the design, costs and determining if any customer contribution is required, will need to be
completed prior to commitment to provide service fo this project. Unitil welcomes the opportunity for
further discussions regarding this project. Please contact me to identify what information Unitil will
require to complete this evaluation.

If you have any further questions or require additional information, please contact me directly at
(207) 541-2505 or at fowler@unitil.com .

Sincerely,

Holly Fouwlov

Kelly Fowler
Sr. Business Development Representative

1075 Forest Avenue,
Poriland, ME 04103-3321

Phone: 866-933-3821
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Central m‘*;;qm SyeT

September 13, 2012

Opechee Construction Company
C/O Mr. Steve Long

11 Corporate Drive

Belmont, NH 03220

RE: Three Phase Electric Service, Marriott Courtyard, Commercial Street, Portland,
Maine :

Dear Mr. Long,

This letter is to advise you Cenfral Maine Power has sufficient three phase electrical
capacity in the area to serve the subject project.

Once the project is accepted by the City of Portland, the owner will need to call our
Customer Service Center at 1-800-565-3181 to sign up for a New Account and a Work
Request Order so we may provide an aciual cost.

I will need to know what size service and voltage the Customer will be requesting.

If you have any questions please feel free to call me at 828-2882.

Sincerely,
“Paul DuPerre

Energy Service Specialist

Laedasl coportunity emalavar

1| Pordland, Maine 04103



Fairpoint Communications
Engineering Dept.

5 Davis Farm Rd
Portland, Me. 04103

June 11, 2010

Steve Long

Opechee Construction Corporation
11 Corporate Drive

Belmont, NH 03220

P (603) 527-9090

F (603) 527-9191

C (603) 387-7099

To whom it may concern:

Fairpoint Communications does have the ability to service the proposed building at 311
Commercial St. Portland, Me. per the Public Utilities Commission Tariff,

Design requirements if underground are 4”conduit with pull string, Backboard & ground
source.

Service must be requested through the Fairpoint business office 1-866-984-3001

Sincerely,

John Caprio

Engineer

Fairpoint Communications
207-797-1678
jeaprio@fairpoint.com
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From: Pelletier, Mark [mark.pelletier@twcable.com]
Sent: Thursday, September 27, 2012 12:49 PM

To: Steve Long

Subject: RE: Marriott Courtyard - Commercial Street
Steve, J.B.Brown & Sons,

Time Warner Cable does have Aerial facilities on existing pole line on York St and Commercial St's. We do not have any facilities
on Maple St between York and Commercial. We can provide services to the Hotel, restaurant and residential units,

Please keep me in the to preconstruction meetings and route to bldg as | will like to attend a few to state what is needed, getting
plans etc.

Mark

Mark Pellefier

Construction Project Coordinator
Time Wamer Cable

118 Johnson Rd

Portland, Maine 04102
207-253-2324
mark.pelletier@twcable.com

From: Steve Long [mailto:stevel@opechee.com]
Sent: Tuesday, September 25, 2012 9:36 AM

To: Pelletier, Mark

Subject: FW: Marriott Courtyard - Commercial Street

Mark

Opechee Construction Corporation (OCC), on behalf of our clients, J B Brown & Sons, is requesting an "ability to
serve letter” for the above mentioned project. OCC will be submitting a site plan application to begin the approval
process with the city of Portland. The applicant is seeking to construct a new six-story building which will include a
131 room hotel, a 7,000 sq.ft. restaurant and 14 residential units. Currently the property is used as a parking lot.

Attached is a Conceptual Site Plan to assist you with your review.
Please do not hesitate to contact me if you require more information or have any questions.

Thank you

Steve Long

Opechee Construction Corporation
11 Corporate Drive
Belmont, NH 03220

file://L:\Portland\JB Brown Site\05 Plans & Design Documents\Permitting\Utility Permits & Approvals\... 10/19/20
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8. Solid Waste

Solid waste for the hotel, restaurant and residences will be placed in a trash area located on the
west side of the building, adjacent to the existing Maple Street parking lot. This area will be
screened. Hotel and restaurant waste will be collected by their staff on a daily basis. Residents
will bring their trash to the trash area individually. The dumpster and recycling bins will be
purchased or leased from a commercial waste removal vendor.



Sl

9. Code summary per NFPA 1 and Fire Dept. Standards

Fire/Building Codes - The building will be designed in accordance with the City Building Code,
as well as all applicable local, state, and federal codes/laws. The building will be fully
sprinklered in accordance with NFPA 13, and will have fire detection/alarm systems as dictated
by NFPA. 72 and the underlying codes.

Technical Standard 3.2 - Fire Hydrants: Municipal fire hydrants are readily available on Maple
Street and Commercial Street.

Technical Standard 3.3 - One/Two Family Sprinklers - Not applicable

Technical Standard 3.4 - Fire Department Access: Fire department access is provided via City
Streets for 2 sides of the building. The building will display the assigned street numbers, and all
elevators will accommodate an 80 x 24 stretcher.

Technical Standard 3.5 - Access Lanes and Gates - Not applicable

Technical Standard 3.6 - Subdivision Standards - Not applicable

Technical Standards 3.7 through 3.11- Blasting - Geotechnical investigations show no evidence
of ledge in the proposed development area. Accordingly, blasting operations are not anticipated.
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11. Verification HVAC meets state and federal emissions requirements

HVAC equipment has not been specified and selected yet, but Opechee Construction
Corporation, as an experienced design/build general contractor with on-staff licensed architects
and engineers, will ensure that all systems are specified and installed in full compliance with all
codes and regulations, including but not limited to state and federal emissions requirements.
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Project: Commercial & Maple Street Mixed Use Development JP*- 14
Location: Portland, Maine

Date: —+8=22-42— Revised 01-02-13

LIGHTING FIXTURE SCHEDULE
Lamp numbers refer to Osram Sylvania designations. Also approved are equal lamps manufactured by General
Electric, and Philips. Voltage for exterior luminaires shall be veritied with the project electrical engineer,

Type: S1

Description: ~ Street light luminaire and pole as identified by the City of Portland Watertront
Commercial District large series. Luminaire shall include dropped refractar to provide
Type IV optical distribution. Pale shall be tapered steel, 20°-0” in height with a 4’-4” top
bracket arm. Luminaire finish shall be black. Provide integral photocell with luminaire.

Lamps: (1) MS175/PS/BU-ONLY

Manufacturers: Holophane Lighting # ESU 175PM MA CMA 45-64319 (luminaire)
Holopharne Lighting # OUC 6063-T6 (bracket Arm)
Holophane Lighting # Cambridge series (pole base)

Type: 82

Description:  Similar to Type S1 except City of Portland Walerfront Commercial District medium
series. Pole shall be 157-0" in height.

Lamps: (1) MS175/PS/BU-ONLY

Manufacturers: Holophane Lighting # ESU 175PM MA CMA 45-64319 (luminaire)
Holophane Lighting # OUC 6063-T6 (brackel Arm)
Holophane Lighting # Cambridge series (pole base)




City of Portland Technical Manual

Type S$1

Section 10 - Municipal Street Lighting
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Holophane
Esplonads

Tapared
Steal Fole

Decarative
Cost Bnse

Series Lurminaira

LUMIHSIRE

Holophane Lighting modsl ESLATSMH 1 &84 —F
Lurninaire ahall b2 furnfahed and inatallsd
by The Central Maine Powsr Company under
the municipal lease agreement for strest
lighting.

Luminalre shall be manufocturer's standard
black color,

LARIE.

Holephane Lighting model S—M175/ 83471
vertizal mounted, 175 watlt mogul base
clagr metal halida lomp.

EBRACKET 4RM

Holophame Llghtlng model QLS &DE3-TE
Alurninurn Srossarmn ceith o post—top fitting
far @ 3-1/2" by 8" tenon.

Bracket arm aball ke manufooturer'a
stondard  black colar.

SUP FITTER

Holophorne Lighting model BHLFEOG—S584 85

(Brston Harbor Series)

2-3/8" Q.0 with ewhel caat fitter
Shp fitter shall be manufacturer's standard
hinck. colar.

LIGHTIME POLE
Tapsred etesl pole shaft rated for o @0mEph
wind load with o 1.2 qust factor. Provids
four hat—dipped galronized steel L—tvpe
anchar belts.

Lighting pole shall be manufactursr's
standard  black colar.

DECORSTIWE POLE RaSE

Holephaona Lighting model Combridge Serlas
Decorgtive elamshell cost aluminum base,
Hardwore shall be atainlezs ateel
Decerativa pole bose shall be

ranufacturer’s stondard  black color.

Strest/Sidswalk lighting for two—way atrests

with parking on both sides,

Suggeated lavouk:
0108 ft on center {one slde only)
175—225 & on center (staggared
patterm both sides)

City of Portland, Maine
Street & Ridewallt Lighting
WATERFRONT COMMERCIAL DISTEICT
Large Seale Lighting Pole

a8 B0y

DATE:
AUGUST 2009

REVISED:

CITY OF PORTLAND, MAINE

TECHNICAL STANDARDS MANUAL

MUNICIPAL STREET
LIGHTING STANDARDS
SECTION X

FIGURE:

EASTERN WATERFRONT DISTRICT LARGE
SCALE LIGHTING POLE

X-5B
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City of Portland Technical Manual

Section 10 - Municipal Street Lighting
‘ Type sz ‘ Adopted 7/19/10

T 1o

18 —3" {nominal height]

15
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Haolephane
OUC Seres
Erocket Arm

Holophane
:' Ezplanade
Sefies Luminaire

Taparad
Sheel Fole

Decoratie
Cast Boss

LI A IRE

Helophane Lighting rmedel ESUITEMH2A4-R
Luminolre shell be furpished and installed
by The Central Maine Pawer Zormpany undar
the municipal lease agreement for streat
lighting.
Luminalra ehall be monufacturer®s stondard
black calar,

LapP

Helophone Lighting model 3—-M175/U 84471
Wertical mounted, 175 watt magul base
clear rmetal halide lamp.

BEACKET aRW
Hotaphone Lighting maedsl OUC BLEI-TS

Auminum crossarm with a post—top fitting
for a 3—1/72" by B tenon.
Brackst arm shall be manufacturer's
stondard  black ealor.
alLlF FITTER
Helaphone Lighting medsl BHLF200-5CA.505
(Braten Harber Berias)
2-3/8" 0.0, with swivel cast fitter.
Elip fittar shall ba manufocturer’s standard
black caler,

Topered atesl pole ashatk rotad for o 90mph
wind lond with o 1.3 gust foctor. Pravide
four hot—dipped galvanized stzel L-type
onchor bolts.
Lighting pole shall be manufocturer's
stamdard  black calor,
ORA a5
Helophone Lighting modsl Cambridge Sariza
Decorative clamshell cost alurminum base,
Hardware shall be stainless sisel.
Dezorative pole bose shall be
manufacturar's standard black calar,
AFPLICATION
Street, Sidewalk lighting for two-~woy streste
#ith parking on ona sides, oF one—wagy
straets,
Suggasted lavout:
E0—-100 ft on center (nne side only)
150—230 ft on cantar {ataggered
pottern both sides)

City of Portland, Maine
Streel & Sidewallk Lighting
WATERFRONT COMMERCIAL DISTRICT

Medium Scale Lighting Pole

E
0B B5 0y
DATE: MUNICIPAL STREET FIGURE:
AUGUST 2009 CITY OF PORTLAND, MAINE LEGHTING STANDARDS
TECHNICAL STAMDARDS MAMUAL SECTION X
REVISED:
EASTERN WATERFRONT DISTRICT MEDIUM X-5C
SCALE LIGHTING POLE

245



Existing light within upper parking lot



] Type S3 & S4 | Wall mount=12 feet; Pole mount=14 feet
UCM — Universe Medium Housing Scale '

‘ TYPE

-~

Ly

Jul

RESET

s Sartof AALs Designer 551 Series

e« Micraemitlar® rellector lechnology .
o DLCapprovad (Types 3 anc b, 5000K]

® First decorative, modular systam with .

precise LED aiming cepabilifias *
Field replaceatle | FT EritterDeck”
upgrada kils e
LifeShiald™ Protoction System

0- 10y dimming capabiilies

s Surge protection included

Pawder cost fin'sk in 13 standard calors
with a palyrmer pririer sealer

2. LUMINOUS 4, LAMP! 8. HOOD
1. LUMINAIRE HOOD 3. OFTICS BALLAST 5. COLOR OPTIONS 7. OPTIONS 8. MOUNTING ‘
| T T T 1 1] ] |
UCM
1. LUMINAIRE 5. COLOR SPECIFICATIONS
CucM  Universe medum LI AWT (e Whits) U CRT (Corien) HOUSING
L1 BLK (Biack! O] AL fidatle Aluminum) The fixture ballast housing shall be ore-pisce dia-
2. LUMINQUS /HOOD O wTR fate Biagk O MDG (Megiim Gray) cast aluminum. The luminous rings shal be clear
O e (Dark Graen) O ars {dntiqus Grean) acrylic with an ntarnal lers. The lens shall be
NO | UMINOUS & HOOD O 032 sk Branze) O LGy fLight Gey) lightly diffused acrylic, sealed to the housing and
ANGLED BELL  FLARED STRAIGHT SKIRTED | [0 WRZ Wheathersd Bronse) L1 RAL/PREMIUM | shade with malded silicone gaskets. The hood
0O anve O eEL FLR O sTr BETE 1 BRM (Heiztic Bronze) ! COLOR (Pravide R4 ) and spacers shall be beavy gauge spun aluminum
' P Ly : ) with hemrned edgeas for added rigidity,
B CUSTOM COLOR v &
LUMINOUS & HOOD D vBL (i Sive) ol AR . _ R
{Provids coior shiip for me Allintarnal and external hardwars shall be

4 LUMINCUS  SCLID VERTICAL  LUMINGUS e B e
WINDOWS RINGS SLOTS RINGS 6. OPTIONS - HOOD /e ialueal cogpsr and stainiess skl The fi hal ist of di Falm i

it R ; Vi ~ | hoods are isfiadd {0 develag 2 pating aver fime. A painted hoods g fixture shal consist of die Gast alurminum coor
O wnp-ane O sr-ana O vsLang O Lum-aNG have the underside of the foods finished i figh refectance whils ) framna and rirg gssembly. The hood ring assembly
O wnp-eeL O sr-eeL [ wsi-seL O LUM-BEL | :

& who-Flr O sr-Fir O vserlr O LUM-FLR |

U cop fcappsr) LISTS (Stainess steai)

O wvsLstr O LUM-3TR
O wstsks O LUM-SKB

[ sr-sTR
O sR-sKB

O wND-sTR
O whD-sKB

3. OPTICS

LED &0 light smitting diode arrae 72 watts. Class 1, 120 thr 277 volt
Warm whits (3000K), Neutra! white (4000K), Brigit white (5000K))
O Te-60LED-wWw [ T4-6OLED-Ww

00 1a-60LED-NW [ 14-60LED Mw |
U T2-60LEC-BW ] T4-80LED-BW
O ta-goLeD-wyw [ T5-80LED-Ww
O tseoen nw O T BOLED-NW
O Ta-gsoLED-Bws O T5-80LED-BW*

*DLE Listed

HORIZONTAL REFLECTOR (sag feris)
O Hz (e 2 T HS (Tige 31 T Ha (Trpe 4) Ll 15 (Tipe 5

O aR5 (Type s
EMNS (Acrpfic. Maximum 103 watls)
|

O] gra(iped)

CFAL
Q&

4. LAMP/BALLAST

COMPACT FLUQRESCENT

GE FPOQEX {amp. -10°C main stadd lsmp
PLST

METAL HALIDE

Madium base ED-17 faimp

Osomy Tl7omH

512 bass, T-0 caramic lamp

LI romHTS

ELECTRONIC METAL HALIDE

Medium Gasa, ED-17 lamp

O 7oraHEs O 10omHER O 150MHER CJ1500MHTEER

(312 base. -6 ceramic famg

O 7o0MHTEER

PULSE START METAL HALIDE

Meaiumsmogu! base

[ 150980H 1 175PSMH (GA ony)

512 hase, T8 csramic lamp

[ 150PSkHTS

HIGH PRESSURE SODIUM

Mogiomsmagid hase

Oaonps Orodrs Oinodes O 1soHePs

INDUCTION LAMP (AL oniy, i85 iuminoos slements)

L 55 oy L IL-g57851)

All batasts are faptary wired far 277 valts, uniess spegified. Lamps nol

frctucisd axcant LED,

& aomH

7. OPTIONS

OFTG (Fa glass fens)

OIRCK fHock uard paiated Hack)

OsLe iinternal sfesve to biock fight when lumisous slemsnt chosan)
O=Lp {Lightly diffussd faish on fat glass fens)

LIHs3 (House side shigi. Not for Type 5)

Caary {Far HID, xcap! S0MKA & 50HPS. Not available with LED.)
Oac T4 sacket] Clars (T-4 restrive coniralier & sooxet)

Ormr {Past lap mount, shios over 2 4'4100mm po'e, Reflectar
madal anlyi

LI iemd fPost lop maunt, GA3/S &Opal lens only)
LIPS {Paddant mount, 48°/1220mim stem & canopy with swival)

INNER LENS — (Lum onfy, Spiaral inngr lens adds color o te ring
adges when Muminatsa)

OBL (aie O Gan (Green) U RO iRed)

8. MOUNTING — fijust choose ane

WALL MQUNT

O wad Owwas Owwas  Owmss
O wwaso Owmsto Owwatt Owwmaiz
O wimats Owestr Oweats  Twmazo
O wiazep Owmaze Thwmazr Ownazs
O wiaza

POLE MOUNT

Osiaz  Osias  Osias OsLag-2
Os.ar  Osiarz Osiars Osiars-e
Osiasp Ostas Osias-2 Oseato
O siaioe Osiete Osiatez Csiar
O sLat7e Osiatris Osiatms-2OsLas
O sLata-2 Ostazo Oatazoz OsLazos

Olsiazos2 [ sLazoc
Ostazon-2 OsLazeo

O sLazos-2 OsLazos
O sLazoc-2 O sLazop

[0 sLeze Osiazez Olsiazdisy DsLazas-2
Otraa  Omrar O7trRare Otres
O tras-2z Otres OTRse-2

- Arms .’:‘ll 3Rs & Acnessonas

shall be fully sealed with a molded sil'cone gasket.
The daor frame shall e hingad ta tha ring ana
opaned with lwo caprtive fastaners for relamping.
The tempared sag glass lens is hed inthe door
frame with a rmolded silicorna gaskel

GR3/E — A boresilicate glass refractor lens with

2 Type 3 or Type & distribution shall be attached
to an aluminum frame. Three caplive fastanars
shall be loosenad to turn and remove the lens Tor
relamping.

0AL - Molded opal acryliz lens and an aluminum
frame. Three cagfive fasteners shall be loosened
to lurm and remove the lens lor relamping.

FULL CUTOFF (Horizontal oniy)

The reflector modeals. less luminous element, is
classified as full cutctf, meaning there is zera lighl
amilled a: 9C° harizontal ar above.

OPFTICAL ASSEMBLY {Horfzontal only)

The reflecior module shall be composed of
facetad, semi specular anadized aluminum panels
rigidly attached ir an aluminum tray. The reflacior
shall be easily removed by loosening tour screws
and litting it oul the tray. The reflecior tray shall

ba rotatable or 90° centers for orenting tha light
distributon. The reflectors shall mast ANSI-

IES srandards for full gutoff {wthout luminous
clamert)
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UCM - Universe Medium Housing Scale

‘ TYPE

ELECTRICAL

LED MODEL

120 thru 277 volt. All electrical components are mountad
diractly tc the driver tray for maximum haal d'ssipation.
Class 1 electrical classification. O - 70w cimming
capahilities. LifeShisld™ Pratection System included far
exltrerra temperalura locations (-30°C to 80°0) 1204277
val: Universal with 3mA maximum input current ang 1mA
rmaximum crive current, Input power 0.5 watt for 120 valt
and 1.25 watt “or 277 velt. The anboard surge protecto-
shall be ' L. recogrized ard have a surge current rating
of 10,000 Amps using the industry standarg 8/20uSec
wave, The surge protectar shall have a clamping veltage
of 320V anc surge rating of 372J, The case shall be g
high-temperatura. flams resistart plastic enclosure. LED
constant curran: driver operales al 350mA.

OTHER MODELS

The bzllast shall be mountad on a prewired tray with a
quick disconrect plug and remacved by loasening two
cap.ve socrews. HID ballasts are high power laclor, raled
for -30°C starting. Sockets are medium or G12 base, pulsz
rated parceiain, Ballasts are wired at the factory for 277
wollg,

MICROEMITTER™ REFLECTOR

Pracisicn injection molded, highly spacu ar refleciors ara
positionsd to achieve directional cantrol towsard desirec
rask. Sacondary refleclors with a concave. specular
medium hammertone Tnish ars used o redirect light

dowrward, The entire assermbly fastans to the housirg as a

one-piece module and features wiring quick-connects for
easy installation. Standard color temperatures arg 3000K,
ANOOK and 5000k, Rated luminous efficacy ig 240 Im/W
with ratec ight output of »2864 for 5000K LED, standard
mount. MicraEmitters are fizld replaceable.

MOUNTING

[he fixlure shall be attachad to the arm 2ssembly with
three stainless steel balts. The connection shall be sealed
with a silicona comprassion gasket.

PM  The post top versicn sha/l slip over a 4°/100mm O.0,
pale or tenon, and securad with six stzinlass steal sal
SCrews,

FINISH

Fixtura linish consisls of a five stage pretreaiment regimen
with a polymer primer sealer, oven dry off, and tap coated
with a thermoset super TGIC polyaster powder cosl
finigh. The linish shall meeal lhe AAMA 8052 porformanco

specification which Includes passing a 30050 haur salt
spray test for corresion resistance,

CERTIFICATION
Listed with ETL for outdoor, wat location use, Canforms ta
L1588 gnd Caracian C5A Std. ©22.2 no. 2540 standard.

WARRANTY

Universe LED, including housing, LECs and slectrical
companents, ig warranted for five years, other fixtures are
three years, Any unautharized returr, repair, replacement
or modification ¢f the Product(s) shall voic this warranty.
This warranty applizs only 10 the use of the Praduct{s)

as intendec by AAL and dees nat cover poles, arms,
mounting, or any misapplication or misuse ¢f said
Product(s), or installation ir hazardous or corrosiva
ervironments. Contact AAL for complele warranly
lznguage. exceplions. and limitations.

AAL raserves ths right fo change product spscifisations without noiice.,

Tha fies! dimansion is ihe hefgh! of fixtires wilh LEDs or forzonta! rafleciors,

3.9

DIMENSIONS The second s for the opal lens and the thicd s the mass refractor fixture,
HOOD MO LUMINOUS 4 LUMIOUS  SOLIDAINGS (SR) VERTICAL SLOTS | LUMIOUS RINGS
WINDOW (WIN) (vsL) (LUM)
& N N TN
ANG —
v j %
s ™ ———— £
20555 0mm 20 57523mm
Ey e £2.2°78E3mm 22.4588mm
Bl 2 206528 215
e
2EL —
¥ oocmmrsrree B )
15.87/40%mm 21.4%543mm Hadmm 214 ,.f‘:ﬂrn.
A 24 dmm 18 M57mm 22.27563mm Sremm 2 ogdmm
18,742 4mm 20.687528mm A38ma 2R
FLR — =
A A, i at i L TN
tag ;"503-""“ 20%508mm
22.37585mm 22.57/RGbmm 22, r';fﬁﬂfr-rrrr
DiA: 22'758ema) 21 E33mm 21533mm 17596
AN e T
8TR £ 2 —
| =

1885 503mimn
22.537/58amm:

DiA: 247461 0mm 20,3431 mm
SKE =
.'r \
18.7°500mm 23 g ;*5.9,7. Thit) 2
s 187 500mm 25.37607mm 2427156
Did: 24 61 0mem 18 /s 00mm 23 9E07mm 24 2VEAmm 2, y,fa{,'

UCM H3 150MH FTG

WATTAGE: 185

LUMEN QUTPUT: 7192

EFFICACY: 67.6

B2 Uo G2
FORWARD LIGHT LUMEN
FL 30*  48% Y7
Fi 80" 182% 2078
FH g0°  148%  18R0
FWH  90°  0.2% |
BACK LIGHT
BL 30° 29% 491
B B0° 11.7% 1489
BH ant  559% 7348
BvH 80 C1% 1
UPLIGHT
Ll 100" 0% a
UH 180° 0% d

UCM T5 60LED BW FTG WATTAGE: 647

Maounting

Height Multiplier
10 -4.000
15 1.778
0 1.000
25 0.640
30 0.444
35 0.327
40 0.280
45 0.188
50 0.160
UFLIGHT 0%
DOWMLIGHT 100%

|

20" MOUNTING HEIGHT

LUMEN OUTPUT: 3726

EFFICACY, 57.6

B2 U0 G1
FORWARD LIGHT LUMEN
FL 30+ 8.0% 258
Fivt 60° 18.4% 886
FH g0 22.1% 823
FyH a0 1.7% 63
BACK LIGHT
BL an*  79% 285
BM 80° 17.8% 663
2H 80* 22.2% 526
v+ 90t 1.8% 71
UPLIGHT
UL 100" Ch 0
UH  180° % o
3 filas can ba found at www.aal.nat

20 MOUNTING HEIGHT

- - Maunting
o \\\_ \\ Height Multiplier
. - i e DT R
3 10 4.000
i 15 1778
| 20 1.000
/ 25 0.540
i 30 0.444
i 35 0.327
| 40 0.250
| 45 0.198
I 50 0.180
A UPLIGHT 0%
DOWNLIGHT 100%

GHTING

RCHITECTURAL AREA LIG
16555 East Gala A
. E‘I')'
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T—— Fixtures can be pole, wall or pendant mounted.
HEAD
- o e ————..,
4 WINDOWS SOLID RINGS VERTICAL SLOTS

LUMINOUS ELEMENTS Optional elements to add visibility and interest to fixtures.

ANGLED

HOQDS Available in painted aluminum, natural copper or stainless steel.

HIGH PERFORMANCE OPAL ACRYLIC LENS GLASS REFRACTOR
FULL CUTOFF REFLECTOR SYSTEM

OPTICAL SYSTEMS

ARCHITECTUBAL ABREA LIGHTING 10
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UNIVERSE COLLECTION®

One of four modular, luminous elements can be specified to softly
illuminate the shade and add visual interest to the overall design.

The opal lens model (OAL) is well suited for low mounting heights to
softly illuminate general pedestrian areas.

WND 4 WINDOWS WSL VERTICAL SLOTS SR SOLID RINGS LUM LUMINOUS RINGS
The luminous ting {LUN) comes
standard with a diffused inner lens.
An optional colored lens adds edge
lit color to the rings when iluminated.
Not available with UCS.

BL BLUE

ARCHITECTURAL AREA LIGHTING
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Medium Scale

The medium scaled model is designed for pedestrian areas, building perimeters,
streetscapes, store fronts, or atriums
Part of AAL's Designer SSL Serles, featuring exclusive MicroEmitter technology

* Pole, wall, and pendant mounting

+ Full cutoff reflector system in four diStributians f':jir.sr.;ecific: Hlurnination tasks '

Opat acrync !ena. Type 5 distribution for soff, general lighting, 100 watts max
Typaﬁ or 5 distribution for general ||ght|ng .
' -'att metal hailde Inciudmg purse start

DESIGNER
HL

ATLIF IS

ARCHITECTURAL AREA LIGHTING



HOW TO ORDER
Start with the Universe Medium

head.
8.10"
206mm
Select a luminous element if

desired

Select a hood style

| oo

Choose the optical assembly for
your application

Select a lamp/ballast

Specify a standard or premium
AAL color, RAL color, or custom
color (sample color chip required
at time of ordering)

M ES

E Choose any desired hood finish
Choose any other options

Select mounting

Ordering Examples

UCH LUM SKB H3

UG WEL STR

LURMINOUS LAMP HOOD

LUMIMAIRE ELEMENT HOOD OPTICS BALLAST COLOR FINIEH OPTIONS ARM
UCM LUM BEL T3 60LED-BW BLK COoP FLD SLAZ20A
UCM SR ANG GRS& 50MH AL - - WMAS
UCM WVSL STR H5 150PSMH CTR - = PM
UCM WIND FLR OAL IL-B5 AWT 8T8 > SLATY

Weight: 34 Ibs. EPA: 1.14 IP RATING: 65

39 ARCHITECTURAL AREA LIGHTING



WND 4 WINDOWS

n

Cast frame with a diffuzed
actylic lens

8.75"/2256mm diameter
4.17"/105mm high

SOLID RINGS

SR

C

s e

N —
[ [

T o ol

Cast rings with a diffused
acrylic lens

12"/305mm diameter
4.4"/110mm high

VSL

VERTICAL SLOTS

T

Cast frame with a diffused
acrylic lens
8.75"/225mm diameter
4.17"/105mm high

LUM  LUMINOUS RINGS

Edge lit acrylic rings
with a diffused inner acrylic lens
12"/3056mm diameter
4.4*/110mm high

OPTIONAL
LUMINOUS RING COLORS

An internal lens can be added for color
on the ring edges when illuminated.

BL BLUE
RD RED
GRN GREEN T e |

ARCHITECTURAL AREA LIGHTING

ANG  ANGLED HOOD

20"/508mm diameter
6.5"/165mm high

BEL  BELL HOOD

24"/610mm diameter
8"/205mm high

FLR

FLARED HOOD

22"/560mm diameter
6"/150mm high

STRAIGHT HOOD

24"/610mm diameter
4.5"/115mm high

SKB  SKIRTED BELL HOOD

24"/610mm diameter
11.75"/300mm high

Horizontal Reflector

H2 IES Type 2 reflector
H3 IES Type 3 reflector
H4 IES Type 4 reflectar
H5 IES Type & reflectar

Reflector with cast door and standard
sag glass iens

LED

T2 IES Type 2 distribution
T3 IES Type 3 distribution
T4 IES Type 4 distribution
TS IES Type & distribution

Standard sag glass lens

Opal Acrylic Lens - QAL

8"/205mm diameter
9"/230mm high

Maximum 100 waits HID
Mot avaifable with LED

Glass Refractor
GR3
GRS

Type 3 Glass refractar
Type 5 Glass refractor

£.5"/165mm diameter
6"/150mm high
Mot available with LED



Uy M

BOLED-WW

80 light emitting diade array (70 total
luminaire input watts), Warm white
(3500K]. 120 thru 277 volt.

GOLED-BW

80 light emitting diode array {70 total
luminaire input watis). Bright white
(5100K). 120 thru 277 volt.

PL57

57 watt compact fluorescent 120 thru
277 volt ballast, Use GE F57QBX lamp.
-10°C minimum start temp.,

50MH
50 watt metal halide 120/208/240/277
valt ballast. Usa medium base, ED-17
lamp.

7OMH
70 watt metal halide 120/208/240/277
volt ballast. Use medium base, ED-17
lamp.

TOMHEB

70 watt electranic metal halide 120 thru
277 volt ballast. Use medium base,
ED-17 lamp,

7OMHTB

70 walt electranic metal halide
120/277/347 vaolt ballast. Use G12
base, T-6 ceramic lamp.

7OMHTEERB

70 watt metal halide 120 thru 277 volt
ballast, Use G12 base, T-6 ceramic
lamp,

100MH

100 watt metal halide 120/208/240/277
volt ballast, Use medium base, ED-17
lamp.

100MHEB

100 watt electranic metal halide 120
thru 277 volt ballast. Use medium base,
ED-17 lamp.

150MHEB

150 watt electronic metal halide 120
thru 277 volt ballast. Use medium base,
ED-17 lamp.

150PSMH

Pulse start 150 watt meatal halide
120/208/240/277 vaolt ballast. Use
medium base, ED-17 lamp. Not for OAL.

150PSMHTS

Pulse start 150 watt metal halide
120/208/240/277 volt ballast. Use G12
base, T-6 ceramic lamp. Not for DAL,

150MHTGEB

150 watt electronic metal halide 120
thru 277 volt pallast, Use G12 bass,
T-6 ceramic lamp. Not for OAL.

175PSMH

Pulse start 175 watt metal halide
120/208/240/277 volt ballast. Use
medium base, ED-17 lamp.

For GR3/GR5 only.

50HPS

50 watt high pressure sodium 120/277
volt ballast. Use medium base, ED-17
lamp.

70HPS

70 watt high pressure sodium
120/208/240/277 volt ballast. Use
medium base, ED-17 lamp.

100HPS

100 watt high pressure sadium
120/208/240/277 volt ballast. Use
medium base, ED-17 lamp.

150HPS

150 watt high pressure sodium
120/208/240/277 volt ballast. Use
medium base, ED-17 lamp.

ot for OAL.

IL-558

55 watt induction lamp system with
high frequency generater, Specify 120,
208, 240 or 277 volt ballast. -25°C start
temp. OAL only. Less luminous elements.

IL-85

85 watt induction lamp system with
high frequency generator, Specify 120,
208, 240 or 277 volt ballast, -25°C start
temp. OAL only. Less luminous elements.

All ballasts and LED drivers are factory wired
far 277 volts, unless specified. Lamps not
included {except IL and LED aptions).

Alf applicable ballasts are EISA compliant.

All standard and premium AAL colors
available, For RAL and custom colors,
please submit a four-digit BAL number

ar color chip for custom colars.

| Tiisie:

Thea natural copper and stainless steel
hoods are unfinished to develop a
patina over time. All hoads have the
underside finished in high reflectance
while,

STS
Stairless steel

COP
MNatural Copper

QRs

Restrike controller and T-4 mini-can
sockst. Not required with electronic
ballast. (Lamp wattage not io exceed
ballast wattage). Horizontal reflectors
only, Not availahle with LED.

QL

Sackst for T-4 mini-can lamp, field wired
to a separate circuit. (Lamp wattage not
to exceed ballast wattage). Herizental
reflectars cnly. Not available with LED.

347

120/240/347 volt ballast for HID lamp/
ballast. 347 volt only for 50 watt MH and
50 watt HPS. Not available with LED.

SLC
Internal sleeve to block light from the lens
when a Luminous Element is chasen.

HSS
House side shield, factory installed.
Not available with Type 5 or LED.

FTG
Flat glass lens instead of standard sag
glass. Reflector and LED models only.

FLD

Lightly diffused finish on flat glass lens.
Reflector models only. Not available with LED.,
RGK

Rock guard painted black, attached to
door frame, Not for PMR.

PM

Post top yoke mount for use with
the OAL or GR3/5 optics. Slips over
a 4"/100mm pole. Secured with 6
slainless sleel set screws.

PMR

Post top yoke mount for uge with
reflector and LED optics. Slips over a
4"100mm pole. Secured with 6
stainless steel set screws.

PMS

Pendant mount with 48"/1220 mm and
canopy with swivel. Stem and canopy
painted to match the fixture.

ARCHITECTURAL AREA LIGHTING



UCM and UCL

HOUSING

The fixture ballast housing shall be one-plece die-cast aluminum,
The luminaus elements shall be cast aluminum with an internal
lens that is lightly diffused molded acrylic, sealed to the housing
and shade with molded silicone gaskets. The hoods shall be
heavy gauge spun aluminum with hemmed edges for added
rigidity. All internal and external hardware shall be stainless steel

Reflector and UCM LED models—Shall consist of 2 die-cast
aluminum door frame and ring assembly. The hood ring assembly
shall be fully sealed with a molded silicone gasket. The door
frame shall be hinged to the ring and opened with tool-less,
captive fasteners for relamping. The tempered glass lens is

held in the door frame with a molded silicone gasket. For UCM
standard lens is sag. For UCL standard lens is flat.

Opal acrylic lens {OAL}-The UCM and UCL shall consist of a
molded opal acrylic lens and an aluminum frame. Three caplive
fasteners shall be loosenad to turn and remove the lens for
relamping. Not available with LED.

Glass Refractor (GR3 and GRE}-UCM only. A borosilicate
glass refractor lens with a Type 3 or Type b distribution shall ba
attached to an aluminum frame. Three captive fasteners shall be
lcosened to turn and remaove the lens for relamping. Not available
with LED.

OPTICAL ASSEMBLY FOR REFLECTORS

The reflector module shall be composed of facstad, semi
specular ancdized aluminum panels rigidly attached in a die-
cast aluminum tray. The reflectar shall have toal-less removal
and retained by four pressure clips. The reflector tray shall be
rotatable on 20° centears for orienting the light distribution. The
reflectars shall meet ANSI-IES standards for full cutoff reflector
systems.

MICROEMITTER ASSEMBLY FOR UCM LED

Precision injection molded, highly specular reflectors are
positionad to achieve directional control toward desired

task. Secondary reflectors with a concave, specular medium
hammertone finish are used to redirect light downward. No
fasteners are placed on the reflactive surface, The entire
assembly fastens to the housing as a one-piece module and
features wiring quick-connects for easy installation. Standard
color temperatures ars 3500K and 5100K. Other color
temperatures availzable. Fleasea contact factory. MicroEmitters are
individually field replaceable.

FULL CUTOFF

The UCM and UCL reflector models, less luminous element, are
classified as full cutoff, meaning there is zero light emitted at 90°
horizantal or above.

ELECTRICAL

The ballast shall be mounted on a prewired tray with a guick
disconnect plug and removed by turning two caplive laiches.
HID ballasts are high power factor, rated for -30°C starting,
Elactronic ballasts for the UCM {70 or 150 watis) are sound rated
A, Socksts are medium base (UCM), G12 for use with T6 lamp
(UCM), or mogul base (UCL), pulse rated percelain. Compact
fluorescent sockets for a 26, 32, 42 watt lamp are 4 pin,
GX24g-4, with an electronic ballast, -18°C starting. High cutput
fluorescent lamps shall be powered by electronic ballast and shall
e rated for a minimum starting temperature of -10 C. Ballasts
are wired at the factory for 277 volts, unless specified.

For UCM LED, all glectrical components are mounted directly to
the driver tray for maximum heat dissipation. 120 thru 277 volt.
The LED constant current driver operates at 3560mA.

UPGRADE KITS

Fiald replaceable upgrade kits are available for UCM-H reflector
madels only. An entire EmitterDeck assembly, including drivers
and 20 LED MicroEmitters (80 dicdes), is provided. See
installation instructions for complete details,

INSTALLATION & MOUNTING

The fixture shall be attached to the arm assembly with three
stainless steal bolts, The connection shall be sealed with a
silicone compression gasket, The pest top (PM) version shall slip
over a 4"/100mm pole or tenon, and secured with six stainless
steel set screws.

FINISH

Fixture finish consists of a five stage pretreatment regimen with
a polymer primer sealer, oven dry off, and top coated with a
thermoset super TGIC polyaster powder coat finish. The finish
shall meet the AAMA 605.2 performance specification which
includes passing a 3000 hour salt spray test for corrosion
resistance.

CERTIFICATION

The fixture shall he listed with ETL and U.L. for outdoor, wet
location use, UL1598 and Canadian CSA Std. C22.2 no. 250.
IP=65.

EISA COMPLIANCE

AAL is committed to complying with U.S. EISA reguirements. All
applicable products manufactured for sale in the United States
after January 1, 2009, meet EISA regquirements

WARRANTY

Fixture is warranted for three years, except UCM LED, which
carries a 5 year warranty. Ballast components carry the ballast
manufacturer's limited warranty, Any unauthorized returm, repalr,
replacement or modification of the Product(s) shall void this
warranty. This warranty applies only to the use of the Product{s)
as intended by AAL and does not cover any misapplication or
misuse of said Product(s), or installation in hazardous or corrosive
environments. Contact AAL for complete warranty language,
exceptions, and limitations.

ARCHITECTURAL AREA LIGHTING



UNIVERSE COLLECTION®

All arms are unitized, one-piece
assemblies, prewired at the factory for
easy, trouble-free installation.

AT
1195mm

A
E F0OCmm 3

SLA 4 Slips over 4"/100mm O.D. pole.
WT: 14 Ibs. EPA: 1.39

19.5"
495mm

SLA 3 Bolts to 4"/100mm O.D. pole
WT: 8 lbs. EPA: 77

47"
1195mm

55"
= 1400mm

¥

SLA 4-2 Twin arms, slips over 4"/100mm O.D. pole.
WT: 26 lbs. EPA: 2.10

}-« 24'/610mm
30"/765mm T
SLA 7 Slips over 4"/100mm O.D. pole.

WT: 9 |bs. EPA: 1.34
*SLA 7(5) Slips over 5*/127mm O.D. pole.
WT: 11 lbs. EPA: 1.73

ARCHITECTURAL AREA LIGHTING

54'1375mm
56.5"/1435mm”*

54"/1375mm
56.5"/1435mm*

e 48"/1220mm
62"/1575mm

SLA 7-2 Twin arms, slips over 4"/100mm O.D. pole.
WT; 16 lbs. EPA: 2.34

*SLA 715)-2 Twin arms, slips over 5"/127mm O.D. paols.
WT: 18 |bs. EPA: 2.60



UNIVERSE CO|

AAL poles feature American made heat
strengthened A356 aluminum castings

LECTION®

ALUMINUM

3”7 Round Aluminum Pole for UCS only

N

09

CATALOG NO. WIND SPEED
and 6061 T-6 aluminum eXtrUS'O':}S' BASE POLE-WALL WT OAH B5 90 100 110 120 130 140 150
-ThihaTd holes gnfthe f;):clr and f|lve PR3 3R8-125 15 g/24m 119 105 83 67 55 45 37 31
[l Oles are reintorced 1ar maximum
P : PR3 3R10-125 18 1073, 1m 882 78 61 48 38 31 25 20
strength to withstand loads from
luminaires, arms and banners. Bolt C'r?'e: 4 "18?mm ) .
THE T alas ErshEaEs B e Bage d@melter, g XfSFJmm Bolts .78" X 24 in (19mm X 810mm)
. ; Balt projection: 3.50"/88mm
AASHTO wind load standards. The wind /
speeds are based on 3 second gust : et
2 d 4" Round Aluminum Pole
speeds (MPH).
CATALOG NO. WIND SPEED
T = BASE POLE-WALL WT OAH B5 90 100 110 120 130 140 ‘180
. : PR4 4R10-125 25 10Y3.1m 194 171 135 108 89 74 63 bbb
’ PR4 4R12-125 29 12/37m 153 134 105 83 67 56 47 40
] PR4 4R14-125 33 14Y43m 123 107 82 63 50 41 34 29
o PR4 4R16-125 35 16Y49m 10.0 86 64 48 36 29 24 20
OAH f PR4 4R10-226 39 10Y3.7m 238 210 167 135 11,1 83 80 69
PR4 4R12-226 47 12Y3.7m 192 169 133 106 86 7.2 61 53
2 x4 inch PR4 4R14-2268 52 14/4.2m 159 139 108 84 88 &6 47 40
reinforced PR4 4R16-226 58 16/49m 194 123 94 73 57 47 40 33
hand hole
PR4 & PR5 PR4 4R18-226 64 18Y55m 117 100 75 56 43 35 29 24
no hand hole PR4 4R20-226 70 20/6.1m 95 81 59 42 31 24 19 16
available on -
the PR3-3R3 f Bolt circle: 7"/180mm
Base diameter: 9'/230mm Baolts .75" X 24 in (19mm X 610mm)
12" Bolt projaction: 3.75"/5mm
305mm
— B 5" Round Aluminum Pole
oot prajcnon I CATALOG NO. WIND SPEED
N BASE POLE-WALL WT OAH 8 90 100 110 120 130 140 150
PR3 5R14-188 67 14743m 323 284 227 186 155 131 112 986
grout under PR5 5R16-188 74 16749m 273 239 190 155 128 108 92 78
entire base =
PR5 5R18-188 &1 18/55m 228 198 156 127 105 83 74 84
holt circle: PR3 5R20-188 &7 20Y6.1m 188 164 128 103 85 70 59 540
g('}OCathrj{‘IS PR5 5R22-188 93 22/%68m 158 135 104 83 68 56 47 39
° apa
P PR5 5R24-188 99 24/74m 13.1 111 B4 66 53 43 36 30
PR5 5R25-188 102 257 7m 119 100 75 59 47 38 341 2.5
WARNING: Fixture must be grounded in PR5 5R14-250 82 14Y43m 357 315 252 206 17.2 145 124 107
accordance with local codes or the National PRS 5R16-250 91 16Y49m 305 268 213 174 145 122 104 9.0
Electric Code. Faflure to do so may result in — — =
serious personal injury. PR5 5R18-250 99 18Y55m 258 225 17.86 145 120 101 86 7.3
CALTION: Balas shatils fover be sresiad PR5 5R20-250 108 20Y62m 218 1892 148 120 29 83 7.0 6.0
without the luminaire installed. Warranty PR5 5R22-250 117 22Y68m 185 159 124 99 81 87 &7 48
Lo i . ; .
:i;;ﬁgﬁg#'hepo;emerecredmrhou”he PR5 5R24-250 126 24Y7.4m 157 134 103 82 86 55 45 3.8
Decorative poles are found on page 48-49 PR5 5R25-250 131 25y7.7m 145 123 93 74 60 49 440 3.4
NOTE: Adequate drainage must be provided Bolt circle; 10%/255mm
in concrete foundation or in the grout, Base diameter: 12.5"/320mm

HOHITECTURAL AREA LIGHTING

Bolts: . 75" X 24" {19mm X 610mm)

Bolt projection: 4.75"/120mm
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10. Consistency With Design Standards

As described in other sections of this application, the project is consistent with the general design
standards contained in Section 14-526 of the Land Use Ordinance. In addition, there are specific
design standards applicable to the B-5b Urban Commercial Zone that are set forth in the City of
Portland Design Manual. For convenience and to ensure completeness of this section of the
application, the B-5b Zone Design Standards are reproduced below and the applicant’s
statements regarding consistency follow each section in italics.

Excerpt from City of Portland Design Manual (Adopted May 11, 2010)
(¢) B-5b URBAN COMMERCIAL ZONE:
(1) STANDARDS.,

a. Shared infrastructure: Shared circulation, parking, and transportation infrastructure

shall be provided to the extent practicable, with utilization of joint curb cuts, walkways, service
alleys, bus pull-out areas, and related infrastructure shared with abutting lots and roadways.
Easements for access for abutting properties and shared internal access points at property lines
shall be provided where possible to facilitate present or future sharing of access and
infrastructure. There will be shared circulation and parking over the former Foundry Lane.
There will also be common drainage and sewer infrastructure located within the former
roadway.

b. Buildings and uses shall be located close to the street where practicable. Comer lots

shall fill into the comner and shall provide an architectural presence and focus to mark the

comer. The proposed building will be located within a few feet of the right of way along
Commercial Street. New brick sidewalk will be constructed between the building and curb line,
This will allow for greater pedestrian access around the site. The lot is at the corner of
Commercial and Maple Street. Interest and architectural presence will be given to the corner
with the addition of a brick patio with outdoor seating to be used by the proposed restaurant.
This patio will be accented with a granite seating wall at the perimeter.

¢. Buildings shall be oriented toward the street and shall include prominent facades with
windows and entrances oriented toward the street. Uses that include public access to a building
or commercial/office uses in mixed-use developments shall be oriented toward major streets
whenever possible. The building is oriented toward the street with entrances and facades
allowing for pedestrian movement and adding architectural interest. The hotel and restaurant
will have entrances on Commercial Street. The restaurant will have and outdoor patio with
seating along Maple Street extending to the corner of Commercial Street. The residences will
have a separate entrance on Maple Street.

d. Parking lots shall be located to the maximum extent practicable toward the rear of the
property and shall be located along property lines where joint use or combined parking areas
with abutting properties are proposed or anticipated. The parking lot for the residences and
hotel valet will be located behind the building and adjacent to an existing parking lot on
Maple Street.



HISTORIC DISTRICT:
Section 14-651. Standards for review of new consfruction
(a) Scale and form:

1. Height. In addition to the applicable requirements of articles III, IV and V of this chapter, the
proposed height shall be visibly compatible with surrounding structures when viewed from any
street or open space and in compliance with any design guidelines. The proposed building is
approximately the same height as the Baxter Place building to the immediate Noréh of this
site. :

2. Width. The width of a building shall be visually compatible with surrounding structures when
viewed from any street or open space and in compliance with any design guidelines. The
Commercial Street elevation of the proposed building is approximately the same length as the
neighboring Baxter Place building.

3. Proportion of principal facades. The relationship of the width to the height of the principal
elevations shall be visually compatible with structures, public ways and open spaces to which it
is visually related. The proposed building is, as noted above, very similar in scale to the only
other building in the immediate vicinity.

4. Roof shapes. The roof shape of a structure shall be visually compatible with the structures to
which it is visually related. The proposed building will have a low slope, internally drained
roof similar to the Baxter Place building.

5. Scale of a structure. The size and mass of structures in relation to open spaces, windows,

door openings, porches and balconies shall be visually compatible with the structures, public
ways and places to which they are visually related. The proposed building will be 6 stories in
height, the Baxter Place building is 5 ¥: stories above sireet level. The proposed building has
large windows and a different wall material at pedestrian level similar to Baxter Place and
other commercial structures in downtown Portland. The upper floors have numerous windows
spaced according to the use of the interior spaces and a combination of brick and accent
materials.

6. Applicability to Congress Street historic district. In the Congress Street historic district, for
new construction within the B3 zone, the historic preservation board shall not impose conditions
more restrictive than the dimensional requirements (Sec 14-220) of the B3 zone. N/A4

(b) Composition of principal facades:

1. Proportion of openings. The relationship of the width to height of windows and doors shall be
visually compatible with structures, public ways and places to which the building is visually
related. While the windows at the intermediate floors are uniform in size and shape, the
windows af the top floor are varied in width to reflect the different spaces at this level.

2. Rhythm of solids to voids in facades. The relationship of solids to voids in the facade of a
structure shall be visually compatible with structures, public ways and places to which it is
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visually related. The percentage of wall openings as compared to solid wall on the facades is
comparable in relationship to the adjacent structures.

3. Rhythm of entrance porch and other projections. The relationship of entrances and other
projections to sidewalks shall be visually compatible with the structures, public ways and places
to which they are visually related. An entrance “porch” is provided at the main Commercial
Street entrance to the hotel with steps and a concealed ramp to street level similar to the
entrances at Baxter Place.

4. Relationship of materials, The relationship of the color and texture of materials (other than
paint color) of the facade shall be visually compatible with the predominant materials used in the
structures to which they are visually related. As noted above, the predominarnt facade materials
are brick and granite with accent materials as shown on the proposed building elevations.

5. Signs. Any new sign, and any change in the appearance of an existing sign located on a
landmark within an historic district or within an historic landscape district, which is readily
visible from any street or open space shall not be incongruous to the historic character of the
landmark or district and shall comply with the criteria and guidelines specified in the design
manual. Signage has yet to be determined but will comply with the applicable regulations

(c) Relationship to street:

1. Walls of continuity. Facades and site structures, such as masonry walls, fences and landscape
masses, shall, when it is a characteristic of the area, form cohesive walls of enclosure along a
street to ensure visual compatibility with the structures, public ways and places to which such
elements are visually related. The Commercial Street fagade of the proposed building aligns
closely to the Baxter Place building with regards to relationship to the street.

2. Rhythm of spacing and structures on streets. The relationship of a structure or object to the
open space between it and adjoining structures or objects shall be visually compatible with the
structures, objects, public ways and places to which it is visually related. The space between the
proposed building and Baxter Place is at a minimum to allow iraffic flow without a significant
separation between the buildings, creating a continuity of the sireet line of the buildings.

3. Directional expression of principal elevation. A structure shall be visually compatible with the
structures, public ways and places to which it is visually related in its directional character,
whether this be vertical character, horizontal character or nondirectional character. The
proposed building continues the overall horizontal character of the adjacent building with
vertical accents utilized to provide interest to the facade. Baxter Place uses similar vertical
surface treatment to pleasing effect.

4. Streetscape, pedestrian improvements. Streetscape and pedestrian improvements and any
change in the appearance thereof located adjacent to, or on a landmark, within an historic district
or within an historic landscape district which is readily visible from any street or open space
shall not be incongruous to the historic character of the landmark or district and shall comply
with the criteria and guidelines specified in the design manual. Street/pedestrian level elements
have been designed to provide interest and variety in keeping with neighboring buildings.
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Such elements as planters, benches, trees, and street lighting are planned for the Commercial
Street pedestrian ways in front of the building.

(d) Other standards:

1. Compatible uses. Every reasonable effort shall be made to provide a compatible use for a
property which requires minimal alteration to the character-defining features of the structure,
object or site and its environment or to use a property for its originally intended purpose. The
proposed building will add to the character and street life of this section of Commercial Street
and reinforce the character of the neighborhood as an important commercial/residential
destination.

2. Distinguishing original character. The distinguishing original qualities or character of a
structure, object or site and its environment shall not be destroyed. The alteration of any historic
material or distinctive architectural features should be avoided when possible. The proposed
building will be replacing an existing parking lot.

3. Archeological resources. Every reasonable effort shall be made to protect and preserve
significant archeological resources affected by or adjacent to any project. If resources must be
disturbed, mitigation measures shall be undertaken. N/A

4. Contemporary design. Contemporary design for additions to existing properties shall not be
discouraged when such alterations and additions do not destroy significant cultural, historical,
architectural or archeological materials that characterize the property. The new work shall be
differentiated from the old and shall be compatible with the size, scale, material and character of
the property, neighborhood and environment. N/A

5. Additions. Wherever possible, new additions to structures and objects shall be undertaken in
such a manner that, if such additions were to be removed in the future, the essential form and
integrity of the structure would be unimpaired. N/4
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From: Steve Long <stevel@opechee.com>

To: ‘Jean Fraser' <JF{@portlandmaine.gov>
Date: 11/2/2012 10:57 AM

Subject: RE: 321 Commercial St- Site Plan Review

Attachments:  Parking Lot.pdf
Jean

The attached portien of the tax map, shows the lots intended for use as valet parking. All of the land is owned by 1 B
Brown & Sons.

Let me know if you need additional infa.
Thanks

Steve Long
[cid:774525214@02112012-1EDG]
Opechee Construction Corporation

11 Corporate Drive

Belmoni, NH (03220

P (603) 527-9090

F (603) 5279191

stevel@opechee.com<mailto:stevel@opechee.com>
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Neighborhood Meeting Certification
I, Steve Long of Opechee Construction Corporation, consultant for J B Brown & Sons,
hereby certify that a neighborhood meeting was held on November 8, 2012, at 30
Danforth Street, Suite 206, Portland, ME at 5:30 pm.
| also certify that on October 26, 2012, invitations were mailed to all addresses on the

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

Signed,

November 14, 2012

Steve Long

Attached 1o this cerlification are:

1. Scanned copy of actual invitation sent.
2. Meeting sign-in sheet.
3. Meeting minutes.
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@ orecHee

COUNSTRUCTION CUORPURATIUN

October 26, 2012

RE: Neighborhood Meeting Invitation — Discussion of the Commercial & Maple Street Mixed Use
Development

Dear Neighbaor,

Please join us for a neighborhood meeting to discuss the Commercial & Maple Street Mixed Use Development.
This proposal includes a 131 room hotel, 7,000 square feet of restaurant, and 14 residential units. The
proposed development is located at the corner of Commercial and Maple Street, on the site of an
existing gravel surface parking lot.

Meeting Location: Suite 206, 30 Danforth Street, Portland ME (4101
Meeting Date: Thursday, November 8, 2012
Meeting Time: 5:30 PM

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

If you have any questions, please call Steve Long at 603-527-9090.

Sincerely,

Steve Long, PE
Project Manager

Note: Under Section 14-32(C) and 14-525 of the City Code of Ordinances, an applicant for a major development,
subdivision of over five lots/units, or zone change is required to hold a neighborhood meeting within three weeks
of submitting a preliminary application or two weeks of submitting a final site plan application if a preliminary
application was not submitted. The neighborhood meeting must be held at least seven days prior to the Planning
Board public hearing on the proposal. Should you wish to offer additional comments on this proposed
development, you may contact the Planning Division at 207-874-8721 or send written comments to the
Department of Planning and Development, Planning Division 4™ Floor, 389 Congress Strect Portland, ME 04101
or by email to: bab{@portlandmaine.gov.

11 CORPORATE DRIVE, BELMONT, NH 03220
PHONLE (603) 3527-9090 FAX (603) 527-9191
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Neighborhood Meeting - Commercial & Maple Street Mixed Use Development

_ Thursday, November 8, 2012 at 6:30 PM - Suite 208, 30 Danforth Street, Portland ME 04101

SIGN-IN SHEET

EMAIL

NAME STREET ADDRESS

Via \ewnsao 36 bow )t ersneas 0 Ldromrn. .
i/wu fia !v’wfwﬁfiﬂm 350 fuﬂﬁanmi ok, @f/lflm@amw c;rCf

Michael H%uioam | 47 Vesi &% _E%{_%L\ an

Vet Hemms L ORPOMATE PRE, BELWOT, MK &pe
f“le L )f‘?‘;;’s% [ S Wmﬁ'é ) 3‘ Wmmwﬁ @fu@@g
“Tyakn ¢ Fleave | 50 Magle & Mdﬁvimaﬁrzm Cjb
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Neighborhood Meeting
Commercial & Maple Street Mixed Use Development

November 8, 2012 @ 5:30PM -Suite 206, 30 Danforth Street, Portland

Vin Veroneau of |.B. Brown & Sons provided an overview of the 321 Commercial
Street project explaining that the project will consist of a 131-room hotel, 14
residential units, a 7,000+sf retail space, and limited on-site parking. The hotel will
valet parkers to lots owned by |.B. Brown in the area. The project will also eliminate
a curb cut on Commercial Street by sharing an access to the site with the Baxter
Place via land they own at the former Foundry Lane. A curb cut on Maple Street will
be relocated further away from the intersection of Commercial Street. Keith
Hemingway, an architect with Opechee Construction attended and was available to
answer questions on the building design.

Is the project approved? Not yet, we had a Historic Preservation meeting
last evening and a Planning Board workshop next week, so we are at the
beginning of the municipal approval process. Our goal is to have approvals in
January and begin construction in order to meet a May/June 2014 opening
date.

What is the pedestrian access? There will be sidewalks reconstructed on
Commercial and Maple. A sidewalk will be added in the upper section of
Maple Street currently without a sidewalk. Pedestrian access will also be
provided on the former Foundry Lane.

Will there be a crosswalk across Commercial Street? Yes, we are not sure
at this point whether it will cross from the west side or east side of Maple
Street.

Will vou build parking? We will have limited on-site parking for the hotel
and one space for each residential unit. The balance of the hotel parking will
be valeted to lots ].B. Brown owns on York Street.

Do hotels usually have parking garages? In downtown Portland, most

new hotels valet park.

How will the traffic flow? We assume guests will enter at Foundry Lane
and their cars will be valeted to York Street via Maple Street.

Will there be any improvements to the intersection of York & Maple

because the alignment of the upper and lower sections of Maple Street
is a straight shot? We have not planned to make changes to that

intersection and I do not believe the traffic study will warrant changes, but
that is a municipal decision.

Page | 1 J.B. Brown & Sons - Neighborhood Meeting - November 8, 2012
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» Who s the contractor? Opechee Construction.

o Isthis .B. Brown’s first new building development? No, historically the

company has built many buildings in Portland. Recently, the company
constructed a retail /office project in Falmouth, an office building on
Washington Ave, and an office building in South Portland.

¢ General comments:
This looks like a great development and a nice improvement to the area.

Ilike the building design.

I am concerned that the displaced parkers on your lots plus the hotel parking
will create a stress on on-street parking in the neighborhood.

[ have concerns that Opechee does not use union labor and feel thatas a
result they deliver an inferior product. [ believe labor union contactors are
better trained and receive better benefits. I cannot support the project
because sub-contractors are non-union, but would support the project if
union sub-contractors are used.

Page | 2 J.B. Brown & Sons - Neighborhood Meeting - November 8, 2012



Strengthening a Remarkable City,

Public Services Department
Michael J. Bobinsky, Director

Mr. Steve Long, P.E.,

Civil Engineer,

Opechee Construction Corporation,
11 Corporate Drive,

Belmont, New Hampshire 03220

f\{ [ chopnont (\Ji !

Building a Community for Life waw. portlandmaine.gor

11 December 2012
REVISED, CORRECTED LETTER

RE: The Capacity to Handle Additional Wastewater Flows, from the
Proposed “Courtyard by Marriott” Hotel, at 311 Commercial Street.

Dear Mr. Long:

This revised and corrected capacity letter supercedces the original capacity letter issued 4 December
2012. The existing seventeen-inch brick sewer pipe, located upstream, of the manhole, in Foundry

Lane, before Commercial Street, or the eighteen-inch vitrified clay sewer pipe, located downstream, of
the manhole, in Foundry Lane, before Commercial Street, has adequate capacity to transport, while The
Portland Water District scwage treatment facility, located off Marginal Way, has adequate capacity to
treat, the total anticipated net increase in wastewater flows of 37,850 GPD, from the proposed hotel.

The City combined sewer overflow (C.S.0.) abatement consent agreement (with the U.S.E.P.A., and with
the Mainc D.E.P.) requires C.S.0. abatement, as well as storm water mitigation, in order to offset any
increase in sanitary flows, from all projects. If the City can be of further assistance, pleasc call 874-8832.

FIB

Sincerely,
CITY OF PORTLAND

Frank J. Brancely, B.A., MLA.
Senior Engineering Technician

CAFrank’s Capaeity Letbers\Commercinl Strect 311

O Engshurd B\ Cupucity Leiters\Commercial Street 311



Mr, Steve Lung,

Opecher Consmuetion Corporation,
Page 2 0f1,

311 Commercinl Street,

Treeember FE 2012,

Anticipated Wastewater Flows from

The Proposed Restaurant:

158 Propesed Three-Meal-Restaurant Seats (@ 45 GPD/Seat = 7,110 GPD
78 Proposed Lounge-Bar Seats @ 20 GPD/Seat = 1,560 GPD
17 Proposed Employees @ 15 GPD/Employee = 255 GPD

The Proposed Residential Units:

7 Proposed Two-Bedroom Units (@ 180 GPD/Unit = 1,260 GPD

7 Proposed One-Bedroom Units @ 120 GPD/Unit = 840 GPD

The Proposed Hotel:

3 Proposed Single Bed Hotel Rooms (@ 100 GPD/Hotel Room = 300 GPD
50 Proposed Single Bed Hotel Rooms with Pullout Sofa (@ 200 GPD/Hotel Room = 10,000 GPD
71 Proposed Double Bed Hotel Rooms @ 200 GPD/Hotel Room = 14200 GPD
7 Propesed Double Bed Hotel Rooms with Pullout Sofa @ 300 GPD/Hotel Room = 2,100 GPD
L5 Proposed Employees @ 15 GPD/Employee = 225 GPD

Total Design Wastewater Flow, for Proposed Hotel, etc., Project: = 37,850 GPD

CC: Jeffrey Levine, Director, Diepartment of Planning, and Urban Development, City of Portland

Barbara Barhydt, Development Review Services Manager, Department of Planning, and Urban Development, City of Partland
Jean Fraser, Planner, Department of Planning, and Urban Development, City of Portland

David Margolis-Pinco, Deputy City Enpineer, City of Portland

Michael Farmer, P.E., Project Engineer, City of Portland

Bradley A. Roland, P.E., Environmental Projects Engincer, City of Portland

John Emerson, Wastewater Coordinator, City of Portland

Rhonda Zazzara, Field Inspection Coordinator, City of Portland

Jane Ward, Administrative Assistant, City of Portland
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DECLARATION OF CONDOMINIUM
FOR THE
321 COMMERCIAL STREET CONDOMINIUM

PORTLAND, CUMBERLAND COUNTY, MAINE

DECLARANT:

J.B. BROWN & SONS



DECLARATION OF CONDOMINIUM
FOR THE
321 COMMERCIAL STREET CONDOMINIUM

THIS DECLARATION OF CONDOMINIUM is made as of the ___ day of

, 201_, by J.B. BROWN & SONS, a Maine corporation, with a business

address of 36 Danforth Street, Portland, Maine 04101 (the “Declarant”), for itself, its
successors and assigns.

BACKGROUND

Declarant is the owner of that certain real property consisting of a parcel of
land situated at or near 321 Commercial Street in Portland, Cumberland County,
Maine, and more particularly described in Exhibit “ A” attached hereto and made a part
hereof (the “Real Estate”). Declarant intends to develop the Real Estate as shown on
the Plats and Plans {as hereinafter defined) as a mixed-use condominium to be known
as the “321 Commercial Street Condominium”. Declarant is recording this Declaration
to create a condominium with respect to the Real Estate and the improvements
construcied and to be constructed thereon pursuant to the Maine Condominium Act, 33
M.R.S.A. §§ 1601-101, ef seq. (the “Act”), subject to all the terms and conditions hereof.

WITNESSETH:

NOW, THEREFCRE, the Declarant hereby declares and covenants, for
itself and its successors and assigns, that the Real Estate and all buildings and
improvements now or hereafter constructed thereon are and shall be held, transferred,
sold, conveyed, divided, subdivided, used, occupied, improved, and encumbered under
and subject to the covenants, restrictions, charges, liabilities, liens, easements and
conditions set forth in this Declaration, all of which shall run with the Real Estate and
each of the Units (as hereinafter defined), and all buildings and other improvemenis
now or hereafter constructed thereon, as follows:

ARTICLE | - DEFINITIONS; CONSTRUCTION AND INTERPRETATION

1.01 Act Definitions and Section References. Capitalized terms used
herein that are defined in the Act shall have the meanings ascribed to them in the Act.
Terms that are defined in the Act and that are also defined herein shall have the general
meanings ascribed to them in the Act and, in addition, the specific meanings ascribed to
them in this Declaration.

1.02 Defined Terms. Supplementing the terms defined in the Act and
elsewhere in this Declaration, the following terms, when used herein, shall have the
meanings ascribed to them in this Section 1.02:
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“Act” - the Maine Condominium Act, 33 M.R.S.A. §§ 1601-101, et
seq., as amended from time to time, or any successor statute governing condominiums
in the State of Maine.

‘Assessments” - amounts levied or assessed by the Association
against the Units from time to time, pursuant to this Declaration and the Act, including
(without limitation) Assessments for General Common Expenses, Limited Common
Expenses (fo the extent provided herein), Special Assessments and amounts assessed
as a special allocation of Common Expenses pursuant to the Act. The term
“Assessments” also includes amounts levied and assessed as fines, late charges,
collection costs and attorneys’ fees pursuant to any of the Condominium Documents.

“‘Association” - the “321 Commercial Street Condominium Owners
Associafion”, which shall be a Maine non-profit corporation and shall be organized on or
before the date the first Unit is transferred to a Unit Owner other than Declarant.

‘Board” or “Executive Board” - the Executive Board of the
Association to be appointed by the Unit Owners pursuant to Article 3 of the Act, this
Declaration and the Bylaws.

“‘Building” - the building to be built on the Real Estate that will
contain the Units, as well as certain Common Elements.

‘Bylaws” - the Bylaws of the Association as amended from time to
time. The Bylaws shall bind the Association and all Unit Owners whether or not they
are recorded.

‘Common Elements” - the Common Elements of the Condominium,
as defined in the Act, this Declaration and on the Plats and Plans.

“Common Expense Liability” - the liability appurtenant to each Unit
to pay the share of the Common Expenses and Assessments that is allocated to such
Unit under this Declaration and the Act.

“‘Common Expenses” - either General Common Expenses or
Limited Common Expenses, as applicable under the circumstances.

“Condominium” - the condominium created hereby, known as the
“321 Commercial Street Condominium”.

“Condominium Documents” - this Declaration, the Plats and Plans,
the Bylaws, and the Regulations (each as the same may be amended from time to time)
or whichever of them apply to a particular circumstance, as the context requires.

‘Declarant” - the Declarant originally named herein and any
successor to Special Declarant Rights (as hereinafter defined).
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‘Declaration” - this Declaration together with the Plats and Plans,
as amended from time fo time. The Plats and Plans are a part of this Declaration, and
any reference to this Declaration shall be deemed to include reference to any applicable
part of the Plats and Plans, as they may be amended from time to time. Words such as
‘herein”, *hereof” and “hereto” refer to this Declaration in its entirefy unless the context
otherwise clearly requires.

“Director” - a member of the Executive Board.

‘Executive Board” or "Board” - the Executive Board of the
Association to be appointed by the Unit Owners pursuant fo Article 3 of the Act, this
Declaration and the Bylaws.

“General Common Expenses” - the actual and estimated expenses
incurred from time to time for the general benefit of the Association and all Unit Owners,
including but not limited to (i) general overhead, administrative and operating expenses
of the Association including common utility expenses, if any, (i) taxes or other
governmental charges levied or assessed against the Association or its property under
any federal, state, local or municipal tax law, regulation or ordinance, (iii} premiums for
insurance and bonds carried by the Association, (iv) the costs of maintaining, managing,
insuring and repairing the Common Elements, including the Limited Common Elements,
and making any necessary replacements thereto or thereof (except to the extent this
Declaration specifies that such costs are the responsibility of one or more of the Unit
Owners), (v) amounts set aside or budgeted to be set aside as operating and capital
reserves, (vi) expenses of prosecuting or defending any litigation or other proceedings
by, against or affecting the Association, the Unit Owners, the Real Estate or any of the
Units which the Association may bring, defend or otherwise participate in pursuant to
this Declaration, including (without limitation) the expenses of enforcing or attempting to
enforce the Condominium Documents, (vii) the fees or other compensation payable fo
any manager or management company that may be engaged by the Association to
assist the Association in managing, operating or administering the Association or the
Common Elements, (viii) the compensation, benefits and other expense of employees
of the Association, and (ix) all other expenses and liabilities incurred or that may be
incurred by the Association in carrying out or performing its rights, duties and functions,
other than those expenses (if any) associated with the maintenance, repair or
replacement of Limited Common Elemenis that are required to be separately accounted
for and charged as Limited Common Expenses pursuant to this Declaration.

“‘Limited Common Element” - a part of the Common Elements that
is allocated for the exclusive use or benefit of one or more, but fewer than all, of the
Units, pursuant to the Act or this Declaration.

“‘Limited Common Expenses” - the expenses of maintaining,
repairing, insuring and/or replacing any Limited Common Element, to the extent this
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Declaration specifies that such expenses will be segregated from General Common
Expenses and charged as Limited Common Expenses.

‘Member”- a Unit Owner in his, her or its capacity as a member of
the Association.

“‘Owner” - the owner(s) of a Unit (including the Declarant with
respect to Units that it owns) other than a Person holding such title solely as security for
an obligation.

“‘Percentage Interest” - the undivided percentage interest in
Common Elements appurtenant to each Unit, as shown on Exhibit “D” attached hereto
and made a part hereof. A Unit's Percentage Interest is the same as the percentage of
Common Expense Liability allocated to that Unit. The Percentage Interest for each Unit
is calculated based on the following formula: a ratio of the percentage of the
approximate gross floor area square footage of one Unit compared to the approximate
gross floor area square footage of all Units (i.e., a 1,000 square foot Unit out of a total of
100,000 square feet of units equals a 1% Percentage Interest allocated to that Unit). If
any Unit should be added to or withdrawn from the Condominium, then the Percentage
Interest of each Unit shall be recalculated based on the foregoing formula. Additionally,
the Percentage Interests shown on Exhibit “D” may be revised by the Declarant
subsequent to construction based upon as-built measurements, provided that in the
absence of manifest error in such revisions and/or measurements, no Unit Owner shall
have the right to compel or require as-built measurements and all such determinations
of Percentage Interesi by the Declarant shall be conclusive upon all Unit Owners.

“Person” - a natural person, corporation, limited liability company,
partnership, trust or any other legal entity, existing by statute, contract or common law.

“Plats and Plans” - the site plans depicting the Condominium and
the development of the Real Estate, and the buildings and improvements constructed or
proposed to be constructed thereon pursuant to Section 1602-109 of the Act, attached
hereto as, or identified on, Exhibit “C” attached hereto and made a part hereof, as they
may be amended from time 1o time.

“‘Real Estate” - the land described on Exhibit “A” attached hereto
and made a part hereof and on the Plats, together with all improvements now or
hereafter constructed thereon, and all easements, rights and privileges appurtenant
thereto, except for any such easements, rights and privileges appurtenant thereto as
may be specifically excluded therefrom in said Exhibit A.

“‘Regulations” - the rules, regulations and policies adopted by the
Executive Board from time to time regulating the Unit Owners’ use and enjoyment of
the Common Elements and the Units.
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“Special Assessment” - an Assessment levied by the Executive
Board, in excess of the regular Common Expense Assessment, against some or all of
the Units for any purpose permitted by this Declaration, including without limitation (i) an
Assessment to pay the costs of unanticipated repairs to or replacement of any Common
Elements, and (ii) an assessment levied against one or more (but less than all) Units to
recover the costs of repairing damages to the Commeon Elements caused by the
resident(s) or occupants of such Units.

“Special Declarant Rights” - has the meaning given to such term in
the Act and includes, without limitation, any rights reserved by Declarant hereunder to
() complete the improvements shown on the Plats and Plans, (ii) maintain offices, signs
and models, (iii} use easements through the Common Elements for the purpose of
making improvements within the Real Estate, (iv) convert a Unit into Common
Elements, or into two (2) or more Units and Common Elements, or change the boundary
lines between Units and/or between Units and Common Elements, and (v) exercise any
other rights of the Declarant constituting “Special Declarant Rights” under the Act,
whether or not expressly designated as such in this Declaration.

“Sub-Association” - the unit owners’ association of a Sub-
Condominium. A Sub-Association shall be considered to be the agent of the Sub-Unit
Owners within any Sub-Condominium with respect to matters under this Declaration
and the Association and the other Unit Owners are authorized to deal with such Sub-
Association as if it were the Unit Owner of the Unit in which the Sub-Condominium is
created.

“Sub-Association Board” - the Executive Board of a Sub-
Association.

“Sub-Condominium” - any Unit of this Condominium that is itself
declared a condominium. It is anticipated that the Declarant or a subsequent Owner of
the Residence Unit may, in its sole discretion, declare a Sub-Condominium of the
Residence Unit.

“Sub-Unit” — a Unit in a Sub-Condominium.
“Sub-Unit Owner” — the owner of a Sub-Unit.

“‘Supplemental Declaration” - a supplement or amendment to this
Declaration recorded pursuant to the Act and Article X of this Declaration by the
Declarant for the purpose of exercising the Declarant’s right to subdivide Units owned
by the Declarant, or for any other purpose in order for the Declarant to exercise any of
the rights described in Section 1601-103(25), Section 1602-105(a)(7) and (8), Section
1602-108(f), Section 1602-110, Section 1602-108 and Section 1602-113 of the Act, to
the extent such rights have been reserved hereby.

“Unit” - a physical portion of the Condominium designated for
separate ownership or occupancy, as described on the Plats and Plans, together with
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the Unit's appurtenant Percentage Interest in Common Elements, Limited Common
Elements, voting rights and Common Expense Liability.

“Unit Owner” - the owner(s) of a Unit (including the Declarant with
respect to Units that it owns) other than a Person holding such title solely as security for
an obligation. If a Sub-Condominium is created within a Unit as permitted under this
Declaration, the Sub-Association for that Sub-Condominium may be treated as the Unit
Owner of the Unit for all purposes under this Declaration and the Bylaws.

1.03 Number and Gender. Wherever any provision of this Declaration
refers to the singular, it shall be deemed to include the plural whenever necessary or
appropriate to give effect to such provision; and the use of any gender includes any
other gender.

1.04 Construction. If there is a conflict or inconsistency between this
Declaration and the Bylaws, this Declaration shall confrol (unless contrary to the Act). If
there is a conflict or inconsistency between the Declaration or the Bylaws, on the one
hand, and the Regulations, on the other hand, the Declaration or the Bylaws, as
applicable, shall control (unless contrary to the Act). If there is any conflict between the
Condominium Documents and the Act, the Condominium Docurnents shall control to the
maximum extent allowed by law.

ARTICLE Il - SUBMISSION OF REAL ESTATE
TO ACT; UNIT BOUNDARIES; APPLICABILITY OF DECLARATION

2.01 Name and Location of Condominium. The Condominium shall be
known as the “321 Commercial Street Condominium”. The Condominium is located in
Portland, Cumberland County, Maine. The Condominium consists of the Real Estate,
together with the improvements constructed and to be consiructed thereon, subject o
the Act and the terms and conditions of this Declaration.

2.02 Submission to Act; Applicability of Condominium Documents. The
Declarant hereby creates a condominium with respect to the Real Estate pursuant to
the Act, subject to this Declaration. All present and future Unit Owners, and their
respective tenants, subtenants, family members, invitees, agents, servants, employees
and any other Persons occupying or using any Unit or the Common Elements, shall be
bound by the Condominium Documents. Any morigage or other lien encumbering a
Unit that is recorded after the recording of this Declaration shall be under and subject to
this Declaration.

All present and future Unit Owners, Sub-Unit Owners, tenants and occupants of
Units shall be subject to and shall comply with the provisions of the Act, this
Declaration, the Bylaws, and the Regulations, as these instruments and statutes may be
amended and/or restated from fime to time. The acceptance of a deed or conveyance,
or the entering into of a lease, or the entering into occupancy of any Unit shall constitute
an acceptance by such owner, tenant or occupant of the provisions of such instruments
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as they may from time to time be amended and/or restated. The provisions contained in
such instruments shall be covenanis running with the land and shall bind any person
having at any time any interest or estate in such Unit, as though such provisions were
recited and fully stipulated in each deed, conveyance or lease thereof.

2.03 Easements, Etc. The Condominium is on the date hereof subject to
and benefitted by those recorded easements and other matters of record identified on
Exhibits “A” and/or “B” attached hereto and made a part hereof, and to those other
easements, notes, conditions and restrictions as are set forth herein, on the Plats and
Plans, and on the approved and recorded subdivision plan of the Real Estate.

ARTICLE Il - THE UNITS

3.01 Number of Units. The Condominium consists of three (3) Units
comprising: (i} the Hotel Unit; (ii) the Retail Unit, and (iii} the Residence Unit, which
Units are hereby created by the Declarant by the recordation of this Declaration.

3.02 Unit Boundaries. The boundaries of each Unit are shown on the
Plats and Plans and generally consist of the space(s) within the following boundaries:

(a) Upper and Lower Horizontal Boundaries. The upper and
lower boundaries of each Unit shall be the following, extended to an intersection with
the lateral boundaries of such Unit:

(i) The upper boundary shall be the ceiling of the Unit
(as further set forth in Section 1602-102(1) of the Act); and

(i) The lower boundary shall be the floor of the Unit (as
further set forth in Section 1602-102(1) of the Act).

{(b)  Lateral Boundaries. The lateral or vertical boundaries shall
be (i) the perimeter walls of the Unit (as further set forth in Section 1602-102(1) of the
Act), exiended to intersections with each other, and with the upper and lower
boundaries as described in Section 3.02(a) above, which do not separate the Unit from
any other Unit, and (ii) the center line of party walls which separate the Unit from any
other Unit(s), and (iii) the exterior surface of windows and doors that enclose such
space and separate the interior space of the Unit from any adjoining Unit or Common
Elements or any space outside of the Building, including such windows and doors,
window and door frames and window and door hardware.

(c) Included Spaces. Each Unit shall include the items within
the boundaries as described in Sections 1602-102(1) and (3) of the Act and shall have
the benefit of the use of all Limited Common Elements described in Section 1602-102 of
the Act, or designated on the Plats and Plans or herein as being allocated to such Unit.




3.053 Contents of Unit; Noncontiguous Parts of a Unit.

(a)  Each Unit shall include all spaces and improvements lying
within its boundaries described in Section 3.02 hereof and on the Plats and Plans,
including (i) all walls, partitions and dividers wholly within such boundary lines (but
excluding any wires, ducts, cables, conduits or other facilities contained within such
walls or partitions that do not serve that Unit exclusively), (ii) all wall board, plaster
board, paneling, wallpaper, paint, tile, carpeting, wood flooring and other materials
constituting the finished surfaces of walls, floors or ceilings, (i} all plumbing and
plumbing fixtures, kitchen equipment, exhaust fans, and all lighting fixiures, electrical
outlets and receptacles and wiring systems that are located wholly within the Unit
boundaries to the extent they serve only that Unif, as well as the heating and cooling
systems that serve that Unit exclusively, and the grilles and registers covering air ducts,
(iv) all doors and passages located wholly within the Unit boundaries or that form such
boundaries, and all windows and window glass, frames, assemblies, handles, locks and
hardware associated therewith. In addition, each Unit includes the following, even
though located partly or entirely outside the boundaries of the Unit as described in
Section 3.02 hereof: (1) any heat pump, heating/ventilation/air-conditioning (“HVAC”)
unit, hot water tank or similar appliance or equipment, and its accessory components,
wiring, plumbing, ductwork and piping, that serve only that Unit, and (2) the spaces (and
improvements and facilities within the spaces) containing electrical switches, wiring,
pipes, ducts, conduits, smoke detector or security systems and communications,
telephone, television, computer and electrical receptacles and boxes serving that Unit
exclusively, the surface of the foregoing being the boundaries of such Unit whether or
not such spaces are contiguous.

(b)  Unless specifically included by other provisions hereof, the
following are excluded from each Unit: (i) the spaces and improvements lying outside
the Unit boundaries described in Section 3.02 hereof, (i) all chutes, pipes, flues, ducts,
wires, conduits, plumbing, electrical and other facilities running through, along or within
any interior wall or partition, or otherwise within the space(s) defined by the boundaries
described in Section 3.02, that serve other Units andfor the Common Elements, and (jii)
any foundations, structural supports, structural columns or any other parts of systems,
services or utilities serving multiple Units or other parts of the Real Estate.

3.04 Maintenance of Units. Each Unit Owner is solely responsible for
the maintenance, repair or replacement of his, her or iis Unit, the improvements within
and components and equipment that are part of the Unit, and all contents thereof,
whether real property, personal property or mixed including, but not limited to, all
appliances, doors, windows, interior partitions and walls, HVAC equipment, hot water
heater, heat pump, ducts, lighting fixtures, floor coverings, wall coverings, wall board
and plumbing, kitchen and bathroom fixtures and appliances.

3.05 |[dentifying Names. The identifying names of the Units are as
shown on the Plats and Plans and on Exhibit “D” attached hereto and made a part
hereof.




3.06 Ownership Interest in Common Elements; Conveyance of Unit. In
addition to owning his, her or its Unit, each Unit Owner shall also own that Unit's
undivided Percentage Interest in Common Elements and the interest in Limited
Common Elements allocated to such Unit. Except as otherwise provided by the Act,
each Unit, together with its undivided interest in Common Elements and allocated
Limited Common Elements, constitutes a separate parcel of real estate for all purposes.
Conveyance of a Unit automatically includes the Percentage Interest in Common
Elements, voting rights, Common Expense Liability and the right to any Limited
Common Elements allocated to that Unit hereunder. Neither membership in the
Association nor the Percentage Interest in Common Elements and the Limited Common
Elements allocated to a Unit may be conveyed, encumbered, assigned or otherwise
transferred in any manner except by conveyance of the Unit to which such rights are
appurtenant, Any other transfer or attempted transfer thereof by a Unit Owner is void.

3.07 Subdivision of the Units.

(a) The Hotel Unit Owner shall have the right, without the
consent or approval of the Executive Board or the other Unit Owners, to subdivide the
Hotel Unit into two or more Units and associated Common Elements or Limited
Common Elements. In the event of such subdivision, the Hotel Unit Owner shall, at its
expense, execute and record an amendment to this Declaration, including an
amendment to the Plais and Plans, as necessary. In connection therewith, the Hotel
Unit Owner shall allocate the Percentage Interest, Common Expense Liability, Limited
Common Elements, voting rights (as set forth in Section 5.03(a) hereof) and right to
designate a Director (as set forth in Section 5.04(b) hereof) allocable to the Hotel Unit
(provided that the aggregate Percentage Interest in Common Elements and Common
Expense Liability appurtenant to the Units resulting from the subdivision is not less than
the Percentage Interest and Common Expense Liability appurienant to the Hotel Unit
before such subdivision; and provided that the voting rights and right to designate a
Director appurtenant to the Units resulting from the subdivision is not more than the
voting rights and right to designate a Director appurtenant to the Hotel Unit before such
subdivision). Such reallocation shall be made by the amendment to the Declaration
recorded by the Hotel Unit Owner pursuant to this Section.

(b}  The Retall Unit Owner shall have the right, without the
consent or approval of the Executive Board or the other Unit Owners, to subdivide the
Retail Unit into two or more Units and associated Common Elements or Limited
Common Elements. In the event of such subdivision, the Retail Unit Owner shall, at its
expense, execute and record an amendment to this Declaration, including an
amendment to the Plats and Plans, as necessary. In connection therewith, the Retail
Unit Owner shall allocate the Percentage Interest, Common Expense Liability, Limited
Common Elements, voting rights (as set forth in Section 5.03(a) hereof) and right to
designate a Director (as set forth in Section 5.04(b) hereof) allocable to the Retail Unit
(provided that the aggregate Percentage Interest in Common Elements and Common
Expense Liability appurtenant to the Units resulting from the subdivision is not less than
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the Percentage Interest and Common Expense Liability appurtenant to the Retail Unit
before such subdivision; and provided that the voting rights and right to designate a
Director appurtenant to the Units resulting from the subdivision is not more than the
voting rights and right to designate a Director appurienant to the Retail Unit before such
subdivision). Such reallocation shall be made by the amendment to the Declaration
recorded by the Retail Unit Owner pursuant to this Section.

(¢) A Unit Owner other than the Hotel Unit Owner or the Retail
Unit Owner may not subdivide Units without the approval of the Executive Board, which
may be granted or withheld in its sole and unfettered discretion. Provided, however,
that this limitation shall not be deemed to prohibit or limit the right of the Residence Unit
Owner 1o declare the Residence Unit a Sub-Condominium comprised of not more than
twelve (12) Sub-Units as permitied under this Declaration.

3.08 Relocation of Boundaries Belween Adjoining Units. Any Unit
Owner shall have the right, without the consent of the Executive Board or the other Unit
Owners, to relocate boundaries between adjoining Units that it owns. If a Unit Owner
does so, the Unit Owner shall execute and record, at its expense, an amendment to this
Declaration and an amendment to the Plats and Plans. In connection therewith, the
Unit Owner shall reallocate the Percentage Interest, Common Expense Liability and
Limited Common Elements allocable to those Units (provided that the aggregate
Percentage Interest in Common Elements and Common Expense Liability after such
relocation is not less than the sum of the Percentage Interests and Common Expense
Liability appurtenant to the affected Units before such relocation). Such reallocation
shall be made by the amendment to the Declaration recorded by the Unit Owner
pursuant to this Section.

3.09 Sub-Condominiums. No Unit Owner other than the Owner of the
Residence Unit and the Owner of the Hotel Unit may declare such Unit Owner’'s Unit to
be a Sub-Condominium. It is anticipated that the Declarant, or a successor to the
Declarant, will initially create a Sub-Condominium of the Residence Unit to comprise not
more than twelve (12) Sub-Units (hereinafter referred to as the “Residence Unit Sub-
Condominium”) provided, however, that the Declarant, or any successor fo the
Declarant, shall not be obligated to do so.

ARTICLE IV - DESCRIPTION OF COMMON ELEMENTS
AND LIMITED COMMON ELEMENTS

4.01 Common Elements. The Common Elements consist of all parts of
the Real Estate and improvements thereon other than the Units and those
improvements or facilities (if any) conveyed to or owned by any public or private utilities
or other entities furnishing utility service to the Condominium. Without limiting the
generality of the preceding, unless otherwise provided in this Declaration or designated
on the Plat and Plans, Common Elements include, without limitation, any and all exterior
portions of the Building, including the roof, structural components and commeaon utility
systems of or serving the Building and not included within the boundaries of Units, any
and all portions of the Real Estate that are dedicated to or made available for public
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access, and otherwise all portions of the Real Estate not included within the boundaries
of the Units themselves.

4.02 Limited Common Elements-Generally. In addition to Limited
Common Elements elsewhere described in this Declaration, including on the Plats and
Plans, and/or those designated as Limited Common Elements pursuant to the Act, the
following are Limited Common Elements, assigned and allocated to the Units as
provided below:

(a)  Pipes, ducts, wires, cables, conduits or other installations for
services and utilities located outside the boundaries of, but serving only a particular
Unit, are Limited Common Elements allocated only to that Unit (except for such that are
part of the Unit as defined in Section 3.03(a)).

(b}  Individual utility meters located outside the boundaries of a
Unit but serving only a single Unit are Limited Common Elements allocated only to such
Unit, unless owned by the applicable utility service provider.

(a) Limited Common Elements of the type described in this
Section 4.02 shall automatically be allocated as Limited Common Elements for the
exclusive use and benefits of the Unit(s) they are designed and constructed to serve,
or to which they are allocated as provided herein, without any further action or
document reguired, whether or not such Limited Common Elements are expressly so
designated on the Plats and Plans.

4.03 Other Limited Common Elements.

(a) Retail Patio Area. The area designated “Patio Retail Unit
LCE” on the Plats and Plans shall be allocated as a Limited Common Element
appurtenant to the Retail Unit. The owner of the Retail Unit shall be responsible for
obtaining any and all City of Portland and State of Maine permits and approvals that
may be necessary for its use of said Retail Patio Area.

(b)  Sign Areas. The areas located on the exterior facade of the
Building designated “Hotel Unit Signage” and “Retail Unit Signage” as shown on the
Plats and Plans shall be allocated as Limited Common Elements appurtenant to the
Hotel Unit and the Retail Unit, respectively, for the limited purpose of installing signage
in compliance with applicable ordinances and regulations relating to the hotel,
restaurant, and retail businesses occupying said Units. All signage installed in the
Retail Unit Signage area shall be subject to prior review by and written approval of the
Owner of the Hotel Unit, which shall not be unreasonably withheld, conditioned or
delayed.

(c) Porte-Cochere Area. The open, covered area on the
westerly side of the Hotel Unit that is designated “Porte-Cochere Hotel Unit LCE” on the
Plat and Plans shall be allocated as a Limited Common Element appurtenant to the

11
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Hotel Unit, provided, however, that the Retail Unit and the Residence Unit shall have
the right to cross and re-cross through the Porte-Cochere Area for purposes of
pedestrian and vehicular access from Commercial Street to the rear of the Building and
to any parking area located on land adjacent to the Condominium on which there may
be located any parking facility utilized by any Unit Owner or Sub-Unit Owner, as the
case may be, in accordance with reasonable rules and regulations that may be
established by the Hotel Unit Owner.

4.04 On-Site Parking. The paved areas of the Real Estate shall be
leased to J.B. Brown & Sons, a Maine corporation and owner or lessee of nearby or
adjacent parking lots (the "Parking Space Landlord”) pursuant to a long term lease with
the Association at a nominal annual fee (the “Surface Area Lease”). The Parking Space
Landlord shall lease at market rates to the Hotel Unit Owner not fewer than twenty-four
(24) valet parking spaces located on the Real Estate. The Parking Space Landiord may
also, based on availability, lease at market rates, parking spaces to the other Unit
Owners. Pursuant to the terms of the Surface Area Lease, the Parking Space Landlord
may relocate said parking spaces and driveways on the Real Estate from time to time in
its sole discretion so long as it maintains the ingress and egress access right and
number of parking spaces leased on site.

4.05 Off-Site Parking. Pursuant to on or more parking leases or
subleases with the Parking Space Landlord, Memoranda of which shall be recorded in
the Cumberland County Regisiry of Deeds subsequent to the recording of this
Declaration (collectively herein called the “Parking Agreement”) the Declarant has the
right, as appurtenant to and for the benefit of the Unit Owners to perpetually use
( ) surface parking spaces on adjacent or nearby parking lots owned or leased by
the Parking Space Landlord, and which further provides that the Parking Space
Landlord may relocate said parking spaces from time to time so long as the distance
from the Building remains substantially the same.

4.06 Use and Enjoyment of Common Elements. Subject to Regulations
in effect from time to time, the Common Elements (except the Limited Common
Elements) shall be for the exclusive use, enjoyment and benefit of the Unit Owners,
their tenants and members of their households and invitees (including without limitation
the registered guests of the Hotel Unit Owner); provided, however, that the Association
may suspend the right of any Unit Owner to use Common Elements that are not
necessary for the use of the Unit as contemplated by this Declaration if such Unit Owner
i5 delinguent in the payment of Assessments or in material violation of the
Condominium Documents after notice and opportunity to cure or contest as provided
herein or in the Bylaws. The Limited Common Elements shall be for the exclusive use,
enjoyment and benefit of the Unit Owners owning the Unit(s) to which such Limited
Common Elements are allocated hereunder and their respective tenants and members
of their households and invitees (including without limitation the registered guests of the
Hotel Unit Owner). In addition to the use of common facilities for waste disposal and
recycling, the Retail Unit Owner shall have the right to place in the Service Area (as
defined in Section 4.09(b)(iii) below) equipment and containers for recycling and reuse
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of bottles and containers for beverages and one or more grease and/or food waste
containers in accordance with such reasonable rules and reguiations that may be
established by the Hotel Unit Owner consistent with usual and customary practice in the
industry and in properties of this type.

4.07 Alteration of Common Elements. Except as otherwise set forth
herein, no Unit Owner (other than the Declarant) may alter the appearance or character
of any Common Elements, or perform any construction or work on any Common
Elements. The foregoing does not limit the power of the Association toc alter the
appearance or character of the Common Elements, in accordance with the terms of the
Act, this Declaration, and the Bylaws. Until the Declarant has completed all Units and
Common Elements, the Declarant reserves the right to modify the appearance and
structural character of the Common Elements, other than Limited Common Elements
allocated to specific Units, from time to time, without the permission of the Executive
Board.

408 Declarant's Rights and Obligations With Respect to Common

Elements.

(2)  Declarant reserves the right to construct all improvements
planned or contemplated for construction within the Condominium, including, without
limitation, any interior streets or drives, parking areas, sidewalks, curbing, street lighting,
utilities, storm water management facilities, paths and all other improvements shown on
the Plats and Plans, the Building and all improvements and Common Elements therein,
and Units planned for construction as depicted either generally or specifically on the
Plats and Plans or herein.

(b)  No provision hereof shall require the Declarant to construct
or provide to the Association any facilities or improvements not shown on the Plats and
Plans.

4.09 Maintenance, Repair and Replacement of Common Elements.

(a)  Except as otherwise set forth herein, the Association shall be
responsible for the maintenance, repair and replacement of the Common Elements,
including the Limited Common Elements and any and all portions of the Real Estate that
are dedicated to or made available for public access, and shall include in its budget
(and, if necessary, amend the then-current budget and increase the then-current
Common Expense Assessment) such amounts as necessary to pay the estimated costs
of maintaining, repairing and insuring the same. In addition, the Association shall be
responsible for frash removal from the Real Estate, the lighting fixtures located on any
Common Elements, including the Limited Common Elements, snow removal on the
public sidewalks abutting the Real Estate, and the maintenance of any on-site
stormwater management facilities. It is specifically noted that the City of Portland will
not provide trash removal services to the Condominium or to any Unit Owner, as set
forth in the terms of the Site Plan and Subdivision approvals of the Condominium.



(b)  Notwithstanding the foregoing or anything to the contrary
otherwise set forth herein, in the Bylaws or in the Act:

(i} the Retail Unit Owner shall be responsible for, and
shall pay all costs and expenses relating to, the maintenance, repair and replacement of
the Patio Retail Unit LCE (including any fence or other improvements, furniture or
fixtures located within or upon the boundary thereof);

(ii) the Hotel Unit Owner shall have the exclusive right
but not the obligation, at its election to be made by notice in writing given to the
Association (as it may be amended by a supplemental notice by the Hotel Unit Owner to
the Association), to undertake all such maintenance and repair of such Common
Elements and Limited Common Elements, including the Building exterior, the exterior
landscaped areas and any parking areas that are Common Elements available for use
by all Unit Owners, as shall be provided by the Hotel Unit Owner in such notice, at the
Hotel Unit Owner's sole cost and expense and not as an Association or Unit Owners’
expense (however, notwithstanding the foregoing, the Hotel Unit Owner may allocate
and charge to the Retail Unit Owner and to the Residence Unit Sub-Association -that
percentage of the actual cost of snow removal and salting/sanding and sweeping of the
sidewalks and paved areas including any such parking areas that are Common
Elements available for use by all Unit Owners), that is equal to their percentage of
Common Expense Liability. Such right shall include the right to alter the appearance of
such Common Elements so long as such alteration is consistent in quality and style with
the appearance being altered and is not in violation of any permits and approvals or any
other applicable local, State or federal ordinances and regulations applicable to the
Condominium; such arrangement to continue until such time as the Hotel Unit Owner
provides the Association with not less than three (3) months’ notice of the Hotel Unit
Owner’s decision to terminate such election at which time such matters shall thereafter
be underiaken by the Association in accordance with the terms and provisions hereof,
provided, however, that this election shall not be deemed to require the Hotel Unit
Owner to assume responsibility for undertaking any capital repairs and improvements to
the Condominium such as, for example, repaving of exterior areas or the replacement of
the roof of the Building or to pay any costs and expenses relating thereto beyond its
Percentage Interest provided herein, which capital repairs and improvements shall
remain the responsibility of the Association in accordance with the terms and provisions
hereof; and

(i) the Hotel Unit Owner shall have the exclusive right
but not the obligation, at its election to be made by notice in writing given to the
Association (as it may be amended by an supplemental notice by the Hotel Unit Owner
to the Association) in accordance with reasonable business practices and at a
reasonable cost to purchase and replace such dumpsters, containers, compactors and
the like as are usual and customary for buildings used for the purposes for which the
Units are to be used as contemplated by this Declaration (collectively, the “Waste
Facilities”) for the handling, disposal, and/or recycling of trash, grease, and other waste
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produced from the Units ("Waste”), which Waste Facilities shall be located in the Refuse
Enclosure as shown on the Plats and Plans (the “Service Area”). Such right shall
include the right to enter reasonable contracts with one or more trash handlers and to
pay the reasonable costs for the removal and disposal or recycling of Waste, and to bill
the Retail and Residence Unit for their share of the actual costs thereof in accordance
with such allocation as shall be reasonably determined by the Hotel Unit Owner in good
faith on a monthly basis based upon the amount and type of Waste produced by said
Units, which shares shall be paid by the Retail Unit and Residence Unit Owners within
thirty (30) days of receipt of the bills therefor, such arrangement to continue until such
time as the Hotel Unit Owner provides the Association with not less than one (1) year's
notice of the Hotel Unit Owner’s decision 1o terminate such election at which time such
matters shall thereafter be undertaken by the Association in accordance with the terms
and provisions hereof. The Retail Unit Owner and the Residence Unit Owner (or the
Sub-Association of Residence Sub-Unit Owners) shall have the right to challenge such
allocation, and if the dispute cannot be resolved, to demand dispute resolution for
Covered Claims under Article Xl of this Declaration.

4.10 Conveyance and Encumbrance by the Association. Except as
hereinafter expressly provided, the Association shall not convey, mortgage, pledge or
encumber the Common Elements without the approval of (i) Members entitled to cast
one hundred percent (100%) of the votes that all Members are entitled to cast, including
one hundred percent (100%) of the votes allocated to Units not owned by the Declarant,
and (ii) the Declarant, during the Declarant Control Period. Proceeds of any such
conveyance, morigage, pledge or encumbrance shall be assets of the Association.

4.11 Demolition. If any Common Element (other than the Common
Elements that are integral to the structural or mechanical integrity of the Building as a
complete architectural unit) is determined by the Executive Board to be obsolete or in
such state of disrepair so that it is not economically feasible or desirable to repair or
replace the same, the Executive Board may call a meeting for the purpose of
determining whether such Common Element should be demolished, removed and/or
replaced. The determination thereof shall be made by the vote of Unit Owners entitled
to cast one hundred percent (100%) of the votes that all Unit Owners are entitled to
cast, including one hundred percent (100%) of the votes allocated to Units not owned by
the Declarant. The costs of such demolition, removal, andfor replacement shall be
assessed as a General Common Expense.

4.12 Disposition of Common Elements Upon Termination. Upon any
termination of the Condominium, the Common Elements shall be disposed of in the
manner described in Section 1602-118 of the Act.

4,13 Warranty. DECLARANT MAKES NO WARRANTIES, EXPRESS
OR IMPLIED, OTHER THAN THOSE PROVIDED BY SECTIONS 1604-112 AND
1604-113 OF THE ACT (AS SUCH WARRANTIES ARE AFFECTED BY THE TERMS
OF THE LIMITED WARRANTY CONTAINED IN THE AGREEMENT OF SALE
ENTERED INTO BETWEEN DECLARANT AND EACH UNIT OWNER) AND SUCH
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CUONSTRUCTION CUEKPFURATION
November 29, 2012

Historical Preservation Board
City of Portland

389 Congress Street
Portland, Maine 04101

RE: Commercial and Middle Street Mixed Use Development
Foundry Lane comments, responses & revisions

Dear Board Members,

Enclosed please find a revised Conceptual Plan of J.B. Brown’s proposed improvements to Foundry
Lane. The proposal was revised to address a majority of staff’s preliminary comments outlined in
Jean Fraser’s email to me on Monday, November 26", 2012. [ have included the comments below
followed by a written response indicating how we will be addressing each comment.

Traffic comments:

» The general concept is acceplable; the 22-foot entry width is acceptable. A few comments:

s The driveway at the location of the compact parking space is very tight. A vehicle parked in that
space will extend out into the driveway and will reduce the effective width. A detail of this area
illustrating how it will work is suggested.

o The compact parking space is 15 feet in length as required and signage will be utilized to
indicate compact cars only. Compact vehicles 15 feet in length ov shorter will not extend
into the parking aisle. To assist motorist in identifying parking space locations and
length, we have added a flush granite stone “header” within the brick pavers. In
addition, I have added parking aisle dimensions at this location to indicafe a 22 feet at
the aisle’s most narrow width. This width will accommodate the turning maneuvers of a
compact vehicle. A detail utilizing the turning ftemplate of a compact vehicle can be
provided if the reviewer still deems it necessary.

e The applicant should provide a turning template for the three parking spaces where the parking
aisle is only 18 feet wide. In general I think it is workable, but [’'m not sure if the bollard is going
to be a problem.

o The fire department has indicated they require 20 ft wide access roads. Thus we have
revised this parking aisle width to 20 feet. In addition, the three parking spaces
mentioned above are angled slightly provide smoother turning maneuvers in and out of
the parking spaces along this one-way parking aisle. Further, two raised curbed islands
have been added to the plan. One of the islands is in this location, and as a result, we
have reduced the number of granite bollards and their location. The granite bollard
specifically mentioned above has been deleted from the plan.

11 CORPORATE DRIVE, BELMONT, NII 03220
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Landscape comments:

Moving 2 of the trees along Foundry into the adjacent large triangular areas, with large planters
to give them maximum room for soil and water; these areas suggested curbed with landscape
rather than hard surface (Deb Andrews considers that the one nearest Commercial Street should
be soft landscape edged with granite/cobbles for all of the triangular area, including the area of
the bike racks, so that the 9 ft walkway section reads as a separate linear feature);

o  We have implemented this revision.
Two trees in between suggested to have "Neenah Tree Grate R.8801" as indicated in handwritten
note (so that they will survive)

o [ believe this comment meant the Neenah Tree Grate R-8810 as required by the

technical standards. The details in the site plans indicate this tree grate as required.

Suggest the street tree in sidewalk just south of Foundry should have a large granite planter so it
will survive

o We have implemented this revision.
Landscape details needed for some areas (but OK in principle).

o Landscape details will be provided in the final site plan se.

Cobbles:

Suggest a row of cobbles or granite stone at the back edge of each of the parking spaces (not
continuous; one line of cobbles or linear stone for each space) would help delineate parking
spaces and break up the expanse of brick (it is assumed there will be no striping)
o We have implemented this revision.
Please specify the width of the cobble band along each side of the new section of pedestrian
walkway and also along the existing section
o A picture of the existing cobble bands below depicts 4 rows of cobbles running parallel
with the brick walkway and generally a single cobble is 57 in the applicable
dimension. With that said, the existing cobble bands are generally 21 or 22 inches in
width. It is our intent to provide 4 rows of cobbles as the picture below. The
Conceptual Plan depicts a 21 inch width for the proposed cobble bands.

Commercial and Maple Street Mixed Use Development page 2 of 4
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e Cobbles within Apron: T am waiting for confirmation from DPS that the cobbles are OK in the
ROW - will get back to you but leave them in for now. Please specify width.
o The Conceptual Plan depicts a 3 foot width. This will be approximately 7 rows of
cobbles.

Other:

e The original submitted plan for Foundry Lane (CO4, as submitted to Planning Board) showed 2
pole-mounted lights adjacent to the new walkway that gave light coverage to the new section of
pedestrian walkway and continued the row of lights (see photo attached) that are along the
existing walkway leading to York Street. 1'm not sure the lights now proposed near the hotel
will adequately light the central section of the new section of walkway and suggest some
additional lighting should be incorporated to adequately illuminate the new section of the
pedestrian walkway and address CPTED standards.

o We have revised the proposed lighting along Foundry Lane. The infent of the revisions
is fo use the lighting to further help Foundry Lane read as a separate linear feature to
the driveway and walkway along the proposed building. In Foundry Lane, we are now
proposing a rhiythm of pole mounted lights and trees along walkway. The lighting
mounted in a post-top configuration and will have circular distribution to equally
illuminate the walkway and the parking spaces. Along the proposed building, we are
proposing a rliythm of building mounted lighting with forward light distribution to
illuminate the 5’ walkway and driveway. Also, we are revising the light fixtures in this
area to match the existing lights along the existing Foundry Lane to the northwest.,
The mounting of the lights will be different to better accommodate light distributions.
Please see the below examples. A photometric plan will be provided fo Planning
pending the Historical Preservation Board’s feedback.

Liliry

Existing pole & endant mounted Example of the proposed Exan'zp[e of
light fixture along Foundry Lane pole & post-top mount for proposed building mount

circular light distribution
(fixture to match existing)

Commercial and Maple Street Mixed Use Development page 3 of 4
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e A rendering of the view from the Commercial Street entrance of the drive looking towards York
(with Baxter Place on right and proposed hotel on left) would be helpful for HP to understand
how this layout will "read"

o A rendered site plan has been provided for the HP to review the proposed
improvements and provide feedback. Because of fime constraints in submitting to staff
Sfor the workshop, a rendered perspective view has not been provided af this fime.
However, we can provide a rendered perspective view at the workshop if the Board
desires.

Respectfully,

Barry Stowe
Site/Civil Project Manager
Agent for the Owner/Applicant

Commercial and Maple Street Mixed Use Development page 4 of 4
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J.B. Brown & Sons
36 Danforth Street
Portland, ME 04101
207-774-5908

November 30, 2012

Historic Preservation Board
City of Portland

389 Congress Street
Portland, Maine 04101

Re: Mixed use development -321 Commercial Street (40-E-3)
Dear Board Members,

As a backdrop for our December 12" meeting, I thought it would be helpful for me to share the
original concept (attached) we developed for the hotel as a way to understand how we ended up where we
are today. After considering the original concept with its mid-block break and the condition of Foundry
Lane, we decided to change direction to a full block development. The result was a much larger/more
expensive project than initially envisioned (added 13 hotel rooms, 14 apartments, and 7,400sf of retail),
but overall we felt it accomplished far more out of the gate than our first concept; primarily an improved
Foundry Lane and a building with significant scale. Based on these considerations, we approached the
Baxter Place to negotiate access to accomplish this more ambitious plan.

In addition, | have attached some historic pictures of buildings previously located on the property
to give a sense of how the site was used in the past. As you can see, the building closest to the Baxter
Building is fairly similar in scale to our original hotel concept in that it did not extend the entire block and
there was an open parking area and vehicle access point mid-block. The Sealtest Building was a single
story structure at the corner of Maple Street.

Since the November 7" workshop, we have attempted to address the primary concerns raised: the
design of Foundry Lane, fagade material/design, and massing along Maple Strect. Below is a summary of
our efforts:

o Foundry Lane: As stated previously, Foundry Lane is not owned by J.B. Brown & Sons. We
have negotiated an easement with the Baxter Building owner to use the area for access to our
porte-cochere provided we maintain at least 11 parking spaces for their use. They currently park
between 16-17 cars in that area.

The primary design change increased the width of the pedestrian walk from 5’ to 12.5°, which
creates a defined walk from York Street to Commercial Street. It resulted in the loss of 2 of the
Baxter parking spaces, but we have agreed to let them use two spaces on our property as
replacement parking. Additional refinements include changes to lighting, landscaping, cobble
stone usage, ect, which all benefit the pedestrian experience and significantly improve the current
condition and use of the area,



Historic Preservation Board
November 30, 2012
Page 2

e Building facade: The materials consist of scored granite, brick, storefront, and a metal cornice.
Closest to the Baxter Building the granite extends two floors and then transitions to a typical
single store granite base. This treatment creates a strong entrance at the hotel lobby and provides
a nice transition from the Baxter Building. The use of granite sills, granite bands, and several
reveal points add definition to the building. The storefront and windows will be slate grey. We
believe the re-design captures a historical perspective, but with some contemporary elements.

e Maple Street: The massing and property line concerns expressed by the Board have been the
most difficult to address. Because of grade issues, simply flipping the building so that the long
end is along Maple Street is not possible as it would not allow porte-cochere access from Maple
Street.

Although creating an angled wall at Maple Street is technically feasible, it carries a cost that is
difficult to absorb a actual visual benefit which may be negligible. I believe the patio space
created with the current design offers a more pleasant pedestrian experience. Given the historic
building was single story at the corner; I think the current concept is not as great a deviation than
originally perceived. 1 believe we can design a patio wall following the angle of Maple Street
that will act to define the street as the single story structure might have in the past, but with an
improved pedestrian and visual experience,

Although we have not been able to addressed 100% of the Board’s concerns, 1 believe the
changes made substantially address the comments and provides for a building that will be a great addition
to the fabric of Portland.

Thank you for your time and consideration. I look forward to discussing the project in more
detail at the December 12" workshop.

Respectfully,

Vincent P. Veroneau )
President
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1924 Portland Tax Records: 311-321 Commercial Street, Portland, ME

Owner: J.B. Brown & Sons
Address: 311-321 Commercial Street, Waterfront, Portland, Maine
Use: Storage

WWWw.mainememory.net 20f2
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Owner: New England Cold Storage Company
Address: 11-15 Maple Street, Waterfront, Portland, Maine
Use: Storage - Cold
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CONSTRULCTION CORPORATION

MEMORANDUM
From: Steve Long
To: Jean Fraser, Planner
Date: December4 2012, Revised 01-02-13
Subject: Commercial & Maple Street Mixed Use Development — Responses to Comments

[n an attempt to make it as simple as possible for you to review this submission, I have copied and
pasted below all of the “next steps” items that you organized for us in your email to me dated November
14, 2012. T have also included comments from staff. Our responses are shown in bold italic typeface
after each item,

Suggested Next Steps:

Address zoning comments,
See attached response to zoning comments from Marge Schmuckal.
01-02-13 Response the same as above.

Clarify whether residential units are apartments or condos; if condos, submit Draft Condo docs.
There will be three condominium units: a Hotel unit, a Retail unit and a Residential unit (14
individual apartments). Attached is the draft declavation. We do not expect to create the plats
and record the condo docs until the building is basically complete.

01-02-13 Response the same as above.

Revise survey and subdivision plan.

We have contacted the surveyor and will revise the survey and subdivision plans per the
Department of Public Services comments.

01-02-13 Response: With the exception of comment #8 from Public Services, both plans have
been revised to address the comments.

Respond to Traffic Movement Scoping meeting and Transportation Review comments, including
re parking requirements.

A response to the Traffic Movement Scoping meeting has been submitted by John Adams of
Milone & MacBroom under separate cover. He has also addressed the parking comments in
an attached memo and public comment from Margaret Broucek regarding traffic from the
site. Please see attached.

01-02-13 Response: Further traffic comments have been addressed in a new memo. Please
the attached “Response to Traffic Comment” from our traffic engineer, John Adams.

Page 1 of 11
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Address stormwater and landscaping comments, especially regarding the incorporation of

stormwater planters.

Responses to the stormwater comments from the Department of Public Services and Woodurd

& Curran are attached. The landscaping comments from the City Arborist are dependent on

the final layout of Foundry Lane and will be incorporated into the final plan submission.

01-02-13 Response: Please see our responses to stormwater comments below. The

landscaping three comments from Jeff Tarling were addressed as follows:

Comment a) No response necessary

Comment b) The Crab-apple trees have be changed to Oxydendrum (Common name
“Sourwood”) as suggested by the City Arborist

Comment ¢) We are now proposing a stormwater planter in the proposed bump out at the
intersection of Commercial and Maple Street. In addition, we are proposing a
larger 6°x9’ flush tree planter in the proposed bump out at the intersection of
Foundry Lane and Commercial Street.

Reconsider the layout and design of Foundry Lane.

Please see attached submission to the Historic Preservation Board.

01-02-13 Response: We have revised the layout and design of Foundry Lane. The building
was reconfigured at the corner of Foundry Lane and Commercial Street to match the angle of
the Baxter Building at Foundry Lane. Also, Foundry Lane was revised to continue the width
and consistent detailing of the walkway from York Street to Commercial Street. With that said,
revisions resulted in a reduction of proposed parking spaces, a reduction in the driveway
width, the bike rack was relocated, and the site lighting is now proposed to strictly match the
adjacent existing lighting of the upper parking lot and Foundry Lane.

Increase bicycle parking provision.

We are still requesting a waiver of bicycle parking spaces. In determining the requirved number
of bicycle parking spaces, the city’s Land Use Ordinance provides only two categories,
Residential and Non-Residential. All of the non-residential requirements are based solely on
required car parking. If we look at the different uses and a reasonable rate per the use:

Apartments = 2 bikes per 5 dwelling units = 14/5x2 = 6 spaces (within storage room)
Hotel = 1 bike per 20 rooms 131720 = 7 spaces (on site)
Restaurant = 1 bike per 1,000 sq.ft. 7,000/4,1000 = 7 spaces (on site)

We feel that the 20 bicycle spaces provided for this project will be adequate.
01-02-13 Response: We have reconsidered requesting this waiver and all the required bicycle
parking is now provided.

Address comments from the Fire and Public Services Departments.

The building and site will meet all of the applicable standards specified by Captain Pirone.
Responses to the Public Services Department comments are attached.

01-02-13 Response the same as above.
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e Submit signage and way finding plan.
A signage and way finding plan will be submitted at a later time.
01-02-13 Response the same as above.

e Submit further information including capacity letters, service vehicles, and snow storage
Frank Brancely in Public Services is currently reviewing our application for wastewater
capacity. All other capacity letters have been submitted. A location for service vehicles and
deliveries along with notes addressing snow storage will be added to the final plan set.
01-02-13 Response: Notes #1 and #6 are provided on the Site Plan, sheet C04 to address
deliveries and snow storage.

e Clarify lighting proposals and review re light trespass.
A lighting concept is being presented to the Historic Preservation Board as part of the
Foundry Lane layout. A Photometric Plan will be submitted when the lighting layout has been
finalized.
01-02-13 Response: We proposing to match the existing Foundry Lane walkway located
northwest of the site. The lighting type and location are dictated by the existing layout. The
objective is to create a consistent look from Commercial Street to York Street.

e Address any Planning Board comments.
Responses to the Planning Board Concerns are attached.

01-02-13 Response the same as above,

Zoning comments from Marge Schmuckal dated 11/08/12

This parking lot is part of the entire lot with a principal structure already on it and is considered
accessory to the existing building and its uses. If the Applicant wants to use this lot, we would need to
see a zoning analysis of the uses in the building and the required number of spaces for the building. Any
"left over" parking spaces could be used for the Hotel.
There are three tenants at 50 Danforth Street:

o A bakery — 4,650sf (500sf retail, 700sf office, 3,450sf production)

e  Personal trainer — 3,200sf

e  Warehouse/storage — 3,600sf

In a B-3 Zone, J B Brown is not required to provide them parking, but with that said there are
approximately 25 paved parking spaces on the north and east sides of the building that more than
satisfies there current needs. They do not use any of the spaces in the gravel lot proposed for valet
parking.

01-02-13 Response the same as above.
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Department of Public Services comments dated 11/07/12

The Department of Public Services has the following preliminary comments concerning this proposed
project. Final comments may be forthcoming,.

I,

I disagree with the applicant's assessment that very few hotel occupants will bring bicycles and
do not support the request for a waiver for less bike parking. I feel the full 26 required bike
parking spaces should be provide since Portland already is and will continue to be more bike
friendly. The applicant should try to find spaces for bike parking on Commercial Street side of
the property.

We are still requesting a waiver of bicycle parking spaces. See previous response.

01-02-13 Response: We have reconsidered requesting this waiver and all the required bicycle
parking is now provided.

[t is noted that the stormwater drainage system will be removed from the site. How will drainage
on to the site from the pipe to be plugged be affected? Please refer to the City of Portland
Technical Manual Section 2.4.11. for the requirements to abandon sewer pipes in the City right
of way. Please indicate on the plans how the contractor will meet this requirement.

Details and notes will be added to the final plans indicating how the contractor will plug and
abandon existing pipes.

01-02-13 Response: There is no proposal to plug, abandon, or “dead end” any existing
stormwater or sewer pipes. All existing pipes indicated to be removed will be done so entirely
and the stormwater drainage onto the site will be conveyed through the proposed drainage
systems.

Tt would be desirable to use portion(s) of the proposed bump outs [or green area stormwater
treatment.

A green area stormwalter treatment area is now being proposed within the bump out at the
Commercial Street site entrance. Please see attached plan showing the treatment area and the
area to be treated.

01-02-13 Response: A stormwater planter is now being shown in the proposed bump out at the
intersection of Commercial Street and Maple Street.

The applicant is proposing to install a brick sidewalk the entire length of Maple St. near York St
there 1s a utility pole and fire hydrant. If possible it would be desirable to install an esplanade
with this sidewalk.

We are not proposing an esplanade in this area in order to match the surrounding sidewalk
layouts. In the vicinity of the site there are no existing esplanades.

01-02-13 Response the same as above.
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10.

R.5

A pedestrian casement is shown on the south side of the former Foundry Lane. A sidewalk is
now proposed on the north side of the former Foundry Lane. Will a new easement be necessary?
We are working with the Historic Preservation Board to determine the layout of Foundyy
Lane. When this is finalized a Public Access/Pedestrian Easement will be defined and
recorded in the location of the proposed sidewalk.

01-02-13 Response: When the project is approved and the layout finalized, a new Public
Access/Pedestrian Easement will be defined and recorded. We request the Board handle this
as a condition of approval,

Please refer to the City of Portland Technical Manual, Figure II-19 for sizing and design of the
proposed an external grease trap.

The external grease trap will be sized appropriately as per the City of Portland Technical
Manual. The final plans will indicate the appropriate size and calculations used to determine
the size.

01-02-13 Response: The grease trap has been sized as a 4,500 gallon tank. The calculation
have been added to the Utility Plan, sheet C05.

Foundry Lane was discontinued by the City of Portland on March 20, 1995, The city retained 1.)
A Public Access Easement and 2.) An easement for Public Utility Facilities. There is a
"Pedestrian Easement" shown in Foundry Lane. The discontinuance does not call for a
Pedestrian Easement. Is there a recorded document which defines it as a Pedestrian Easement?
We are working with the Historic Preservation Board fo determine the layout of Foundry
Lane. When this is finalized a Public Access/Pedestrian Easement will be defined and
recorded in the location of the proposed sidewalk.

01-02-13 Response: Yes, there are two recorded plans that references a “Pedestrian
Easement.” However, there is no supporting easement deed creating an easement. When the
project is approved and the layout finalized, a new Public Access/Pedestrian Easements will be
defined and recorded. We request the Board handle this as a condition of approval.

MDOT took a non-tangent curve at the corner of Commercial Sireet and Foundry Lane in 1991,
This is not shown.

We have discussed this with the surveyor, Andrew Nadeau, and information regarding this
issue has been sent to DPS. We are awaiting their response.

01-02-13 Response: We are still awaiting DPS response to our surveyor’s findings.

Curve at Commercial Street and Maple Streel needs a chord bearing and distance for
mathematical closure. This was a MDOT 1991 taking.

This information will be added to the final plan.

01-02-13 Response: The chord data as been added to the applicable plans.

Note 8. Elevations. The monument referred to is not an Official City of Portland Benchmark
Monument. Michelle Sweeney of this office has called the surveyor and brought it to his
attention,

A reference to an official City of Portland Benchmark will be added to the plan.

01-02-13 Response: The benchmark note and plan labels have been revised on the applicable
plans.
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12

13,

14.

15

16.

17.

QL

"BM: Bolt in Top Ring of Hydrant" on northerly side of Commercial Street. Is that the top flange
of the hydrant? Is it a top of a bolt over the main Fire Department connection spout or one of the
side spouts?

A more definitive note will be added to the final plan.

01-02-13 Response: The plan labels have been revised to be more descriptive.

Suggest adding another benchmark to allow for checking in to since we have experienced fire
hydrants being repaired or altered between the plan preparation and the building construction
phases.

An additional benchmark will be referenced on the final plan.

01-02-13 Response: An additional benchmark has been added on the hydrant between Maple
Street and the upper parking lot.

No City of Portland Right of Way plans have been referenced. Please state which plans were
used.

References to the appropriate plans will be added.

01-02-13 Response: The City Right of Way plans are now referenced.

No City of Portland Sewer or Utility plans have been referenced. Plan reference will aid in
evaluation of the infrastructure as shown. Please state which plans were used. It would be helpful
to indicate flow direction on sewers.

References to the appropriate plans will be added.

01-02-13 Response: No plans were reference because the City did not have any reliable sewer
and stormwater utility plan for this area. All information shown is a result of a field survey.

Shading and hatching of areas obscures text in various locations.

The final plan will be revised to eliminate obscured text.

01-02-13 Response: The shading and hatching has been revised to hopefully improve clarity.
However, please note prints from scanned plans will not have the clarity as prints from the
PDF files or original’s from our office. The shading and hatch are important in indicating
the various pavements and textures. So, we would be happy to provide anyone with prints
from our office or PDF files.

North Arrow refers to Magnetic North and not Grid North.
The North Arrow will be corrected on the final plan.
01-02-13 Response:

Proposed three-foot offset survey monuments will be requested at four locations to be
determined.

Once the locations have been determined we will add them to the plans.

01-02-13 Response the same as above.
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1) In accordance with Section 5 of the City of Portland Technical Manual, a Level 11l development
project is required to submit a stormwater management plan pursuant to the regulations of Maine DEP
Chapter 500 Stormwater Management Rules, including conformance with the Basic, General, and
Flooding Standards:

Woodard & Curran Comments dated 11/06/12

a) Basic Standards: Plans, notes, and details have been provided to address erosion and sediment
control requirements, ingpection and maintenance requirements, and good housekeeping
practices in accordance with Appendix A, B, & C of Maine DEP Chapter 500.

Jo response necessary.

b) General Standards: The project primarily includes re-development of existing impervious
areas. However, the project does include 2,513 square feet of new impervious area.
Redevelopment of the existing impervious areas of the site qualifies for an exemption from
meeting the General Standards; however, the Applicant must provide stormwater treatment in
accordance with the General Standards for an area equivalent to the proposed 2,513 square feet
ol new impervious area. Inspection and maintenance of any proposed stormwater quality
treatment features will need to be included in the Inspection and Maintenance Plan in accordance
with and in reference to Maine DEP Chapter 500 guidelines and Chapter 32 of the City of
Portland Code of Ordinances

A green area stormwater treatment area is now being proposed within the bump out at the
Commercial Street site entrance. Please see attached plan showing the treatment area and the
area to be treated. Inspection and maintenance of this stormwater quality treatment feature
will be added to the Inspection and Maintenance Plan

01-02-13 Response: A stormwater planter is now shown in the proposed bump out at the
intersection of Commercial Street and Maple Street. Please see the Construction Details,
sheet C11 for the details plan and sections. The treatment area is approximately 4,000 square
feet. Inspection and maintenance of this stormwater planter has been added to the Inspection
and Maintenance portion of the Storm Water Pollution Prevention Plan.

¢) Flooding Standard: The project will result in approximately 2,513 SF of new impervious
surface. The Applicant has submitted a detailed stormwater model indicating a minor increase in
post development runoff rates for the project relative to pre-development conditions during
certain storm events. Stormwater from the project site will enter the City storm drain system
which ultimately discharges to the tidal Fore River, a tributary to Casco Bay (the Atlantic
Occan). Projects that discharge to the Ocean are eligible for a waiver from the Flooding
Standard. The project qualifies for a waiver from meeting the flooding standard so long as the
City of Portland Department of Public Services confirms capacity to accept the minor increase in
flow into the City storm drain system.

We would like to request a waiver of the flooding standard based on the fact that there is a
negligible increase in flow to the City storm drain system. The site is located near the base of
the watershed and the peak flows from the site would occur prior to the upstream peak.
01-02-13 Response: We are requesting a waiver.
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2) The following details should be provided [or work within the City Right-of-Way, in accordance with
the City of Portland Technical Manual:

a) A brick driveway apron with bituminous base, per Figure I-11

A brick driveway apron with bituminous base, per Figure I-11will be added to the details.

01-02-13 Response: The detail has been added to the Construction Details, Sheet C10.

3) Please clarify the use of the "Catch Basin Inlet” detail versus the "Precast Catch Basin" detail (Sheet
C11). Unless unique situations warrant, the City would require the "Precast Catch Basin" detail with 3'
sump & outlet trap.

The "Catch Basin Inlet"” was specified in error and will be removed from the final plan.

01-02-13 Response: The detail has been deleted.

Tom Errico Traffic Comments dated 11/09/12

e [ have reviewed the conceptual Construction Management Plan and generally find the concept to be
acceptable (maintaining sidewalk and bicycle facilities on Commercial Street). I would note that
specific details will nced to be coordinated prior to construction.

Specific details can be added prior to construction.
01-02-13 Response is the same as above.

e [ have conducted a preliminary review of the parking demand analysis and generally find the
methods (o be acceptable. The applicant should provide additional supporting data for the use of the
0.65 parking rate for the hotel. Given the availability of good parking generation information at the
existing Hampton Inn, I would like to gain an understanding on the rates computed locally, versus
those established by Hilton Worldwide. [ would note that I do not expect the parking demand
numbers to change significantly.

A memo from John Adams addressing the parking rate is attached.
01-02-13 Response: The above mentioned memo was submitted previously.

e The driveway on Maple Street will require a waiver from the City's technical standards for driveway
separation. Give the volume and speed of traffic on Maple Street I support a waiver from the City's
technical standards.

A waiver request has been submitted.
01-02-13 Response is the same as above.

e The painted areas at the driveway entry on Maple Street should be removed.
There is a plan label on the Site Plan indicating that parking spaces along Maple Street are
delineated to show quantity and location of spaces. Do not paint.
01-02-13 Response is the same as above.

Page 8 of 11



R .

The applicant has illustrated a proposed crosswalk on Commercial Street at the casterly comer of
Maple Street. [ need to review this proposal. My general sense is additional features are needed for
safe pedestrian crossing. I would also note that the alignment of the crosswalk on the site plan will
need to be adjusted to meet the City's perpendicular alignment design preference. The crosswalk
paint detail would also need to be "Block” style.

Additional review is necessary.

01-02-13 Response: The crosswalk has been aligned to meet the City’s perpendicular alignment
design preference. As a result, two City parking spaces were lost across the street from the site
and a new curb ramp (parallel type) is being proposed in the sidewalk. The crosswalk paint detail
has been revised to provide the “block” style. Further, this layout across Commercial Street
requires waiver relief from parking within 20’ of the centerline of a crosswalk. This waiver has
been requested.

It appears that a pedestrian easement will be required for sidewalks arcas abutting the project.

A pedestrian easement will be required for the sidewalk areas abutting the proposed building. This
information will be submitted to the city for review.

01-02-13 Response: When the project is approved and the layout finalized, new easements will be
defined and recorded. We request the Board handle review of such easements as a condition of
approval.

The 11 parking spaces on the former Foundry Lane do not appear to meet City dimensional
standards. A waiver will be required. | would also notc that there is general concern about pedestrian
accessibility in this area and modifications to the plan may be necessary.

The layout of Foundry Lane has been revised please see the submission to the Historic
Preservation Board.

01-02-13 Response: Foundry Lane has been revised from the previous submission. However, a
waiver is required for the new proposal as well. The waiver requested is to allow a 20 foot drive
aisle behind parking spaces.

I need to review the design details on the diagonal parking on Commercial Street (e.g. dimensions,
painted corner areas, etc.).

The diagonal parking on Commercial meets the cities dimensional specifications.

01-02-13 Response is the same as above.

For on-street parking changes, a city council approval will be required. The applicant will be
responsible for providing materials in support of the Parking Schedule change.

This information will be provided to city council.

01-02-13 Response is the same as above.

For development projects in the area, the City has been requesting monetary contributions towards
the installation of a traffic signal at the Commercial Street/High Street intersection. I will provide
and estimate of the contribution amount in the future.

A contribution amount has yet to be determined,

01-02-13 Response is the same as above.
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e The applicant should provide details on how truck deliveries will be accommodated.
Once the final site layout has been determined based on input from the Historic Preservation and
Planning Board details on how truck deliveries will be accommodated will be added to the plans.
01-02-13 Response: Note #6 has been added to the Site Plan, sheet C04.

e [ have reviewed the TDM and generally find the program to be acceptable. Some of the details of the
program need to be clarified/expanded, but overall the approach is acceptable. I'll provide clarifying
comments in the future. I would note that the traffic impact study will assume an evaluation of
impacts assuming a 10% reduction in vehicle trips based upon the implementation of TDM
strategies. Accordingly, the program should credibly reduce traffic by 10%.

Additional comments are pending.
01-02-13 Response: Further traffic comments have been addressed in a new memo. Please the
attached “Response to Traffic Comment” from our traffic engineer, John Adams.

The Historic Preservation Board comments dated 11/09/12

The Historic Preservation Board held a preliminary review of the proposed hotel development at 321
Commercial Street on November 7th. Recognizing that the plans, elevations and perspective views were
still quite preliminary, Historic Preservation Board members did express a threshold concern about the
plan and massing of the proposed building as it relates to the geometry of the subject parcel and the
abutting street and alleyway. They also raised a number of questions and concerns about the building
design. Regarding Foundry Lane, Board members notcd that its treatment at the top of the block, done as
part of an earlicr project, was very successful in that it preserved the memory of the historic alleyway
and created an attraclive pedestrian corridor. They felt it was important that this treatment continue on
the lower portion of Foundry Lane to the extent possible.

Please see the attached submission to the Historic Preservation Board,

01-02-13 Response: We have revised the layout and design of Foundry Lane. The building was
reconfigured at the corner of Foundry Lane and Commercial Street to match the angle of the Baxter
Building at Foundry Lane. Also, Foundry Lane was revised to continue the width and consistent
detailing of the walkway from York Street to Commercial Street. With that said, revisions resulted in a
reduction of proposed parking spaces, a reduction in the driveway width, the bike rack was relocated,
and the site lighting is now proposed to strictly match the adjacent existing lighting of the upper
parking lot and Foundry Lane.

Planning Board comments from the 11/13/12 Planning Board Workshop

1. Board looking for wider walkway through Foundry Lane (connecting existing to Commercial
Street sidewalk);
Please see the attached submission to the Historic Preservation Board.
01-02-13 Response: The width of Foundry Lane walkway is now being proposed at a
consistent width from York Street to Commercial Street.
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I

Board requested further info to support waiver request rc bicycles (see DPS comments plus |
would note that bike parking is also for users of the retail and visitors to the residential; also
encouraging bicycle use is part of TDM);

We are still requesting a waiver of bicycle parking spaces. See previous response.

01-02-13 Response: We have reconsidered requesting this waiver and all the required bicycle
parking is now provided.

Board OK for patio to be replaced with building to corner as per HP issue, but some of the Board
members liked outdoor space to "interact with city” (my comment: so idecally some outdoor arca
can be included somewhere eg smaller patio at Maple as Mark mentioned or maybe near
Foundry Lane?),

The building at the corner of Maple and Commercial Street has not changed and the outdoor
patio space remains as previously presented.

01-02-13 Response the same as above

Board looking for more street trees: the required number is 14 (one per residential unit) under
subdivision - there is an argument that in addition, the four existing ones on Commercial Street
should be replaced. We would count those proposed along Foundry Lane as street trees.

The street tree layout will be changed with the revision of Foundry Lane. There will be a total
of 15 trees including those proposed along Foundry Lane.

01-02-13 Response: There are 14 street trees proposed including those along Foundry Lane
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Rcachmartd f “3 Page 1 of 1
Jean Fraser - Fwd: RE: recent submission 321 Commercial

From: Jean Fraser

To: Fraser, Jean

Date: 12/11/2012 10:35 AM

Subject: Fwd: RE: recent submission 321 Commercial

>>> Steve Long <stevel@opechee.com> 12/6/2012 4:56 PM >>>
Jean

The 6 floor is one condominium unit that contains 14 apartments, which will be rental units.
Essentially, it can be conceptualized as a 14 —unit apartment building, but owned as a condo rather than
a free-standing building.

Steve Long

@ orecHee D

CONSTRUCTION CORPORATION

Opechee Construction Corporation
11 Corporate Drive

Belmont, NH 03220

P (603) 527-9090

F (603) 527-9191

stevel@opechee.com

file:///C:/Users/jf/ AppData/Local/Temp/XPgrpwise/50C70C55PortlandCit... 12/11/2012
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Response to Traffic Comments W“d\ @Q
P &
TO: Ms. Jean Fraser, Planner AR
Development Review Program, City of Portland a."-!‘\\c\:é OF ﬂ?;; 4,
s : \‘A__ ..... "*.fj’I‘—‘ :/r
FROM: John Q. Adams, P.E., PTOE Tos joun e
Senior Transportation Engineer = . & QUENTIN % % =
Milone & MacBroom, I[nc. =0 ADAMS : 2
85 No.il0se3 G E
DATE: December 3, 2012 P O I s
% O HCENSTL S &
RE: Response to Traffic Comments g @‘5‘!@ \m'.,_.t S s
Applicant - J. B. Brown & Sons »:_:':@4‘-‘ -

Proposed Hotel, Restaurant, and Residences
321 Commercial Street, Portland, Maine
MMI #5002-01-4

Purpose

The purpose of this memo is to address three traffic comments received for the proposed JB Brown &
Sons Level III Site Plan/Subdivision application for the Mixed-Use development at 321 Commercial
Street.

The following comments were received:
» Public Comments received from the Planning Board

1. Comment: And the plan to valet up Maple and over on York has the hotel valel ivaffic going around
what will be Baxter Academy (science and technology school), so the school traffic will mix in with
the hotel cars on that corner and create a stressful situation.

Response: Only the AM peak hour traffic from the Baxter School and the proposed mixed-use
development will occur at the same time. The PM peak hour traffic from the proposed development will
generally be later than the School’s PM peak hour. It is our opinion that the traffic added by the proposed
mixed-use development to the intersection of Maple Street and York Street will not have significant
impact to traffic operations and safety.

The intersection of York Street at Maple Street currently handles low to moderate amounts of traffic and
operates well. The intersection will continue to operate satisfactory with trips added from the Baxter
School. We have verified this by reviewing the traffic operations analysis resulls from the traffic study
recently submitted for the Baxter School. The study indicates that during the weekday AM peak hour the
intersection will function at a level-of-service (LOS) “A” with all traffic movements on all four legs of
the intersection also functioning at LOS “A” (based on Simtraffic traffic operations results). The LOS
“A” indicates vehicles will experience a small amount of delay as they drive through the intersection.
The LOS “A” equates to an average delay per vehicle of only 10 seconds or less.

The analysis of queuing (or vehicle back-ups) from the Baxter School study for the AM peak hour
indicates that all of the approaches will experience minimal queuing. Based on the LOS “A” and the
minimal queuing, the intersection and all of the approaches have capacity available to handle the

Ql\\ MILONE & M ACBROOM®
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additional trips from the development at 321 Commercial Strect. The proposed development will add
approximately 70 tip-ends to the intersection of Maple Street and York Street during both the weekday
AM and PM peak hours.

2. Comment: Wewent to a neighborhood meeting last night about the proposed hotel at Commercial
and Maple. It looks like a nice building, but they are planning no pariing onsite for the guesis. The
lot they will valet park in will first be cleared of all current parking space enters. These cars, along
with the cars that currently park where the hotel will sit, will put a lot of pressure on the sireet
parking in the area. I am wondering if there really are no requirements from the city for onsite
parking for new hotels. Seems odd. Brown didn't mention that they were asking for any variances,
though.

Response: The City of Portland does have requirements for developments to provide parking to meet its
expected parking demand. [n this instance the proposed mixed-use development is over 50,000 sf and
therefore consistent with City ordinance, the appropriate parking supply is determined by the Planning
Board. Parking demand can be met in a variety of ways including; on-site parking spaces, offsite valet
parking, arrangements with other nearby surface parking and parking garages, and the use of available
on-street parking. In addition, efforts to reduce vehicles trips (and parking demand) associated with this
development will be employed by the applicant. A transportation demand management (TDM) plan has
been prepared by the applicant which will be implemented as the development is built and becomes
operational.

A parking study has already been completed and submitted by the applicant. In summary of the parking
study, the applicant is proposing to provide a total of 110 parking spaces for the proposed hotel,
restaurant and residences. A breakdown of the parking spaces provided is shown below:

1. Hotel — 86 spaces (14 on site and 72 off site at the York Street parking facilities)

2. Residences — 14 spaces on site

3. Restaurant — 10 spaces for employees at the York Street parking facility (consistent with city approval
of recent similar Jordan's Meats site redevelopment project).

As can be seen [rom the above parking breakdown, the applicant will be providing a total of 28 spaces
on-site at 321 Commercial Street. The remaining 82 spaces will be provided nearby at 2 parking lots
currently owned and operated by the applicant on York Street. This type of parking supply arrangement
is not atypical of recent and current mixed use developments approved by the City.

3. Comment received from City Traffic Review Engineer, Tom Errico related to the appropriate
parking rate for the proposed 131 hotel use.

Comment: The applicant should provide additional supporting data for use of the 0.63 parking rate for
the hotel.

Response: The applicant is basing the 0.65 parking demand rate on several sources of parking demand
data, including:

» Hilton Worldwide parking demand rate of 0.65 spaces per occupied room: Txperience from data
provided by Hilton Worldwide indicates that urban hotel properties generate approximately two customer
vehicles per three occupied rooms (0.65 vehicles per occupied room). This is attributable to the fact that

6;° MILONE & MACBROOM®
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some guests arrive by taxi, hotel courtesy van, or other means of public transportation. Further, some
guests (such as families or business groups) will arrive in a single vehicle but occupy more than one room.
During full occupancy, a 0.65 vehicles/room ratio would be expected to generate approximately 86 guest
vehicles. This is consistent with the approval of the Jordan®s Meats site proposed hotel which utilized the
0.65 rate.

ITE Parking Generation Manual, 4™ Edition: We have reviewed data available for Land Use Code
310, for Hotels, from the Manual. On page 73 of this Manual, Hotels in urban sites are specifically
discussed. Parking demand data for 5 urban sites were reviewed and indicated a weekday average
peak parking demand of 0.64 vehicles per occupied room. Based on this rate the proposed 131 room
hotel would require 84 parking spaces. In our original parking study for the site we referenced the
0.65 rate from Hampton Worldwide data, noted in Item 1 above. Use ol the ITE rate of 0.64 would
result in 2 less spaces being provided.

The two methodologies result in nearly identical parking requirements (86 spaces, compared to 84
spaces), however both are substantially higher than the City ordinance, 14-332(c), which would require
only 33 spaces based on a rate of (.25 spaces per room.

Based on this updated parking demand analysis, we recommend utilizing the 86 hotel spaces
determined in our original parking demand analysis submission.

We trust we have addressed your comments and concerns. Please contact me should you have any
questions or nceds for additional information.

cCl

Tom Errico, City Traffic Engineer
J. B. Brown & Sons, Inc.
Opechee Construction Corp., Inc.

QLQ MILONE & M ACBROOM?®
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MATERIAL SELECTIONS
COMMERCIAL & MAPLE STREET MIXED USE DEVELOPMENT
321 COMMERCIAL STREET, PORTLAND, MAINE 01-09-13

EXTRUDED FACE BRICK
MANUFACTURER: MORIN BRICK
MODULAR 35/8x2 1/4x75/8

STANDARDS: ASTM C-216, TYPE FBS

COLOR: OLD PORT SERIES RED RANGE

EXTRUDED FACE BRICK-ACCENT AT CORNICE
MANUFACTURER: REDLAND BRICK
- MODULAR35/8x21/4x75/8

- STANDARDS: ASTM C-216, TYPE FBS

GRANITE FOR EXTERIOR WALLS-SPLIT FACE
1 MANUFACTURER: NOT YET DETERMINED
. SIZE: 7 5/8" H. LENGTH VARIES

COLOR: WOODBURY GREY GRANITE
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FIBER CEMENT FASCIA &
SOFFIT AT CORNICE

MANUFACTURER: JAMES HARDIE
SIZE: VARIES

COLOR: TIMBER BARK

METAL PANEL SCREEN AT POOL AREA
TYPE: Y-36 MORIN
MATERIAL: GALVALUME

COLOR: MEDIUM BRONZE

ALUMINUM WINDOWS & STOREFRONT
MANUFACTURER: EFCO OR EQUAL

TYPE: SERIES 403

STANDARDS: THERMAL FRAMING SYSTEM
FRAME COLOR: MEDIUM BRONZE

GLASS: CLEAR INSULATED WITH LOW-E COATING
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TYPICAL RETAINING WALL SECTION

(No Scale)

NOTES:
1, Block setback = %" per course = 57 batler
2. Construction adhesives shall be specifically formulated for segmental block wall construction and shall be installed according ta the manufacturer's recommendations,
3. This drawing is for reference only.
4. Final designs for construction must be prepared by a registered Professional Engineer using the actual conditions of the proposed site,
5. Final wall design must address both internal and external drainage and shall be evaluated by the Professional Engineer who is responsible for the wall design.
6. Blocks are produced with different face textures. Exposed block faces will vary throughout the wall depending on installation pattern.
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