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P.O. Box 8816
Portland, ME 04104
Office: 207-221-5746
Fax: 207-221-2822

October 15, 2012
City of Portland
Planning Division
389 Congress Street, 4™ Floor
Portland, ME 04101

Re: Waest End Place/Preliminary Site Plan Application, Pine
Dear Sir of Madam:

Redfern LWS LLC is pleased to submit the attached Level Ill Preliminary Site Plan
Application. The detailed proposal herein contemplates a mixed use building on the
Northeast corner of Pine and Brackett Streets. The building would contain 2 ground
level retail suites, 39 residential apartments on floors 2 -4 and 34 ground level parking
spaces. As we describe in the application, we believe that the proposal is very
consistent with the principals of “smart growth” as outlined in the City’s comprehensive
plan.

Please do not hesitate to contact us or any of our project consultants to discuss this
application. We appreciate your consideration of our proposal.

Sincerely;

Jonathan Culley
Redfern LWS LLC

rael ok

Paul Peck
Redfern LWS LLC



PROJECT NAME: West End Place

PROPOSED DEVELOPMENT ADDRESS:
40 Pine St., 183-189 Brackett Street

PROJECT DESCRIPTION:

New Construction of mixed-use building containing 2 ground floor retail suites

and 39 residential apartments on Floors 2-4.

CHART/BLOCK/LOT: _ 45-E-39,40,41,42,50 PRELIMINARY PLAN 10/13/2012 (4ate)
FINAL PLAN (date)
[ Applicant's Contact for electronic plans
CONTACT INFORMATION: ' Name: Ryan Senatore
%e_mai;; ryan@senatorearchitecture.com
work# 207-650-6414
“Applicant - must be owner, Lessee or Buyer Applicant Contact Information o ]
Name: Jonathan Culley Werk#  207-221-5746 (prefer cell)
Business Name, if applicable: Redfern LWS LLC Home#
Address:  P.O. Box 8816 cell# 207-776-9715 Faxz 207-221-2822
City/State - Portland, ME Zip Code: 04104 e-mail: jonathan@redfernproperties.com
Owner - (if different from Applicant) Owner Contact Information
[— Work #
Address: Home#
City/State : Zip Code: Cell % Fax#
e-mail:
Agent/ Representative Agent/Representative Contact information
Name: { Work #
Address: | Cell #
City/State : Zip Code: | e-mail
Billing Information Billing Information
Name:  Redfern LWS LLC Work#  See Applicant
Address:  P.O. Box 8816 e
City/State :Portland, ME Zip Code 04104 e-mail:

Dept of Plannmg and Urban Development ~ Portland C1ty Hall ~ 389 Congress St~ Portland. ME 04101 ~ ph (207)874-871




Engineer
Name:  Steve Blais/Blais Civil Engineering
Address: 780 Broadway

City/State : South Portland, ME Zip Code: 04106

Engineer Contact Information
Work# 207-767-7300
Cell # Fax#

e-mail: sblais@blaisce.com

Surveyor

Name: James Nadeau/Nadeau Land Surveyors

Address: 918 Brighton Ave

City/State : Partland, ME Zip Code: 04102

Surveyor Contact Information

workz 207-878-7870
Cell # Faxi 207-878-7871

e-mail: jim@nadeaulandsurveys.com

Architect
NameRyan Senatore/Ryan Senatore Architecture
80 Middle Street

City/State : Portland, ME

Address:

Zip Code: 04101

Architect Contact Information

workz 207-650-6414

Cell # Fax#

207-650-6414

e-mail: ryan@senatorearchitecture.com

Attorney
Name: Jim Barns/Law Office of James Barns
361 U.S. Route 1

City/State - Falmouth, ME

Address:

Zip Code: 04105

Attorney Contact Information

Work# 207-781-7677
Fax# 207-781-7678

Cell #

e-mail: jbarns@barns-law.com

Dept. of Plannmg and Urban Development - Portland City Hall ~ 389 Congress St. ~ Portland. ME 04101 - ph (207)874-8721 or 874-8719 -3 -




APPLICATION FEES:

Check all reviews that apply. (Payment may be made by Cash or Check payable to the City of Portland.)

Level Il Development (check applicable reviews)

Z_ Less than 50,000 sq. ft. ($500.00)
___ 50,000 - 100,000 sq. ft. ($1,000)
___ 100,000 - 200,000 sg. ft. ($2,000)
___ 200,000 — 300,000 sq. ft. ($3,000)
____over $300,00 sq. ft. ($5,000)
____Parking lots over 11 spaces ($1,000)
___Atfter-the-fact Review ($1,000.00 plus
applicable application fee)

The City invoices separately for the following:
- Nofices (.75 each)
- Legal Ad (% of total Ad)
- Planning Review ($40.00 hour)
- Legal Review ($75.00 hour)
Third party review is assessed separately.

Fees Paid
(office use)

[ 1]

Plan Amendments (check applicable reviews)

____Planning Staff Review ($250)
__ Planning Board Review ($500)

Fees Paid
(office use)

Other Reviews (check applicable reviews)

___ Traffic Movement ($1,000)

___ Stormwater Quality ($250)

____ Subdivisions ($500 + $25/Iot)
#oflLots __ x$25/lot =

____ Site Location ($3,000, except for
residential projects which shall be
$200/lot)
#oflots __ x $200/ot =

_ Gther

___Change of Use

____Flood Plain

____Shoreland

__ Design Review
Housing Replacement
Historic Preservation

Fees Paid
(office use)

Dept of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME C4101 - ph (207)874-8721 or 874-8719
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APPLICATION SUBMISSION

All site plans and written application materials must be uploaded to a website for review. At the time of
application, instructions for uploading the plans will be provided to the applicant. One paper set of the
plans, written materials and application fee must be submitted to the Planning Division Office to start
the review process.

Submissions shall include one (1) paper packet with folded plans containing the following materials:

1. One (1) full size set of plans that must be folded.

2. One (1) copy of all written materials as follows, unless otherwise noted:
a. Application form that is completed and signed.
b. Cover letter stating the nature of the project.
c. Al Written Submittals (Sec. 14-525 2. (¢), including evidence of right, title and interest.

3. A stamped standard boundary survey prepared by a registered land surveyor at a scale not less than one inch to
50 fest.

4. Plans and maps based upon the boundary survey and containing the information found in the attached sample
plan checklist.

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

6. One (1) set of plans reduced to 11 x 17.

Refer to the application checklist for a detailed list of submittal requirements.

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

| hereby certify that | am the Owner of record of the named property, or that the owner of record authorizes the proposed
work and that | have been authorized by the owner to make this application as his/her authorized agent. | agree to
conform to all applicable laws of this jurisdiction. [n addition, if a permit for work described in this application is issued, |
certify that the Planning Authority and Code Enforcement's autharized representative shall have the authority to enter all
areas coverad by this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit.

This application is for a Level il Site Plan review. It is not a permit to begin construction. An approved site plan,
a Performance Guarantee, Inspection Fee, Building Permit, and associated fees will be required prior to
construction. Other Federal, State or local permits may be required prior to construction, which are the
responsibility of the applicant to obtain.

Signature i ; Date:
/ow:rm | /s //; /20! N

Dept, of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St ~ Portland, ME 04101 ~ ph (207)874-8721 or §74-8719 -5-



PROJECT DATA

(The following information is required where applicable, in order complete the application)

Total Site Area

17,388 sf (0.40 acres)

Proposed Total Disturbed Area of the Site

17,388 sf (0.40 acres)

sq. ft.

{If the proposed disturbance Is greater than one acre, then the applicant shall apply for a Maine Construction General Permit
{(MCGP) with DEP and a Stormwater Management Permit, Chapter 500, with the City of Portland)

IMPERVIOUS SURFACE AREA

Proposed Total Paved Area

Building and Pavement 14,988

sq. ft.

e Existing Total Impervious Area 17,388 sq. fi.
e Propesed Total Impervious Area 14,988 sq. ft.
e Propesed Impervious Net Change -2,400 sq. ft.

BUILDING AREA

Proposed Building Footprint

First floor area 3,329

sq. ft.

e Proposed Building Footprint Net change 940 sq. ft.

e Existing Total Building Floor Area 2,389 sq. ft.

e Proposed Total Building Floor Area 39,088 sf plus 8,815 covered parking sq. ft.

¢ Proposed Building Floor Area Net Change 36,699 sg. ft.

e New Building Yes (yes or na)
| ZONING

e Existing B1 Neighborhood Business Zone

Proposed, if applicable

B1 Neighborhood Business Zone

LAND USE
e Existing Retail, Residential and Parking
e Proposed Retail, Residential and Parking

RESIDENTIAL, IF APPLICABLE

e Proposed Number of Affordable Housing Units (0) Zero
e Proposed Number of Residential Units to be Demolished (1) One
e Existing Number of Residential Units (1) One
¢ Propesed Number of Residential Units (39) Thirty Nine
e Subdivision, Proposed Number of Lots (1) One

PARKING SPACES

Existing Number of Parking Spaces

45-50) Fourty Five to Fifty

Proposed Number of Parking Spaces

34) Thirty Four

Number of Handicapped Parking Spaces

Proposed Total Parking Spaces

{
(
(2) Two
(34) Thirty Four

BICYCLE PARKING SPACES

Existing Number of Bicycle Parking Spaces

(0) Zero

Proposed Number of Bicycle Parking Spaces

(14) Fourteen on site

Total Bicycle Parking Spaces

(14) Fourteen on site

ESTIMATED COST OF PROJECT

$5 million

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-871% -6-




General Submittal Requirements — Preliminary Plan {Optional)

Level 11l Site Plan
Preliminary Plan Phase Check list (if elected by applicant)

'2:::'::2: Cl:ae::I?srt Nt;zs;::f Written Submittal Requirements

B/ 1 Completed application form

B/ 0 1 Application fees

E/ 1 1 Written description of project

642:& 0 1 Evidence of right, title and interest.

O W/H o ] i Copies of reguired State and/or Federal permits.

W 0 1 Written assessment of proposed project’s compliance with applicable

zoning reguirements.

B/ O 1 Written description of existing and proposed easements or other

burdens.

EE/ 0 1 Written requests for waivers from individual site plan and/or technical

standards, where applicable.

[ﬂ/ 0 1 Traffic analysis {may be preliminary, in hature, during the preliminary

plan phase).

B/ n I Written summary of significant natural features located on the site.

@/ o 0 1l Written summary of project’s consistency with related city master plans.

[3/ f’olﬂ"““ﬁ 0 1 Neighborhood Meeting Material (refer to page 13 of this application.)

2:5‘!":'?: ELa:cTcTirst ?:;?::r i Site Plan Submittal Requirements

B/ 0 1 Boundary Survey meeting the requirements of Section 13 of the City of

Portland Technical Manual.

cdl 0 1 Preliminary Site Plan Including the following: (*information provided may

he preliminary In nature during preliminary plan phase):

|I|/ O = Existing and proposed structures with distance from property line (including location of
propased piers, docks or wharves if in Shoreland Zone).

B/ O »  [ocation of adjacent streets and intersections and approximate Jocation of structures
on abutting properties.

D/ 0 = Proposed site access and circulation.

E/ O " Proposed grading and contours.

B/ 0 " [ocation and dimension of existing and proposed paved areas including all parking
areas and vehicle, bicycle and pedestrian access ways.

IB/ 0 = Preliminary landscape plan including existing vegetation to be preserved, proposed site
landscaping and street trees.

E/ 0 = Existing and proposed utilities (preliminary layout).

B/ 0 ®  Preliminary infrastructure improvements (e.g. - curb and sidewalk improvements,
roadway intersection modifications, utility connections, transit infrastructure, roadway
improvements).

B/ 0 ®  Preliminary stormwater management and erosion control plan.

B/ ®  Existing significant natural features locoted on the site (including wetlands, ponds,
watercourses, floodplains, significant wildlife habitats and fisheries or other importont
natural features listed in Section 14-526 (b) 1. of the Land Use Code).

m/ 0 = Proposed alterations to and protection measures for significant natural features

located on the site (including wetlands, ponds, watercourses, floodplains, significant
wildlife habitats and fisheries or other important natural features listed in Section 14-
526 (b)1. of the Land Use Code).

Dept of Planning and Urban Development ~ Portland City Hall ~ 389 Congress St. ~ Portland, ME 04101 ~ ph (207)874-8721 or §74-8719 =7~




Aftachment A-1|

PURCHASE AND SALE AGREEMENT - LAND ONLY
Mav 14 L0i2 '

Effksiive Dute

Offer Date

ﬁeu}lﬂéibmﬂ!ﬂﬁﬁhﬁd’-hm Pargraph. 20 of this-Agreeman,

L. PARTIES: This Agreeinent is made hetween L38 IRVESTMENPG, ILC

("Buyer) and
. (Seller,

2. DESCRIPTION: Subject.io the lemms and condiiions Berélnuiler set forth, Seltor agrees fo sefl and Buyer agrees 1o buy ¢ [&] etk
{3 part ofy If "part of" 5o pava. 22.for xplimation) the propefiy situated ix wunicipalliyof _________ DORFIAND :
Countyof __, _ CUMSBRUANG ____ , State of Maine, locaied atMO it e &V/18D~191 BRACKETT ST '-E. . a\ﬁ
deseribied in deed(s) recorded at said County's Registry of Doeds Baok(s)__ 24324 - s Pepefs) - L

) i3
3. PUREHABE PRICE: For suth Deéd:antl tonveyhrice: Biyer agteesto pay fis totil pp:gha_s‘a'-ﬂg{a' of | .
Buyes [:[ e -delivered; or @wﬂl geliverto the Agengy willif; 2 dags of the SFErDiats, & deplin ot caimest money i

. theamount:$ 10 ,.000: 08 . IFsaid dépasit-lsfo bedelivered affer thesubinission of this offerand is not délivared by-the .

above deadlin; Hils offer dholl be vold and asy attempted accoptance:ofthis:affer-n velfance on the deposit being delivered willnot
rosult in & binding-coutvact. Buyer agreos that an additional deposit of enmestwoney i the BMOURLOLE ~ormsmmsimm=—=x. wil] ba
delivgred —==mmrmmmom—em e e . Fiihyre by Buygr to deliver thizaddifionsl depositin
votnplialice with tio-atiove ferms:shall sonstituts'a defiult under this Agteement. The remaliider of the purchane‘pice.skisll bepaid by
wite, certified, cashier's or trust atoouri dhecle upon dellvery of the Deed, - :

This. Purchase and, Safe Agkeemant lx subjeet fo the Sltowing conditfons:

4; EARNEST-MONEY/ACGEFTANCE; "HARBORVIEW PROPERTIES, ING ("Agenacy*) shallhold.
<aid enmest money and-actas eserow sgent til closing; this:otter shall be valid antil e 22 A5y 2048 15, 201! (cliree)

5:09 sarree L) ABE (ZPM;a0d, In tlie ovent of non-acesptanico, is eamost monoy shall be refumned prompily
to Buyer, In the gvent-that the Agenoy is mede.a party-to. any lawsulls by virhse:of'acting sis-setrow: ogent, Agency:shull bo entitled o
recoves reasonable attorney's.foes mid costs which shall bis asscased us ¢out:oodts in favierof the prevailing party,

3, TITLE AND CLOSING: A deed, conveying good andf merchantable title in dctordgince with tHe Standords-of Tiile adopted by
the Malns Bar Assocfation shall be dslivered 1o Buyer and this transactlon. shall be closed ang Buyer shall pay the balanps-dpe and
-oxeeute.nll pecessnry papers o, BAB/2012 (closing date) or befors, if agreed in-writing by both parties. [f
“Sellor s unuble to convey.In ueonrdance with the piovisions of ttils paragraph, then Seller shall have a reésonable tme: period, not to-
exceed 30 cafendar days, from the time Selleris notified ofthe deféok, unless ofherwise-agresd to i wiilihg by both:Buyer and Seller,
ta rerhady s Hile, Séllér harcby aprees to iake & good-Faith affort th cure any Yitle defecy-during suoh perfud, I£ ot the Tater of ths
closing date set forth dbove or ths expleation -of such réaspuable:timg: period, Seller-vnnble to-wmedy the titls; Buyes may alode-and
accept the deed-with the title- defset or this Agreement $hall become wull and veiid in which case the pactles shall be relisved oftany
forther gbligations hereunder and any earnest-moriey-shiall ba rturned o the Buyer.

6. DEED: The propicly shali beconveyed bya _________ WARRANTY ______ deed, aid shall be fiee snd clear o all
enginbiaioes -except covanants, condittons, .enseients andl realrlotlany of fécord which. db not materltly and adversely affect thie
continued current-use of the:property, ' : :

7. POSSESSION: Possssion.of premises shall be given to Buyer immediatelyat slosing unless otherwise agreed In-writing,

8. RISK OF LOSS; Until the eloving, the risk of loss or demege to sald premises by fie- or otherwiss, is ussumed by Seller, Buyer
shall have the riglit to view the. propesty withln. 24 hiours prior to closfug for the purpose of determining thet the premibes are In
substantiglly-the sants condition os an the:date of this Agyeoment. !

je followlng Teeriis, where applivoble, shall be provited 2y of the daw-of-clbsling: ront, gssociationfees, (attier)
. o -DRédtesmeé akes shll be-proigied dxofthe date of closig:(based onsmuifelpaliys
fiscal yemr). SollCP1E res] e for ally unpald taxey for prioy yews, IF the amount of siid"taxes is not known al.the time of olosing,
they shall beapportioned on the basls of the taxes essessed for the preceding your with a réapportionment.as soon: as. the now Iax-rate
and vaiuntion van be escergined, whicl Iatter provision-shall survive #fising. Buyor and Seiler will ench pay thete transfor ox as

required by Stute of Maine, /7]’7 {:/
Jmwmey2002 Pazo 1ofd -PESLO  Buyerfed ihlals _ Suflotgh it 72T
. Elymn & Caigny, Vie.372 Coltags RoitSsuth Portlanit, ME 4106
Bhone: (2007670022 Falt Teseinny B¢, peek
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10. DUE DILIGENCE; Buyer Is encourazed (o seek hformatien.from professionals regarding any speeific issue orconeern.

WNelther Seller nor Licenses makes any: warrantlos regarding the condition, ‘pertmiited use or velue of Selles' resl property. This
Agreement is subject to ffie following cantingeneles, with results being satisfactory to.Buyer: '

CONTINGENCY

I "SURVEY
Purpose; pfa

DAVS FOR OBTAINEG " TO BE PAID
COMPLETION BY FORBY

2. SOILS ¥EST

Purpose; nfe

3. SEPTIC SNSTEM
~ DESIGN

Parpose: afg
4, LOCALPERMITS
Purose:. nfa
3. HAZARDQUS ‘
' WASTEREPORTS
’ Purpose; n/s
6. UTILITIES
Rurppse: ‘n/fa
7. WATER
' Purpose: nfa
8 SUB-DIVISION
APPROVAL
Purpose: hfa
9, DEPAUEE APPROVALS
Purpose: n/fm
10. . ZOMING VARIANCE
Purposs: nfa.
11, HABITAT ERVIEW/
- WATERFOWL
Burpose: Xi/a
2. MDO'T DRIVEWAY/
ENTRANCE PERMIT
Purpose: nla
13, DEED RESTRICTION
Purpose: nfa
M. TAX-EXEMPT STATHS
Purpose; mfa : -
15. ‘OTHER 3] i3 54 — BUYER
Purpnie; See Addepdum #1  aae ‘], /
Furtheyspecifications regarding any ofthe sbove: no *(/I b ,’L

Il

RN

LI

il

e iy
G Y
e eea.
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Unless otherwise spevifted atiove, all of therabove Wil bs obtalned snd pald-for by Buyer. ifthe result. of any. investjgstion or.other
condition spdeified herein & unsatisfactory to Buyer, Buyer will duclariy the Agvéapient nudl jnd void by aotifying Seitdr in welthig:
within the specified numibor ﬁfdgyg tind uny enciiest- money Shall be retumed td Biiyer. (£ the tesult 6F any investlzation: o other
conditfonr speclfled herein fs-unsailsfactory o Buyer,:nd-Buyer wishiea to pursue remedibs ather than voiding he Afyeement, Buyer
mnst da so to il eesoltion Wil the Umi:perlod set fonli above; ottisrwise this coritlngency 44 walved. If Biyer daes ijot-nofify
Seller that an jnvestigation ls unsatlsfhelory within the timeizper-lu:l sl forth-above; thiy contingency is. waived by Buyer, In the absence
of inispection(s) mentloned sbove; Buyer-is:talying coniplétély upon Phyer's ow oinlo a8to the vondition of the propenty, ;

FL7

Jemaary 2002 PrgeZofy-RRSLO  Buger(y) Iniii . Sulller(s) Tniticds M
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subsequerit ltigation. This elause shall surviva

It FINANCING: This Agreemsent [] is[3] s ot:suyfect to Firaneing, [Fsubject fo Finsneing: '
u. This Agreement Is subject to Buyer.obtaining o — ~ __ loan of =====wvv= 9% of the, purchass
price, at ao Tntgrest mte ot o shgded  wmeem—ata o ¥a did ambrtized over a pérfod of __m~=rm———=— yeiis, Byyer

i8 undlex a-gdad taith oblipation to.seek and dbiain finrcfug on.thesa termg, " . .

Buyer to pfbvid% Seller with feitér froln lendér showlig that Buyer has mode application for 1o speoiitd Ik {a) oiid, subject

Io verificatiof.of fbrmation, is'qualitied for the Toon requabted Within _m=—rur— == ‘days from ihie E4felive Date-aEike.

Agreentent. If Buyer tails to provide Seller with:such letfer withia saidTina periof, Seller may fermsinaty this Agreament and

Ahe waniést monsy il be retumed to Bisyer. k -

¢ Buyer hereby guthprizes, Instruots-and- directs ks lender to communicate:the statvs of the Buyer's losn application to Seller,
Seller's licensee or. Buyer's lgansse, ' )

d. Afiar (b) is met, Buyer is obligated to notify Suller in writiig a lendsr notifics Buyer that & Is undble oi uawilling to
provide-sald fimanclog, Any filwe'by Buyer-to 1ofify Selfer witfiin two days of receipt by Buyer of such notlce:from aJender
shall he:a defiult under s Agrebmegt,

e Buyer ggrees to pay.no-more than _—==_points. Seller aprees to-_pag- u]; 108 =mv toward-Buyer's
figtual pre-paids, pdints and/orclasjng cogt, but.ro more than aflowdble: iy Buyer's lendér, [

£ Buyar'sahility to:obtaln tiiancing |_{4s {X] s not subjoptto'the safe of aofher propesty, See-aildumdunt: Yes | INo [x],

£. Buyer niay.chqosé.to pay 6ash insiead ofblainlng fivancing. I 5o, Buyer shall notify Selier n-writing Ineliding pioviding
proafof finds and tho Agreerent: stipl] nib Ionger be subjest lo fiiaticing, and Selletd vight 1o 1o afe pursuant (o the
pravislons of this pacagraph.shall be vdid, '

12 BmRAQE'mseLosuuﬁzBu;;-.ernna.s‘ener ackiawledge ey have been atfvised of{hs followirig relationshiips:
R;.il.ahangl Murphy Jatn : ’ . .

=

{ 013968 ) of (EW PROPERPIE® (2463 -3
Licensée MES 1. Agshy MESID
Tva 5] Seller-Agent. (] Buyer-Agent [ ]Dise-Dual Agene [ ] Transaction Broker ' :
(014588 ) of J08 AT, 2 (.. 2932 )

Licensee . MLSID. .o ; oncy MLS 1D
tea [ ]Selier-Agent []Bier Apent Eﬁ’ﬂis‘pmammt I Tonssotion Broksr
IFThils: transaction ‘mvolves Disclosed Dual -At?\my the Buyer and ?ql[nr-adlinuwledga the limited fithueiary duties of the. agents sndt
hisveby consimt to. This atrangennent. Ii.addition, tits Bujer atid Seller atknawleds prior veceft-and sigiing of a Pisclosed Diid).

Agency Consent Agreement.
13. PROPERTY DISCLOSUKE FORM: Buyer acknowladpes reveipi of Seller's Property: Disclosivs Form,

14. DEFAULT/RETIJRN QF EARNEST MOMNEY: In,the évent of defiult by-the Buyon, Sellepmny employ 4ll legal and equitsble
teriedies, including without. Hmitatlon, temitination of this ‘Agreemant-and forfilture by Buyer of the earneat Inongy. |.ihe svent ofa
default by Seller, Buyar may eniploy il tégnl s equitable remédies, Includihi-witholit Hmbation; lermination of Ths Agrecment and
retum to Buyer of-tlié samest moliey. Agency ncting as.escrow.ogent has the aption 1o peyyulre writlen releases from both pactiea prierio

disbursing the eafnest noney o eltier Bayer orSeller,

disputes or clslma arising- out of or relating, lo:l)m Agroement or: (e properly adivessed in this Agreement shall be submitted o
medigtion fn accordunce-with the Maine Residential RealEstats Mediation RuloS. Buyer arid St erare: bouy.d‘_[m mediate Ingood fuiili
and pay thelr respective mediation fes, If-a-pasty-docs not agree first to go-to. mediation, then (hat party il be fisble for the of
puely's legal fees gri any gibsegquent Utigation l‘:EBﬂilll,%‘ tlit same mutter i Whichi the party whe refliséd to go to.iediition Jages in that
¢ cloding.ofthe fransactior,

1. PRIOR STATEMENTS:. Ay regresentatipng; statemehts firid, agreeman(# are fiot vilic unléss contained fievals, This. Agreenient
completely exprisias th obligaiGigof fepaitles. ‘
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18, COUNTERPARTS; This-Agresment may be:signed on any number ofidéntleal counterparfs, suohi-as:a faxed copy, wiih the same
bintiing effect-as if ilis sighatures were on one instiument. Origindl, fixed or otier-leatronieally transmitted sighutures e binding,

19. NOTIGE: Any notics, onimualeation or docuient defivery tequirements: hereurider vy be satisfied by providing-the: required
rigitlcs, communiloation or docutientation tothe pary ar.their licensee. Withdrawals of offérs sriccounteroffers will be efective upon
comniunication, vierbadly ot hi-willing: :
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21, CONFIDENTIALITY: Buyer and Sellér ayttiorize the disclosire
lendery, sppraisers, Inspestors, Tnvest

statement fo'the partles and diels Neongees priot to, i arickafter e ¢liising,
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23. GENERAL BROVISIONS:

2. A copy of this Ageemers fi 1o fie ‘fegsived hmn partisy and, by'aiifnatc.ira. recéipt of a oapy is hereby neknowledged.. If not
fullyamderstood, i ' 4
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by Sefler vaknvwlodgas. that Stéle. of Maine law ceduiiss 88 -of, Piopsry owied by
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Addendum 4

Addendum to Purchase and Sale Agreement dated May 14, 2012 (hereinafter the Contract”)
between Clarke Properties, Inc. and Merle Clarke (hereinafter “seller”) and LWS Investments,
ILC (hereinafter “buyer”) regarding property located st 189-191 Brackett Street and 40 Pine
Street Portland.

Per Addendum 3, item 5; Buyer hereby assigns the contract to Redfern LWS, LLC. Seller hereby
consents to the assignment.

Redfern LWS, LLC hereby agrees to be bound by the terms and conditions of the May 14, 2012
Purchase and Sale Agreement as modifled by the Addendums.

Signed, Sealed, and Delivered In the presence of:

%uark??épe%es;léncdated: ey, Z 9[/% ' WWt dated:__J Jl‘/} L

By: Merlé W. Clarke : Paul Peck
lts: . s fraaage]

I Clorlfmitlith e S\

74
Merle W, Clarke By: 4 _ 3 ’\M
- . sy M




Atachment 4. 1.2

AGREEMENT FQR THE PURCHASE AND SALE OF REAL ESTATE

) AGREEMENT made a3 of this ,_’L(kdﬂy of June, 2012 by and between Daniel W, Stevens and Jobn R. Jordan, with 2
nailiag ﬂxl&}fess OF: 64 Bustenti Prontonade, Portlend, Hidine 04101, (the "Selles") and Redfern - LWS, LLC of
: e Mundd, toiion, (the "Buyes").

WHERBAS, the parties desite to enterinto this Agresment for the purchase and sale of certain 1eal estate identified below,
in accotdance with the following tetms and conditions; . '

NOW, THEREFORB, in consideration of fhe mutul promises 2nd agreements set forth hereln, and for other pood and valugble
considegation, the receipt and sufficlency of which ate hereby acknowledged, the paztics hesehy ngree as follows:
L ERBMISES. Seller agtecs to sell and Buet agrees to buy the land, building(s) and improvement(s) sitvated at 183 Brackett
Strect, Portland, Malne, and moze pattiewlasdy described on Exhibit A attached hereto, together with any fixhues and other items
of zeal propetty sitnated theteon (collectively the "Presmises™), desctibed ay follows:

(Mfunicipa] Reference: Tax Map 045 / Lot 39-40)
{Title Refetance: Book 12401 / Page 001 in the Cumbedand County Registry of Deeds)

(3) Remongl Property, No items of personal propesty are inclided with the Framises. All personal property shall be
removed from the propesty prot to closing. Any personsl piopetty left on the Premises Following closing shall be desmed
sbandoned and of nio value and may be disposed of at Buyer’s discretion, and any hills nssociated with the disposal shall be paid by

the Seller, Except as nthetwise set fosth in this paragsaph, Buyer and Seller agree that 0o portdon of the Purchase Price, defined
below, shall be attibutable to any petsonal propesty, -

(b) Eixtores, Al fixtutes ate to be included in this sale, inchuding any exlsting storm windows and ecieens, shades and/or
Dlinds, shutters, custain rods, and clecttical and Hght fixtutes, and applinaces,

2. PURCHASRPRICE, Subject to any adjustaients and protations hetelnafter descelbed, Buyer ageees to pay for the Premises
the sum of' e "Puschase Price") payable as follows:
(d) Deposit. ‘The sum of Ten Thousand Dollass ($10,000.00) (the "Deposit") shall be deposifed with Bscrow Agent within

two (2) days of the effective date of this Agresment ("Fscrow Agent") as an eatnest money deposit to he credited against the
purchags prica atthe closing, Seller’s attorney shull act as Escrow Agent,

(b) Gash at Closing. ‘The balance of the putchase pricm:nn be paid by
cestified check os bank cashies's check at the closing.

3, ILILE. Seller shall convey the Premises to Buyer at the closig by wartanty deed, free mnd cleat of gll Hens and
cacambsances except customaty uglify easements of secord which do not advessely affect the use of the Premises. Tn the event that
Sellex is unable to convey tifle as aforesaid, Seller shall be given a teasonable period of fine, not to exceed thirty (30) days fiom
Buyer's notice to Seller thereof (the "Cure Period"), in which to semedy any title defects, In the event that ssid defects cannot be
cotrected ox remedied within the Caze Petiod, ot in the event that Seller elects not to temedy same, the Deposit shall be retutned to
Buyet and this Agteement will tesminate. Notwithstanding any of the foregoing, Buyet may, at Buyer's option, elect to close
tegardless of the existence of any such defects, by providing Seller with wiitten notice of such election within ton (10) Qays
following the expitation of the Cuse Period,

4 CLOSING, The closing of this trunsaction shall take place on o before, at buyer's election, “
(the "Closing Date"), at 10:00 a.m./p.m., local time, at the following location: Buyer's Altotney’s offics or, If the Buyer aad the
Seller shall mutuelly agres in advance, at another time and place. At the dosing, Seller shall execute and deliver fo Buyer, againsi
payment of the balance of the putchase price, a Wastanty Deed to the Prentises with full Wattaniy Covenants. '

Al Oplioeigyend:, By all Lt Wi it 4 el i clostag date by ), provided it
farnislerifiserow Agent an sdilifional deposivy g ¥

(@) The following items shall be prosa

a5 of fhe teansfer of patking and tentel lncome, if any, title: fuel oil; teng
aseociation fees; and real estate taxes, Metered utlities such a8 electricty, watet and sewer will be peid through the date of closing
by Seller; - : :



{b) The Maine real eatate transfer tax shall be paid by Selles and Buyer in accordance with 36 M.R.S.A, § 4641-A.
(© The tecording foe for the deed of conveyance and any expensea related to
lenderin cpnnecﬁon with this ttansaction shall be paid for by Buyer, .
(d) A portion of the putchase price shall be withheld by Buyer at closing if sequited by 36 MR.S.A. § 5250-4,
() Sellet agrees to pay §0 towards purchaser's closing costa.
6. POSSESSION. Selles shall deliver passession of the Premises to Buyet at the closing, free of all personal propetty, leases,

tenancies of occupancies by any person, unless otherwise agreed {0 in wilting by Buyer and Selles,
7. SK o] : U

any mottgage which Buyer may grant to a

(@) AL tisk of loss to the Premises and seid pessonsl bropesty priot to the closing shall be on-Seller, and Seller shall keep the
samc insured against fise and othes extended covetage risks uatil the closing,

(b) In the event that, ptiot to the closing, the improvements which ate patt of the Premiscs ate destroyed or, in the

teasongble opinion of Buyer, substantially damaged, Buyes inay eithet () tetminate this Agteement and receive bacl the Deposit, o
(i) accept the insurance proceeds payable by reason of such damage or destruction and close this tansacticn notwithstanding the
same,
8. BUYER INSPECTION, Buyer ot its agents may entex the Premises at 4l reasonable times prios to the closing in order to
inspect the same, Buyet may conduct a wall through inspection of the Premises within 24 hows prior to the Closing Date to
deterimine whether the Premises meet the conditions hevein. Buyet's inspection of the Pramises,
not be deemed a walvet of any of the representations and weseantles made by Selle¢ heteunder,
9, ONDITIONS ¥R [

pursuant to this patugraph, shall

the following canditions: .
) DoeDilighee B o sitifaetisy 16 Buyes, that the
property-will fecommitue it st eyltonmentaleonceins, BBuyes o do s0-satiitied,

Buyarmay-deciaye thisdgrecaieit ol nndsiidhy anifying Séllorinwaitigvwittd fie:sperified thuw puriod and any-eamest
oy dall be retusuetiio Buyer, 1#Huyer does fo notify Selles Within the time period set fozth abave, this contingency is waived
by Buyer. Selles, upon 24 hours advance notice, shall sllow eny and all envitonmental testing of the propesty provided any propesty
dlstuibance is repsised..

B %e]lﬁnm pritide Bnggr‘wiﬂxiii ter dapof the-otliutive date e following;
h o M Tty i aieewed from the City of Portland within fosty-eight (48) ronths

by pilisent 0 o seceived from auy persof, entity or organization within Forty-eight
(48) mosths from the.¢fiShulys-dite; 7

vi. Anypiall reports, ltters, wiinoring 61 comounleations conceming any hazardows condifions concetning
the: Prediises fisehuilfjyfy but not limited to, envitonmental LORCLO
Wiy Any and all soil sutveys of the Premises; and .
/A0, Any und all tifle policies and teposts canceming the Premilog

10. DBFAULT: REMEDIES. In the event of defauls by Seller, Buyet ahall have all remedies available at law and equity, Tnthe

event that Buyer defaults in the pexformance of its obligations under this Agresment, Selley shall tetain the Depasit as full and
complete liquidated damages in lieu of any other legal ot equiteble temedy, and this Agreement will tesminate and neithes pasty will
be undet any fusther obligation heseundes
11, BROKBRAGH

Thete is no real estate broket involved in this transaction

R




12.  OFBER AND ACCRPTANCE. This Agteement whett submitted to Sellez with Buyer's Deposit shall constitute an offer
which must be accepted by Sellee within two (2) days or expite by its tekwms, time being of the essence,
13, DISPUTE Any dispute or cleim assing from or selating to this Agresment ot the Premises shall be submitted to binding

atbitration in accordance with the rules of the American Arbitration Association, which shall take place in Potfland, Maine. This
clause shall survive the closing,

14, wwﬂmmmg Seller represents and watmnts to Buyer that, to the best of

Selles's knowledge, there is no existing violation of any enviroamental law, otdinanee, ot tegulation applicable to the Premiees,
including without limitation any violation concerning hazardous, toxic, ot wasts substances of matesials on the Premises,
15, MISCELLANEOUS |

(@)  Time. Timeis of the essence of this Apteement,

(M) Moties. All notices, demands and othet communications hereunder shall be is witing and shall be deemed to have

beea duly given on the date of servies if sstved pezsonally on the party to whom notice is to be piven, ot ot the first business day

after mailing if mailed to the parly to whom notice is to be given by fitst class mail, postage prepaid, registered ot certified, rotiuen
secelpt requested, to the addeess set forth in the fest paraguuph of this Agreement, unless otherwise indicated as follows:

TO SELLER: e

TO BUYER:

Eithe party may changs its addsess for puposes of this anbpﬂragm.pl.z by_gi;ﬁhg ihe ofher patty nofice of the new address in
the manner descrlbed hereln.

(9  Bifective Date, This Agrecment ia & binding contract when signed by both Buyer and Sellar and when that fact hae
heen communicated which shall be the Effective Date, Except a8 expressly set forth to the contiary, the nee of the term ¥days” in
this Agreement, Including all addenda made n patt hereof, shall mean busineas days defined as excluding Sataedays, Sundays and any
observed Maine State/Federal holidays. DeadBines in this Agreement, including all addends, expresses 28 “withia X days” shall be
counnted from the Effective Dats, ualesa pnother stasting date s expressly set forth, beginning with the first day after the Hffective
Date, ot such other established stasting date, and ending at 5:

to the conttaty, deadlines in this Agieemant, including all sddends, expreseed as a specific date shall end at 5100 p.m. Hastetn Time
on such date, .

(d)  Entire Agreement. This Agreement constitutes the entie agreement hetween Seller and Buyer and there are no
agresments, nndesstandings, wastanties ox tepresentstions betwesn Buyer and Seller except a8 sct forth Lesein,

()  Bindiog Effect, This Agreement will Ite to the benefit of and bind fhe fénpective heits, parsaual representatives,
successors and assigns of Seller and Buyer,

(&  Identical Countetparts. This Agrecment may be simultaneously executed in atty number of countespatts, each of
which when so executed and deliveted shall be deemed an oxiginal, but all of which together shall constituts one and the sacne
Instrument.

)  Authorization, The parties authotize the disclosure of fhe teris of this Agreement to any attorney, tile company,
appraiset, lendes, fasutunce agent, inspector, municipal officer, or other peeson(t) wha may facilitate the closing of fhis kansaction,

®)  Comsbwction. As used in this Agreement, the singular numbes shall include the plutal, the phural the singular, and the
use of one gender shall be deemed applicable to 41l gendess.

(®  Choice of Taw. This Agreement shall he govesned by and consttued in accordance with the laws of the State of
Maine,

1) Severability, If any provision of this Agreement Is determined to be lnvalld or unenforceable, it shall nor affect the
validity ot enforcement of the remaining provisions hessof,

®  Venue and Judsdiction, The pasties ageee that venue and jutlsdiction. for any ktigation atising ot of, related to, ox
tegatding the validity of, this Agreement shall lie in the County of Cusiabesland, State of Mains,
®  Amendments This Agreement shall not be amended except by written instrument executed by Selles and Buyer,

(m) Assignment. This Agreoment shall not be assigned by Seller except with the wiitten consent of Buyet.

{00 p.m, Hastern Titme on the last day counted, Unlesa exprassly stated



(W)  Bumival The perties’ obligations under Section 14 of this Agreament shall suivive the closing of the purchase and
sale of the Promises,

(9)  Addendum(s) or Attachment(s): None
®  Other Teuns ot Conditiong: None

Tons I this Agreement.

2% glhin

DATE

B siguipy below, ilio Dingpstiipree o uiehaiethe Premises wpow fiaAbotigiivaod sandi

Sise. Bée

Buyes/Puint Wame: "% "D";“’“'"' € Hag Soc. Sec. #

BY elpniog elew, e Sallie i epts-Hlie offer.of this Buyedeuivbagtecaio sell ond defiver:ie:pramiscs upon: e dbove tedni dnd
sosiliionim i A et

DXVE.
DATHE, ' Sellss/Print Naen " Soc. Sec. #

[@E

IR S 0) A o IWAGENT, Becrow Ageat by exccuting this Agreement agees to hold the Depositin a/au
tereat-| ]mu‘—jhﬂq&tﬁi}iﬁéﬁﬁkyg‘g‘{ﬁ?{ﬂk‘accomit 10 be disbutsed in accordance with the teirot of this Apteement,

DATE- 7 ' - Esctow .Agent/ Print I&éme‘.




Attachment A.z

WRITTEN STATEMENTS
PRELIMINARY SITE PLAN APPLICATION REVIEW
WEST END PLACE
PORTLAND, MAINE
OCTOBER 9, 2012

e General Summary of Existing and Proposed Easement or Other Burdens

The boundary and existing conditions survey prepared by Nadeau Land Surveys
(dated 8/20/12) indicates an existing Portland Water District easement located
adjacent to the existing buildings on-site. The applicant is in the process of
confirming that this easement was only for service to the building that will be
demolished.

e General Summary of Significant Natural Features Located On Site

To the best of our knowledge, this site has no unusual natural areas, wildlife and
fisheries habitats, archaeological sites or other existing significant natural features,
as defined in Section 14-526 (b) 1 of the Land Use Code.

e Request for Waivers from Individual Site Plan and / or Technical Standards

We formally request waivers to the following Site Plan Standards (City of Portland Code
of Ordinance Chapter 14 Land Use, June 21, 2012):

Section 14-332 (a) 3 (a) and (c) — OFF-STREET PARKING — RESIDENTIAL
DEVELOPMENTS ON PENINSULA '

Section 14-332 (a) 3 (a) states that one (1) parking space is required per residential
unit. The ground level parking layout provides 34 parking spaces for the proposed 39
residential units. The proposed layout maximizes parking by combining standard and
compact spaces with reduced aisle widths. We request a waiver from the off-street
parking standard for five (5) parking spaces.

For Section 14-332 (a) 3 (c), we respectfully request the planning board find the
number of proposed parking spaces sufficient for the scope of this project. This
section states that leniency by the planning board is possible in the event that a
residential project establishes a travel demand management (TDM) program and is in
close proximity to public transit. A TDM is in progress for this project and public transit
is conveniently located within a % mile of the proposed development.



City of Portland Preliminary Level Il Site Plan
Written Statements

West End Place

October 9, 2012

Page 2 of 3

Section 14-526 (a) 4 (a) (iv) — PARKING

This section states that all parking spaces and aisles shall comply with the dimensional
requirements of the City’s Technical Manual. Proposed parking spaces (both standard
and compact) are consistent with these standards, but proposed aisles are 22" wide,
rather than the required 24’ width. We believe this width to be adequate because of
the anticipated low volume use, assigned parking and infrequent turnover of
residential parking spaces. A turning template exhibit is included with this document,
indicating that the provided aisle width will work for both standard and compact size -
vehicles. This configuration of parking and aisle width provides adequate maneuvering
room for vehicles, and therefore we request a waiver to the aisle width standards,

both as part of the Site Plan and Technical Standards.

Section 14-526 (b) 2 (b} (iii) (a)- LANDSCAPING AND LANDSCAPE PRESERVATION

This section states that 1 street tree per residential unit is required. Currently, there
are four (4) existing street trees along Bracket Street and one (1) along Pine Street.
Based on the required spacing for new trees of 30 to 45 feet on center, the frontage
of this property is not sufficient to meet the requirement. Six (6) new street trees
are proposed, as indicated on the Site Plan. We are seeking a waiver from the
number of new street trees to be planted on the premise that the spacing and
number of trees required for a development of this scope cannot physically fit along
the property’s frontage.

We formally request waivers to the following Technical Standards (City of Portland
Technical Manual, May 11, 2010):

1.14, PARKING LOT AND PARKING SPACE DESIGN

This Section indicates that parking lots with more than 10 spaces may be comprised of
up to 20% compact parking spaces. On the proposed Site Plan, we are providing a
total of 34 parking spaces, 50% (17 spaces) of which are compact. We request a
waiver to the Standards to allow the 17 compact spaces.

Parking Lot aisle widths are indicated in Figures I-28 thru I-31 of the Technical Manual.
We are providing an aisle width of 22 feet, as stated above, which we believe to be
adequate because of the low volume use, assigned parking and infrequent turnover of
residential parking spaces. We believe this configuration of parking and aisle width
provides adequate maneuvering room for vehicles, and therefore request a waiver to
the aisle width Technical Standard, as discussed above.



City of Portland Preliminary Level lll Site Plan
Written Statements

West End Place

October 9, 2012

Page 3 of 3

Summary of Requested Waivers:

Shortage of 5 parking spaces

Reduced parking lot aisle width of 22’

Reduced number of street trees to be planted

Allow 50% of parking spaces to be for compact vehicles

R WNR

Additional Information Regarding the Preliminary Site Plan

AREA TRANSIT

Greater Portland Metro Bus Route #8 provides bus service to the West End
neighborhood. There are stops at the intersection of Congress and State Streets
(approximately 1/10 of a mile from the corner of Pine and Brackett Streets) and at the
intersection of Pine and West Streets (approximately 400 feet from the corner of Pine
and Brackett Streets). These bus stops, as well as the others along the #8 route, are
denoted by yellow signs. Due to the extremely close proximity of this site to the
established bus route and identified bus stops, we feel public transit is readily
accessible from the proposed site. Therefore, no new transit facilities are provided.

BICYCLE PARKING

Bicycle parking is provided, consistent with the City’s Technical Standards, for both the
residential and retail uses proposed on-site. The 14 bicycle spaces required for 39
residential units are located behind the parking lot. Access will be through the
building or overhead garage door. Parking for an additional 4 bicycles is provided in
the sidewalk, near the largest proposed retail space. Because the garage will be
access-controlled, we feel sidewalk bicycle parking would be most convenient for retail
customers.
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Jennifer Williams

e St =Tt =St
From: Tom Ridge
Sent: Monday, Cctober 01, 2012 3:42 PM
To: Jennifer Williams
Subject: Re: Bus stop near Pine & Brackett Streets?

In your area, there are yellow signs signifying bus stop locations every few blocks.

Tom Ridge

Asst. Transportation Mgr./Safety Officer
Greater Portland Transit District
207-774-0351

207-310-1889

tridge@gpmetrobus.com

————— Original Message ----

From: Jennifer Williams

To: Tom Ridge

Sent: Monday, October 01, 2012 3:13 PM

Subject: RE: Bus stop near Pine & Brackett Streets?

Thank you, that is very helpful. Are the bus stops in this area are noted with signs or do they have shelters?

Thanks again.

From: Tom Ridge [mailto:tridge@gpmetrobus.com]
Sent: Monday, October 01, 2012 3:06 PM

To: Jennifer Williams

Subject: Re: Bus stop near Pine & Brackett Streets?

Hi Jennifer,

If you are headed to Maine Medical you would need to wait in front of Local 188 at Congress St. and State St..
Heading in the direction of downtown, the nearest stop is at Pine St. and West St. at what is known as the old Butler
School. The timepoint on the schedule to follow is the Maine Medical column.

Thank you,

Tom Ridge

Asst. Transportation Mgr./Safety Officer
Greater Portland Transit District
207-774-0351

207-310-1889

tridge(@gpmetrobus.com

----- Criginal Message --—-

From: Jennifer Williams

To: tridge@apmetrobus.com

Sent: Monday, October 01, 2012 2:44 PM
Subject: Bus stop near Pine & Brackett Streets?

Tom -

Could you tell me where the closest bus stop is to the intersection of Pine Street and Brackett Street in the West
End? | believe it is bus #8 that goes through that area, but couldn’t tell from the map on your website where the
closest stop is to that intersection.

1



Thanks,
Jen

Jennifer R. Williams, EIT
Blais Civil Engineers, PA
207-767-7300
www.BLAISce.com

Disclaimer- This email and any files transmitted with it are confidential and contain privileged or copyright information. You must not disclose, copy, distribute or
use the contents of this email if you are not the intended recipient. If you have received this email in error, please notify the sender immediately, and delete this
email message from your system.
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PRELIMINARY STORMWATER MANAGEMENT REPORT
WEST END PLACE

PORTLAND, MAINE
October 9, 2012

INTRODUCTION

The subject property (the Site) is located at 183-189 Brackett Street in Portland, Maine.
This report discusses the Site’s existing and proposed hydrologic conditions and the
stormwater quality treatment measures that will be implemented to mitigate
stormwater impacts from the project. Prior to submitting this report, we met with the
City of Portland Engineering Department to discuss the project and approach for
stormwater management.

The Site is approximately 17,388+ square feet and is currently paved and gravel parking
lots accessed by three separate brick driveways from Brackett Street. There are two
existing structures: one 1-story building and one 1.5-story building. The owner proposes
to construct a 4-story, mixed-use building on the property. The building will consist of
retail space and surface parking on the ground floor and 39 residential units on the
floors above. This report discusses the Site’s hydrological conditions and compares
stormwater runoff between existing and proposed conditions.

EXISTING SITE CONDITIONS

The existing structures on Site have a footprint of 2,389t square feet. The remaining
14,999+ square feet include a concrete pad, brick driveways and asphalt, and gravel
parking areas. Topography is relatively flat in the northeast corner of the Site and then
generally slopes southwest toward Brackett Street.

Currently, there is no closed drainage on this property, and runoff typically sheet flows
to Brackett Street where it continues along the gutter line to a catch basin at the
northeast corner of the Pine and Brackett Street intersection. This catch basin is
connected to the City’s combined sewer system, which at this location, is a 15” vitrified

clay pipe.



Stormwater Management Report
West End Place - Portland, Maine
October 9, 2012

Page 2 of 3

PROPOSED SITE CONDITIONS

Redevelopment of the Site includes a new 10,927+ square foot parking lot with a closed
drainage system of catch basins and pipes connected to the City’s combined sewer
system through a new drain manhole in Brackett Street. Area between the proposed
parking lot and the property line will be landscaped with trees, shrubs and groundcover.
In addition to the proposed work on Site, the brick sidewalk adjacent to the property on
Pine and Brackett Streets will be reconstructed with Pine Hall Pathway pavers, new
bicycle racks, and street trees consistent with City of Portland standards. The existing
brick driveways will be replaced by a single site entrance for vehicles.

Roof runoff will be collected through two separate roof drains and directed into catch
basins. A roof leader will be added between the western corner of the building and the
existing catch basin at the corner of Pine and Brackett Streets. A second roof leader will
be added at the northern corner of the building and will be connected into a proposed
catch basin in the parking lot.

These proposed changes to the site will result in approximately 2,185+ square feet of
pervious area equaling 12.5% of the Site. The quantity of stormwater runoff will be
reduced due to the overall reduction in impervious area.

WATER QUALITY

The Site currently has no apparent stormwater mitigation. All construction will be in
accordance with the most current Maine Erosion and Sedimentation Control Best
Management Practices. These measures will include as necessary temporary and
permanent seeding, temporary sediment barriers, drainage inlet and outlet protection,
and a construction entrance. Proposed catch basins will be equipped with hoods to help
separate possible oil and debris from parking lot runoff and 3-foot deep sumps to trap
heavier sediment



Stormwater Management Report
West End Place - Portland, Maine
October 9, 2012
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CONCLUSIONS

This project will use long-term and short-term erosion control measures as well as
stormwater quality treatment measures that will mitigate environmental impacts from
stormwater. This project will have no significant adverse impacts on downstream
properties as a result of stormwater.

This report was prepared as part of the overall West End Place Preliminary Site Plan
submission to the City of Portland’s Planning Board. Final plans and more detailed
stormwater information will be included with the Final planning board submission.

BLAIS CIVIL ENGINEERS

Steve G. Blais, PE
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RYAN SENATORE ARCHITECTURE

September 29, 2012

West End Place, Portland, Maine

Zoning Assessment

Zone: B1 Neighborhood Business Zone 14-161

CBL: 045 E039001, E040001, E041001, E042001, E050001
Street Address: 183-189 Brackett Street

Lot Size: 0.40 acres = 17,388 sf

Uses Allowed: Any residential use permitted in the residential zone abutting the property,
Business, Retail. Conditional Use: Restaurants meeting specific requirements

Dimensional Requirements:

Required Provided |
Minimum Lot Size (Residential, Retail, Restaurant) None 17,388 sf
Minimum Street Frontage 50 feet 72.9 feet
Maximum Front Yard 10 feet 1 foot
Front Yard Setback None 1 foot
Side Yard Setback 10 feet™ 10 feet*
Rear Yard Setback 20 feet” 28 feet
Maximum impervious surface ratio 90% 87.4%
Minimum Lot Width None 65 feet
Maximum building height 45 feet 43 feet
Maximum first floor area for multi-tenant bldg. 10,000 sf 3,329 sf
Maximum lot area per dwelling unit 435 sf 466 sf (39 units)

* At abutting first floor residential use, other wise none required



RYAN SENATORE ARCHITECTURE

Off-Street Parking requirements:

Required Provided
Residential Use: 1 space per dwelling unit 39 spaces 34 spaces
Retail: 1 space per 200 sf in excess of 2000sf None (1,990 sf) None

B1 Business Zone Design Guidelines Apply

The proposed project meets all zoning requirements of the B1 zone above
with the exception of parking spaces, we are preparing a Traffic Demand
Management plan which outlines why we are proposing 34 onsite parking
spaces for 39 dwelling units.




Abochment A 4

Willam §. Bray, 9.
235 Bancroft Street
Portland Maine 04102
Phone (207) 774-3603

trafficsolutions@maine.rr.com

October 6, 2012

Preliminary Traffic Assessment
Proposed
West End Place

INTRODUCTION

Redfern LWS, LLC is proposing development of a multi-use project on Brackett Street at the
intersection of Pine Street. Present uses on the proposed site include 45 to 50 surface parking spaces and two
small vacant buildings. The proposed multi-use project will include 39 residential apartment units (24 one-
bedroom and 15 two-bedroom units) and approximately 1,990 square feet of retail space. A total of 34 parking
spaces are provided on-site, which includes a mix of full and compact car spaces.

The proposed site design consolidates the three existing driveway openings to a single opening located
approximately 125” from the Pine Street intersection.

This document, which responds to direction received from the City’s Traffic Consultant, estimates the
peak hour trip generation of the proposed project during typical weekday AM and PM peak travel times,
reviews existing roadway safety conditions adjacent to the site, and provides an assessment of vehicle sight
distance at the proposed driveway intersection with Brackett Street. '

A finalized traffic assessment, which will include peak hour traffic data for the Pine Street/Brackett
Street intersection, will accompany the final project submission.

SITE TRAFFIC

The eighth edition of the Institute of Transportation Engineers (ITE) “TRIP GENERATION” manual
was used to determine the volume of site trips generated by the proposed multi-use project. The ITE publication
provides numerous Land-Use categories and the average volume of trips generated by each category. The
following Land-Use categories and trip rates were used in that effort:

Land-Use Code 220 - APARTMENT

Weekday Street Peak Hour — AM Peak = (.51 trips/dwelling unit

Weekday Street Peak Hour — PM Peak = 0.62 trips/dwelling unit

Weekday AM Peak Hour — Generator = (.55 trips/dwelling unit

Weekday PM Peak Hour — Generator =0.67 trips/dwelling unit

Land-Use Code 814 — SPECIALITY RETAIL CENTER

Weekday Street Peak Hour — AM Peak = Retail sites typically closed during this period
Weekday Street Peak Hour — PM Peak = 2.71 trips/1,000sf area

Weekday AM Peak Hour - Generator = 6.84 trips/1,000sf area

Weekday PM Peak Hour — Generator = 5.02 trips/1,000sf arca

Table 1 provides a summary of trip generation for the proposed project:



Table 1

TOTAL TRIPS GENERATED BY PROPOSED SITE USES

Time Period Apartment Retail Total Trips
Units Area
AM Street Peak 20 0 20
PM Street Peak 24 5 29
AM Peak Generator 21 14 35
PM Peak Generator 26 10 36

Accordingly, the proposed project can be expected to generate a low of 20 vehicle trips during the
morning peak commuter hour and a high of 36 trips in the PM peak hour of the site, which likely occurs in early
afternoon.

EXISTING SAFETY CONDITIONS

The Maine Department of Transportation’s (MaineDOT) Accident Records Section provided the latest
three-year (2009 through 2011) crash data for the portion of Brackett Street between Spring Street and Carleton
Street and the section of Pine Street from Winter Street to West Street. MaineDOT’s report follows:

2009 through 2011 Accident Records

Location Total Critical Rate
Accidents Factor
1. Brackett Street @ Spring Street 2 1.08
2. Brackett Street (@ Pine Street 5 2.31
3. Brackett Street @ Walker Street 1 0.00
4, Brackett Street btw. Spring Street and Spruce Street 2 1.69
5. Brackett Street btw. Gray Street and Pine Street 3 1.24
6. Brackett Street btw. Dow Street and Walker Street 3 1.74
7. Pine Street (@ West Street 1 0.94
8. Pine Street btw. Winter Street and Brackett Street 3 2.45
9. Pine Street btw. Brackett Street and West Street 3 1.97

The MaineDOT considers any roadway intersection or segment a high crash location if both of the
following criteria are met:
e &8 or more accidents
e A Critical Rate Factor greater than 1.00

As the data presented in the table shows, the incidence of traffic crashes for the noted sections of both
Pine and Brackett Streets are well below MaineDOT’s criteria for identification of a high crash location.

VEHCILE SIGHT DISTANCE

The City of Portland’s Technical Standards require, where driveways enter an existing street, that
vehicle sight distance conform to standards established by the Maine Department of Transportation as contained
in their publication, Chapter 299, Highway Driveway and Entrance Rules. The stated standards are as
follows:




Sight Distance Standards

Speed Limit Sight Distance
25 mph 200 feet
30 250
35 305
40 360
45 425
50 495
55 570

Vehicle sight distance was carefully considered in the design of the project’s driveway entrance onto
Brackett Street. The proposed design recommends that public on-street parking be prohibited within 25-feet of
the proposed driveway entrance to ensure that vehicles exiting the parking garage can safcly observe vehicles
approaching in either direction along Brackett Street (The City’s general standard maintains a minimum parking
restriction of 5-feet - Ord. 28-53b). The proposed parking restrictions provide acceptable sightlines for vehicles
exiting the proposed garage onto Brackett Street, based upon a roadway travel speed of 25mph, the assumed
speed limit on Brackett Street.

SUMMARY

1. The proposed multi-use project site can be expected to generate a range of 20 to 29 vehicle trips
during the identified peak travel periods of a typical weekday.

2. MaineDOT’s most recent traffic crash report (2009 through 2011) for the section of Brackett Street
between Carleton and Spring Streets and the portion of Pine Street from Winter Street to West Street
indicates the frequency of crashes is considerably below MaineDOT’s criteria for identification of a
high crash location.

3. The proposed site design incorporates special parking restrictions on Brackett Street adjacent to the
access driveway to ensure that acceptable vehicle sightlines are provided for vehicle operators
exiting the proposed on-site parking garage. '
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PRELIMINARY STORMWATER MANAGEMENT REPORT
WEST END PLACE

PORTLAND, MAINE
October 9, 2012

INTRODUCTION

The subject property {the Site) is located at 183-189 Brackett Street in Portland, Maine.
This report discusses the Site’s existing and proposed hydrologic conditions and the
stormwater quality treatment measures that will be implemented to mitigate
stormwater impacts from the project. Prior to submitting this report, we met with the
City of Portland Engineering Department to discuss the project and approach for
stormwater management.

The Site is approximately 17,388+ square feet and is currently paved and gravel parking
lots accessed by three separate brick driveways from Brackett Street. There are two
existing structures: one 1-story building and one 1.5-story huilding. The owner proposes
to construct a 4-story, mixed-use building on the property. The building will consist of
retail space and surface parking on the ground floor and 39 residential units on the
floors above. This report discusses the Site’s hydrological conditions and compares
stormwater runoff between existing and proposed conditions.

EXISTING SITE CONDITIONS

The existing structures on Site have a footprint of 2,389% square feet. The remaining
14,999+ square feet include a concrete pad, brick driveways and asphalt, and gravel
parking areas. Topography is relatively flat in the northeast corner of the Site and then
generally slopes southwest toward Brackett Street.

Currently, there is no closed drainage on this property, and runoff typically sheet flows
to Brackett Street where it continues along the guiter line to a catch basin at the
northeast corner of the Pine and Brackett Street intersection. This catch basin is
connected to the City’s combined sewer system, which at this location, is a 15" vitrified

clay pipe.
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PROPOSED SITE CONDITIONS

Redevelopment of the Site includes a new 10,927+ square foot parking lot with a closed
drainage system of catch basins and pipes connected to the City’s combined sewer
system through a new drain manhole in Brackett Street. Area between the proposed
parking lot and the property line will be landscaped with trees, shrubs and groundcover.
In addition to the proposed work on Site, the brick sidewalk adjacent to the property on
Pine and Brackett Streets will be reconstructed with Pine Hall Pathway pavers, new
hicycle racks, and street trees consistent with City of Portland standards. The existing
brick driveways will he replaced by a single site entrance for vehicles.

Roof runoff will be collected through two separate roof drains and directed into catch
basins. A roof leader will be added hetween the western corner of the building and the
existing catch basin at the corner of Pine and Brackett Streets. A second roof leader will
be added at the northern corner of the building and will be connected into a proposed
catch basin in the parking lot.

These proposed changes to the site will result in approximately 2,185+ square feet of
pervious area equaling 12.5% of the Site. The quantity of stormwater runoff will be
reduced due to the overall reduction in impervious area.

WATER QUALITY

The Site currently has no apparent stormwater mitigation. All construction will be in
accordance with the most current Maine Erosion and Sedimentation Control Best
Management Practices. These measures will include as necessary temporary and
permanent seeding, temporary sediment barriers, drainage inlet and outlet protection,
and a construction entrance. Proposed catch basins will be equipped with hoods to help
separate possible oil and debris from parking lot runoff and 3-foot deep sumps to trap
heavier sediment
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Page 3 of 3

CONCLUSIONS

This project will use long-term and short-term erosion conirol measures as well as
stormwater quality treatment measures that will mitigate environmental impacts from
stormwater. This project will have no significant adverse impacts on downstream
properties as a result of stormwater.

This report was prepared as part of the overall West End Place Preliminary Site Plan
submission to the City of Portland’s Planning Board. Final plans and more detailed
stormwater information will be included with the Final planning board submission.

BLAIS CIVIL ENGINEERS

Steve G. Blais, PE
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November 6, 2012

Shukria Wiar

Planner

City of Portland Maine
389 Congress Street
Portland, Maine 04101

Re: West End Place

The proposed building to be located at the corner of Brackett
and Pine Streets in Portland’s West End is a mixed-use project that
will provide 39 residential apariments and a first floor retail use.
The project will continue the successful mixed use development
pattern found in the neighborhood and contribute to the already
vibrant community.

Prior to developing the building concept we spent much time
walking the streets of the West End, taking photos, analyzing
existing streetscapes, existing development densities, building
massing, forms, materials and textures. This approach allowed us
to develop a design concept that is grounded by the existing
neighborhood context but reflects our contemporary time.

A predominant element in the neighborhood architecture is
the projecting bay, mostly a multi-story element. These bays break
the scale of the building down, and create a sense of rhythm when
repeated as illustrated by the brick building on the corner of Emery
and Spring. The proposed building at Pine and Brackett takes cues
from this pattern and utilizes bays in a similar proportion, and
rhythm, o scale down the larger building facade infe vertically
oriented portions. These poriions reflect a dense development
pattern found in surrounding neighborhood blocks.

Buildings in the neighborhood have a hierarchy and the first
floor is typically separated from the rest of the building in some
fashion by trim bands, conirasting colors, material changes, etc.
Two examples are buildings at Pine and State and West and Blyth
Ct., where the first floor is differentiated by a larger percentage of
fenestration than the floors above, as well as contrasting color trim
banding and detailing. West End Place project differentiates the

TR e e A |
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first floor with color, material and fenestration density, in a similar
spirit as found in the neighborhood. The upper levels of some of
the larger three and four story buildings found in the neighborhood
are differentiated as well as a scaling device to relate to their
adjacent properties. The building at West and Carleton achieves
the scaling by contracting color and material. The Pine and
Brackett project differentiates the fourth floor in a very similar way,
scaling down the facade and relating to the horizontal datum(s)
established by its neighbor at 181 Brackett.

‘ The West End is comprised of architecture of a diverse
material palate, from brick, painted wood, painted metal, stucco,
copper, granite, slate, etc. The materials are used in creative ways
to scale the buildings, highlight datum(s), highlight projecting
elements, and vary opacity. West End Place utilizes fiber cement
cladding panels in a color dominant throughout the neighborhood.
Fiber cement is a long lasting, low maintenance material that has
surface appearance not unlike a painted wood surface. We are
also proposing a brick masonry unit at the street level that has a
lighter warm gray color. The cladding at the fourth floor level is a
vertical standing seam metal panel with a charcoal color. Please
see the attached elevations and Material palate for more
information regarding the exterior design of the building.

We look forward to discussing the vision for West End Place at the
workshop meeting.

Sincerely,

Ryan Senatore, AlA LEED BD+C

Principal
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Memorandum
Planning and Urban Development Department
Planning Division

To: Carol Morrissette, Chair and Members of the Portland Planning Board
From: Shukria Wiar, Planner

Date: November 9, 2012

Re: West End Place, 40-44 Pine Street, Redfern LWS, LLC

Project #: 2012-612 CBL: 45-E-39, 40, 41, 42, 50

Meeting Date: November 13, 2012

L INTRODUCTION

Redfern LWS, LLC has requested a workshop with the Planning Board for the development of a multi-use project on
Brackett Street at the intersection of Pine Street. The proposed project will include thirty-nine (39) residential apartments
(twenty (24) one-bedroom and fifteen (15) two-bedroom units) and approximately 1,990 square feet of retail space. A
total of thirty-four (34) parking spaces are provided on-site, which includes a mix of full and compact car spaces. The
current uses on the proposed site include two small vacant buildings and a parking lot with forty—five to fifty (45 to 50)
surface parking spaces. The site is located in the B-1 Neighborhood Business and in the West End Historic District.

Jonathan Cully, Redfern LWS, LLC
Ryan Senatore, Ryan Senatore Architecture

Applicant Name:
Consultants:

Required reviews: The proposal is being reviewed under the Land Use Code provisions 14-497 (Subdivisions); 14-526
(Site Plan); and the Historic Preservation for Certificate of Appropriateness. The applicant has revised the list of waivers

(table below) to include those related to the interior layout of the parking garage.

Standard and waiver provisions

Requested Waiver

Ofi-Street Parking: Sectioni4-332 (a) 3 (a): For
residential development on the peninsula (area defined
as southerly of [-293), One (1) space per unit;

Section 14-332 (c)- The planning board may establish a
| parking requirement that is less than the normally
required number of spaces upon a finding of unique
conditions that result in a lesser parking demand, such
as housing for persons who cannot drive, housing that
participates in a travel demand management program,
availability of transit, or housing which includes
permanent restrictions on automobile usage, and which
is permanently restricted from utilizing resident on-
Street parking stickers.

Off-Street Parking: Under this section the applicant
would need 39 spaces but are proposing 34 spaces. The
applicant will be submitting a transportation demand
management plan for review.

Standard and waiver provisions

Requested Waiver

Parking Aisle width: City’s Technical Manual Section
1.14 Parking Lot and Parking Space Design: .. Parking
lot layout shall confirm to figures [-28 thru I-32 (I-27
and I-29 apply and show a 24 ft. wide drive aisle is
required for perpendicular parking)

Parking Aisle width: Applicant has provided a 22 foot
aisle width for parking garages (see Sheet C-101 for
parking lot layouts and dimensions)

O:\PLAN\Dev Rev\Pine Street 40-44 (183-189 Brackett Street) -\PB Memo 11.13.2012.doc




Number of Compact Parking Spaces: City’s Technical
Manual Section 1.14 Parking Lot and Parking Space
Design: Parking lots with greater than 10 spaces may be
comprised of up to 20% compact parking spaces.

Number of Compact Parking Spaces: 20% of the
spaces would equal 7 compact spaces for this project.
The applicant is seeking approval for 17 compact
parking spaces, which is 50% of the total number of 34
spaces.

Number of Street Trees: City’s Technical Manual
Section 4.6.1 Street Trees for Residential Development.
Multi-family residential developments shall provide a
minimum of one tree per unit, planted in the City right of
way unless otherwise approved and spaced thirty (30) to

Number of Street Trees: A total of 39 trees are required
The applicant is proposing 2 on Pine Street and 4 on
Brackeit Street. The request for a waiver is for 33 trees.

forty five (45) on center.

I1. PROJECT DATA

Existing Zoning:

Existing Use:

Proposed Use:

Existing number of lots:

Proposed number of lots:

Parcel Size:

Impervious Surface Area:
Existing:
Proposed:
Net Change:

Total Disturbed Area:

Building Area:
Existing Building Floor Area:
Proposed Building Floor Area:
Proposed Building Net Change:
Existing Building Footprint:
Proposed Building Footprint:

Residential Data:
Existing Residential Units:
Proposed Residential Units:
Bedroom Mix

Number of Units to be Demolished:

Number of Affordable Units:
Building Height(s):
Parking Spaces:

Existing:

Proposed:

Number of Handicapped Spaces:
Bicycle Parking Spaces:

Required:

Proposed:
Estimated Cost of Project:
Uses in Vicinity:

I1I. EXISTING CONDITIONS

Neighborhood Business Zone B-1
Retail, Residential and Parking
Retail and Residential Apartments

Two

One

17,388 sq. ft.

17,388 sq. ft.

14,988 sq. ft.

2,400 sq. ft.

17,388 sq. ft.

2,389 sq. fi.

39,088 sq. ft. plus 8,815 covered parking area
36,699 sq. ft.

4,269 sq. tt.

3,329 sq. ft.

One

Thirty-nine (39)

24 one-bedroom units and 15 two-bedroom units
One

None

43 feet

Forty-five to Fitty (45-50)
Thirty-four (34)
Two

Sixteen (16)

Fourteen (14)

$5 Million

The surrounding neighborhood includes multi-family housing,
several surface parking lots and mix of business uses, including
Cumberland Farm, a veterinarian’s office, Reiche School and
Bonobo Pizza (across the street).

The site is located on the corner of the Pine and Brackett Streets. Currently there are two parcels that make up the
development site. There are two structures and a surface parking lot on the site. The applicant proposes to raze the two
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existing buildings on site and construct a building with a footprint of 3,329 sq. ft. There are three curb cuts on the
Brackett Street of which one will remain.

The surrounding area links the Congress Street district with the West End neighborhood. The surrounding neighborhood
includes multi-family housing, several surface parking lots and mix of business uses, including Cumberland Farm
(diagonal to the site), Brackett Street Veterinary Clinic, and Portland West Neighborhood Planning Council (abutting the
site on the west). Bonobo Pizza and Reiche Elementary school are located across Brackett Street from the site.

Pine and Brackett Streets have brick sidewalks with some street trees. The applicant will be replacing the brick sidewalks
on both street frontages.

WEST END PLACE oCToBER 19,2012

i

redfern 17 lws
RYAN SENATORE ARCHITECTURE

Figure 1: Map of the Site

Easements: The boundary survey shows an existing Portland Water District easement located adjacent to the existing
buildings on-site. The applicant is in the process of confirming that this easement is only for water service to the building
that is to be demolished.

IV. PROPOSED DEVELOPMENT

Known as West End Place, the 45,844 square foot, 4-story structure will accommodate 2 retail spaces plus parking on the
ground floor and 39 apartments on the upper floors. The overall height of the proposed building is forty-three (43) feet.
The thirty-nine (39) residential apartment units will consist of twenty-four (24) one-bedroom and fifteen (15) two-
bedroom units. The retail space will be approximately 1,990 square feet. A total of 34 parking spaces are provided on-
site, which includes a mix of full and compact car spaces.

The main entrances to the retail space will be at the corner of Pine and Brackett Streets and with the entrance for the
second retail space located farther down on Bracket Street. The entrance to the main building and the residential units is
through a lobby on Brackett Street. The site plan indicates a retaining wall with a fence mounted on top at the northerly
side of the building (the back portion) but the architecture drawings is showing the fence starting on Pine Street. The
applicant will need to clarify this.

The proposed building wraps around the corner of Pine and Brackett Streets and will be a prominent building at this
intersection. It stands four stories and approximately 43 feet in height. The applicant has introduced projecting bays on
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the building, which reflects this dominant architectural feature found on many of the structures in the neighborhood.
According the Ryan Senatore’s letter dated November 6, 2012 (Attachment G), these bays break up the scale of the
building and ‘create a sense of rhythm when repeated as illustrated by the brick building on the corner of Emery and
Spring’ Streets. The proposed bays overhang the sidewalks and a license from the City will be required. A setback and
angled roof edge at the fourth floor level is proposed to reduce the apparent height of the building.

The Western Promenade neighborhood consists of diverse architecture and building materials from brick, painted
wood, fiber cement cladding panels to stucco. The materials used in this structure will be brick masonry at street
level and fiber cement cladding on second floor to the fourth floor level. The use of the different exterior materials
and highlighting projecting elements aids in reducing the overall scale of the building. Please refer to Attachment §
for the streetscapes and comparative neighborhood buildings in the West End.

The property is located in the West End Historic District, the Historic Preservation Board has reviewed the design of the
building. The Board held three workshops and then a public hearing on November 7, 2012. At the public hearing the
Historic Preservation Board found the building as proposed would successfully relate to the scale, architectural
vocabulary and general character of its neighborhood context. The Board approved the building with the following two
conditions of approval:

(1) Rooftop mechanicals to be set back from all roof edges as far as possible. Revised roof plan to be submitted

to staff for final review and approval; and

(2) Final plans and specifications for building and tenant signs to be reviewed and approved by staff.

PREFINISHED METAL FLASHING
- FIBERCEMENT CLADDING PANEL WITH COLOR MATCHED FASTENERS

FIBERGLASS CASEMENT WINDOW UNIT

PREFINISHED METAL COLUMN CLADDING

STOREFRONT GLAZING

GROUND FACE MASONRY UNIT

A7
RYAN SENATORE ARCHITECTURE

Figure 2: Proposed Building Materials and Example of a Building in West End
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Below are architecture drawings the north elevation (Brackett Street) and the west elevation (Pine Street).

WEST ELEVATION (FINE STREETj

NORTH ELEVATION

Figure 3: Rendering of Proposed Building- Brackett Street and Pine Street

The applicant is proposing to add four on-street parking on Brackett Street, in front of the proposed building. Three of
the parking spaces are proposed to be 15 minute parking spaces and one is to be dedicated u-share parking space. Any
changes to the on-street parking will need an approval from the City Council.

V. PUBLIC COMMENT

a.

To date, there has been only one abutter that has submitted comments via email (Attachment 7). The
abutter’s major concern is if there would be adequate parking after this development is constructed and
urges that the Planning Board to adhere to the one parking space per residential unit.

The neighborhood meeting is scheduled for November 15, 2012 at 7:00 PM in the Reiche Community
Center. The neighborhood packet material will be included as part of the final plan review.

VL RIGHT, TITLE AND INTEREST AND FINANCIAL/TECHNICAL CAPACITY

a.

The applicant has provided copies of deeds or purchase and sale agreement, which demonstrates their
right, title and interest in the property.

The estimated cost of the development is $5 Million. The applicant has not submitted any documentation
of their financial and technical capacity to complete the proposed development. This documentation is
required for the final plan review.
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VIL

ZONING ASSESSMENT

Following are the review comments submitted by Marge Schmuckal, Zoning Administrator:

VIIIL.

A.

This project is for a new building consisting of two retail spaces along with parking on the first floor with 39
residential dwelling units above. The full property is located primarily within a B-1 zone with approximately 27
foot of R-6 zone located in the rear of the property abutting Bracket Street. Section 14-51 can be employed so
that essentially the entire lot is located within the B-1 zone. There is also a Historic Overlay zone.

The B-1 zone allows the retail uses and multi-family uses. The setbacks work if Pine Street is declared the
“front” of the property. The initial information indicates that the maximum building height can be met.
However, [ would like more detail showing the average grades around the building and how that relates to the
height. The maximum impervious surface ratio is being met.

The applicant has asked for a “waiver” of 5 parking spaces from the Planning Board. It is the Board of Appeals
that must grant a variance for the parking spaces, not the Planning Board. However, I question whether this is
considered to be an “affordable housing” project that would allow for reduction in parking.

[Planning Note: Section 14-332 (c) of Division 20, Required Parking, allows the Planning Board to determine
the number of parking spaces for multi-family units on the peninsula under certain criteria, including housing
that participates in a transportation demand management program. The applicant intends to submit a TDM
and is working to have a U-Car Share space on Brackett Street, which would need to be reviewed prior to a
public hearing. Staffwill confirm with Marge Schmuckal that this is an approach permitted in the zoning code
to reduce the overall parking requirement.]

All HVAC units shall meet the maximum noise allowance as stated in the B-1 zone. At the time of HVAC
permitting this office will require unit information on dBA emissions.

Separate permits are required for any new signage. Since the site in in the historic district, all signs will need to
be reviewed by the Historic Preservation staff.

DEVELOPMENT REVIEW

SITE PLAN SUBMISSION REQUIREMENTS (Section 14-527) and SUBDIVISION PLAT AND

RECORDING PLAT REQUIREMENTS (Section 14-496)

A Subdivision Plat has not been submitted. A plat must be submitted for review that meets the ordinance provisions
for a recording plat.

B.

SITE PLAN STANDARDS  (Section 14-526)

The proposed development has been reviewed by staff for conformance with the relevant review standards of Portland’s
site plan ordinance and applicable regulations. Staff comments are listed below.

1. Transportation Standards

a. Access and Circulation:

The proposed site design combines the three existing driveway openings to a single opening located
approximately 125' from the Pine and Brackett Streets intersection. The design includes special parking
restrictions on Brackett Street in front of the building to ensure that appropriate vehicle sight distances are
provided for vehicle operators exiting the on-site parking.

The Traffic Assessment (Attachment C) estimates the peak hour trip generation for the project during typical
weekday AM and PM peak travel times, reviews existing roadway safety conditions adjacent to the site, and
provides an assessment of vehicle sight distance at the proposed driveway intersection with Brackett Street. This
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project site can be expected to generate a range of 20 to 29 vehicle trips during the identified peak travel periods
of a typical weekday.

The most recent traffic crash report (2009 through 2011) for the section of Brackett Street between Carleton and
Spring Streets and the portion of Pine Street from Winter Street to West Street shows the occurrences of crashes
is below MaineDOT's criteria for identification of a high crash location.

b. Parking

There is one level of parking below the upper stories, which is at grade and accessed from Brackett Street. A
total of 34 parking spaces are proposed of which seventeen (17) are compact parking spaces. There is also one
motorcycle parking in the garage and 14 bicycle spaces at the back of the building accessed from Pine Street.

Division 20 of the Zoning Ordinance refers to off-strect parking for the different uses. Under Section 14-332 (a)
3 (2): For residential development on the peninsula (area defined as southerly of -295), one (1) space per unit is
required. Since there are thirty-nine (39) residential apartments, thirty-nine (39) parking spaces are required.
The applicant is proposing thirty-four (34) parking spaces as part of this proposal and has asked for a ‘waiver’ of
the remaining five spaces. According to Marge Schmuckal’s memo (Attachment 1), the Planning Board cannot
‘waive’ this requirement and it is the Board of Appeals that grant such variances; however, Section 14-332 (c) of
Division 20, Required Parking, allows the Planning Board to determine the number of parking spaces for multi-
family units on the peninsula under certain criteria, including housing that participates in a transportation
demand management program. The applicant is seeking to reduce the required number of parking spaces by
complying with this section of the parking division. The TDM has not been submitted yet and will need to be
reviewed as part of the final plans. The review of the TDM will be conducted by Tom Errico, Consulting Traffic
Engineer, and application of the ordinance provisions will be confirmed with Marge Schmuckal, Zoning
Administrator.

The applicant is proposing to add four on-street parking spaces on Brackett Street, in front of the proposed
building. Three of the parking spaces are proposed to be 15 minute parking spaces and one is to be dedicated u-
share parking space. Any changes to the on-street parking will need an approval from the City Council.

Compact Spaces

Under City’s Technical Manual Section 1.14 Parking Lot and Parking Space Design: Parking lots with greater
than 10 spaces may be comprised of up to 20% compact parking spaces. The 20% compact parking spaces of
the total spaces provided in this garage would equal seven. The applicant is proposing to provide seventeen (17)
compact parking spaces, which is 50% of the proposed thirty-four (34) spaces.

The applicant has asked for a waiver of this standard. Tom Errico, Consulting Traffic Engineer, has reviewed
the request and supports the waiver.

Driveway Width
Currently, there are three curb cuts on Brackett Street to the site. There will be one curb cut that will service the
project. The minimum width for a two-way drive is 20 feet with a preferred width of 24 feet. The proposed
driveway width on the site plan is 18 feet. Mr. Errico has reviewed this and supports a waiver for the decreased
driveway width.

Required Bicyele Parking
Under Section 14-526 (4)(b)(i)(a), which states for ‘residential structures. Two (2) bicycle parking spaces for

every five (5) dwelling units shall be required’. The applicant is proposing fourteen (14) spaces for bicycle
parking on the site and the standard requires 16 spaces. The spaces are located at the back of the building that
are uncovered and are accessed by Pine Street. It is not clear if there is a door that leads from the bicycle spaces
to the garage.
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David Margolis- Pineo, Deputy City Engineer, has noted in his review that proposed bicycle parking location is
not convenient and suggests considering an alternate location or configuration:

Please consider installing bike parking racks for four additional bikes in the sidewalk area. The
proposed internal bike parking configuration does not allow for convenient access for parking of
bikes. Consider different location or configuration.

e T e A

Figure 4: The Location of the Bicycle Parking

T

c. Transportation Demand Management (TDM):
The applicant has stated that a TDM plan is being prepared and will be submitted for staff review.

2. Environmental Quality Standards
a. Landscaping
The site plan shows two new street trees on Pine Street and four more on Brackett Street. The applicant is
proposing landscaping at the edge of the building on Pine Street. There is an approximately 10 x 11 square foot
landscaping proposed at the northwesterly side of the building (this is the side of the building and is visible from
the street). City staff recommends that this landscaped area be increased in size to where the retaining wall and
fence starts. Jeff Tarling, City Arborist, has reviewed the site plan and offers the following comments:

Looking at the plan we would like to see if we could add landscape treatment to the back side of
the project along with the use of vines or 'greenwall' system for vertical screening. This could be
used for the hard to landscape areas and the parking garage street level screening. See:
http://greenwallsystem.net Climbing Hydrangea vines planted nearby at Walker Terrace effectively
screen the ground level internal parking, this feature should be used as practical in this project
along with the new greenwall type screening. Other planting options using columnar or upright
growing trees and shrubs include European Hornbeam, Arborvitae - see attached photos. The
street-tree planting options might include creating a granite planter in the now shaded or striped
/ painted on-street parking area. Some of the street tree recommendations would be taller upright
trees such as Columnar Pin Cak or upright English Oak, Ginkgo or 'Armstrong' Red Maple. We
should review options for the fence detail along the back to ensure it adequately screens the

building. Narrow or upright plants may be considered to help with the screening.
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b. Water Quality, Storm Water Management and Erosion Control

Currently most of the site is impervious. There is no closed drainage system on this property and runoff typically
sheet flows to Brackett Street where it continues along the gutter line to a catch basin at the northeast corner of
the Pine and Brackett Street intersection. This catch basin is connected to the City’s combined sewer system.
The topography is relatively flat in the northeast corner and then gradually slopes southwest toward Brackett
Street.

The new drainage for the building will consist of a closed drainage system of catch basins and pipes connected to
the City’ combined sewer system through a new drain manhole in Brackett Street. The roof runoff will be
collected though two separate roof drains and directed into catch basins.

The proposed changes on site will result in decrease in impervious area; there will be approximately 2,185 sq. fi.
of pervious area which equals about 12.5% of the site. The stormwater runoff will be reduced by the overall
reduction of the impervious area.

David Senus, Consultant Engineer, has reviewed the stormwater report and site plans. The following excerpt is

from his memo:
In accordance with Section 2.1.1 of the City of Portland Technical Manual: The introduction of non-
contaminated water such as rain water...surface drains or any other sources of inflow shall not be allowed
to discharge into a sewer which conveys sanitary waste unless approved by the City Engineer. The
Applicant has proposed a new closed drainage system of catch basins and pipes connected to the City’s
combined sewer system through a new catch basin and drain manhole in Bracket Street. Although the
site will result in a net reduction in impervious area, direct connections of stormwater to a sewer system
can result in an increase in the rate of stormwater inflow into the system. The Applicant should confirm
that this is an acceptable method of stormwater management with the City Engineer.

In accordance with Section 2.7.8 of the City of Portland Technical Manual: No storm drain lines, with the
exception of field inlets and underdrains, shall be connected into a catch basin structure. The Applicant
has proposed a roof drain connection at the corner of Pine and Brackett Streets to an existing City of
Portland catch basin and a storm drain connection to a new catch basin in Brackett Street. The
Applicant should propose an alternate concept for these connections that is acceptable to the City
Engineer.

According to Mr. Senus memo, the applicant will need to submit a revised stormwater management plan that
addresses the Basic, General and Flooding standards. There are number of items that still need to be addressed,
please refer to Attachment 4 for the complete memorandum.

Mr. Margoli-Pineo has reviewed the stormwater drainage and recommends that instead of connecting into the
sanitary sewer line, which is prohibited, he recommends that the applicant maintain the current sheets flows on
site. Please refer to Attachment #5 for Mr. Margolis-Pineo’s complete comments.

3. Public Infrastructure and Community Safety Standards
a. Public Safety and Fire Prevention
Captain Chris Pirone has reviewed the site plan and had offered standard comments (Attachment 6). Certain
standards have been raised in the memo but specific details regarding the project have not been identified.
Planning Staff will work with the Fire Department to clarify comments specific to the project and will be
presented to the applicant.

b. Availability and Adequate Capacity of Public Utilities
For the final plan review, the applicant will need to submit capacity letters from utilities companies and submit

the wastewater application to the City for review.
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4, Site Design Standards

C.

a. Massing, Ventilation and Wind Impact

The proposed building creates a solid building form along Pine and Brackett Streets. The building stands four
stories and approximately 43 feet in height. The massing is broken up by the introduction of bays and different
exterior materials at the lower and upper floors.

The mechanical ventilation has been designed for the building. Given the scale of the building all roof features,
elevator shafts and mechanical equipment should ideally be set back from the roof edges and/or integrated into
the roof design rather than be an add-on that requires high screening enclosures. The rooftop features will be
reviewed by the Historic Preservation as a condition of the Historic Preservation Board’s approval.

b. Snow and Ice Loading
The applicant will need to indicate how snow removal will be handled on site for the final review.

¢. Exterior Lighting
Since the building is located in a historic district, the Historic Preservation Board has the delegated review on the
design of the exterior lighting. Catalogue cuts and photometric plans will still need to be submitted for review.

d. Noise and Vibration

The mechanical ventilation for the building is proposed and all mechanical units will need to meet the maximum
noise allowance as stated in the B-1 zone. The unit information on dBA levels will need to be submitted for
review.

e. Signage and Wayfinding

The applicant will need to submit a signage and wayfinding plan for review. The site is located in a historic
district; therefore all commercial signs will need to be reviewed by the Historic Preservation staff. Separate
permits are required for any new signage.

f. Zoning Related Design Standards

Since the property is located in the West End Historic District, the Historic Preservation Board has reviewed the
design of the building. The Board has had three workshops and a public hearing on November 7, 2012. The
Board voted 4-0 that the proposed new construction at 183-189 Brackett Street meets the Standards for Review
of New Construction of the historic preservation ordinance subject to the following two conditions:

1. Rooftop mechanicals to be set back from all roof edges as far as possible. Revised roof plan to be
submitted to staff for final review and approval.
2. Final plans and specifications for building and tenant signs to be reviewed and approved by staff.

SUBDIVISION (Section 14-497)

The proposed development has been reviewed by staff for conformance with the relevant review standards of
Portland’s Subdivision Ordinance and applicable regulations. Staff comments are listed below.

a.

C.

Water, Air Pollution and Soil Erosion
The applicant has requested a capacity letter from the Portland Water District. Currently there are two
structures that are on water service.

Impacts on existing or proposed highways and public roads
(Refer to Site Plan Transportation Standards above.)

Sanitary Sewer
The sanity sewer will be connected to the building on Pine Street side. David Margolis- Pineo has reviewed
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IX.

this and offers the following comment:

To avoid the installation of a sanitary manhole, please consider using a 6" sewer lateral to service
the complex. If it is desired to install an 8” lateral, a manhole will be required, but not a "doghouse”
style manhole. The contractor shall cut a section of the 15" VC pipe out and drop a manhole on line
using 15" PVC pipe straight through the manhole with a Fernco style connector on each side of the
manhole adapting from 15"VC to 15" PVC. The top half of the 15" pipe within the manhole shall be
cut out with the bottom half remaining as the channel and form to construct shelf area.

A backflow preventer is required on the sewer lateral.

Please be aware that if a restaurant is proposed, a properly size external grease trap will be required.
See Technical Manual Figure II-19 for design and sizing.

As part of the preliminary plan application, the applicant has not submitted a wasterwater application to the
Department of Public Services. The application will need to be reviewed and a capacity letter issued prior to
final plan review.

Storm water
Please refer to Paragraph VIII B (2) b, see above.

Solid Waste
A trash room is proposed on the first level. The applicant will need to submit more information on the
operation of how solid waste will be handled.

Scenic Beauty and Street Trees

The proposed building is on the site of a former commercial and residential structure with a surface parking
lot. Landscaping and street trees are included in the proposals and are satisfactory subject to some
reconsideration of the landscaped area at the building corner on Pine Street and the introduction of climbing
Hydrangea vines at the ground level internal parking to effectively screening (Attachment 3).

The subdivision requirement would be one tree per unit or thirty-nine (39) street trees. The applicant is
proposing six along the frontage on Pine and Brackett Streets. The applicant has requested a waiver of the
remaining thirty-three (Attachment B). If the waiver is granted, the applicant will need to make a monetary
contribution to the tree fund, which would be $6,600.

Financial and Technical Capacity

The estimated cost of the development is $5 Million. The applicant will need to submit documentation
demonstrating their financial and technical capacity to complete the proposed development as part of the final
plan review.

NEXT STEPS

Next steps include:

¢  Submit revised plans meeting the requirements for the final plan review which in particular address
the following:

o Comments of the Transportation Engineering Reviewer Tom Errico and any further
comments regarding public transit access

o Comments from Public Services Department and Engineering Reviewer David Senus

o Comments from City Arborist Jeff Tarling

©  Submit further information including site lighting, capacity letters, snow storage, and
mechanical equipment

o Prepare subdivision plat
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Draft license language for the bays

Submit Traffic Deman Management Plan
Address Planning Board comments
Neighborhood Meeting Notes and materials

0000

ATTACHMENTS:

PLANNING BOARD (REPORT/MEMO) ATTACHMENTS

Zoning Administrator (Marge Schmuckal) comments 11.01.2012
Transportation Engineering (Tom Errico) comments 11.01.2012

City Arborist comments 11.02.2012

Peer Engineering Review (David Senus) comments 10.30.2012
Department of Public Services comments 10.30.2012

Fire Department Comments 11.01.2012

Public Comments

Renderings and Streetscapes and Comparative Neighborhood Buildings

GO S P U R L g e

APPLICANT’S SUBMITTAL
A. Site Plan and Subdivision Application 10.015.2012
A.1 Purchase and Sale Agreement for 40 Pine Street
A.2 Purchase and Sale Agreement for 183 Brackett Street
Written Statement (Requested Waivers) 10.09.2012
Zoning Assessment (09.29.2012
Traffic Assessment 10.06.2012
Stormwater Management Report 10.09.2012
Applicant’s Narrative addressing Design of Building 11.06.2012
Neighborhood Meeting Certification 5.31.2012

TaHgOw

PLANS

Plan 1 Survey

Plan 2 Existing Conditions and Demolition Plan
Plan 3 Layout and Materials Plan

Plan 4 Utilities, Grading & Landscaping Plan
Plan 5 Details

Plan 6 Site Details

Plan 7 Parking Concept D

Plan 8 Map Site

Plan 9 First Floor Plan

Plan 10 Second Floor Plan

Plan 11 Fourth Floor Plan

Plan 12 Roof Plan

Plan 13 Elevations

Plan 14 Renderings
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A¥rachment \

West End Place — Pine & Brackett Streets
#2012-612 CBL: 45-E-39,40,41,42 & 50
B-1 & R-6 Zones
11/1/2012

This project is for a new building consisting of two retail spaces along with parking on
the first floor with 39 residential dwelling units above. The full property is located
primarily within a B-1 zone with approximately 27 foot of R-6 zone located in the rear of
the property abutting Bracket Street. Section 14-51 can be employed so that essentially
the entire lot is located within the B-1 zone. There is also a Historic Overlay zone.

The B-1 zone allows the retail uses and multi-family uses. The setbacks work if Pine
Street is declared the “front™ of the property. The initial information indicates that the
maximum building height can be met. However, I would like more detail showing the
average grades around the building and how that relates to the height. The maximum
impervious surface ratio is being met.

The applicant has asked for a “waiver” of 5 parking spaces from the Planning Board. It is
the Board of Appeals that must grant a variance for the parking spaces, not the Planning
Board. However, I question whether this is considered to be an “affordable housing”
project that would allow for reduction in parking.

All HVAC units shall meet the maximum noise allowance as stated in the B-1 zone. At
the time of HVAC permitting this office will require unit information on dBA emissions.

Separate permits are required for any new signage.

Marge Schmuckal
Zoning Administrator
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Shukria Wiar - 40-44 Pine Street

From:
To:
Date:

Tom Errico <thomas.errico@tylin.com>
Shukria Wiar <SHUKRIAW(@portlandmaine.gov>
11/1/2012 6:45 PM

Subject: 40-44 Pine Street

CC:

"DMP(@portlandmaine.gov" <DMP@portlandmaine.gov>, Katherine Earley <KAS@p...

Shukria — The following presents my preliminary comments for the project.

| concur with the trip generation estimate and that there are no High Crash Locations in the study area. The
applicant will be providing an evaluation of the Brackett Street/Pine Street intersection and | will provide
comments upon receipt of the analysis.

The applicant has indicated a TDM Plan is being prepared and | will review the plan when it is submitted.

The proposed driveway will have a minimum width of 18 feet and therefore does not meet City standards. |
support a waiver from the technical standards given low traffic volumes. | will continue to review the design of
the garage door system and sight distance issues between vehicles exiting the garage and pedestrians on the
sidewalk.

A portion of the sidewalk appears to be in the right-of-way at the corner of Brackett Street and Pine Street. A
pedestrian easement should be provided.

The sidewalk ramp illustrated on the plan at the corner of Brackett Street and Pine Street has an apex
alignment. The City standard is to provide perpendicular alignment. The applicant should provide justification
for the apex configuration.

The pavement markings delineating the no-parking areas at the driveway shall be removed.

The parking lot layout does not meet City design standards for aisle width and the number of compact parking
spaces. The applicant has provided vehicle turning templates that illustrates maneuvers into and out of parking
spaces is possible. Given that the traffic volumes will be low and the applicant has provided evidence of a
functioning garage, | support a waiver from the City’s technical standards.

The applicant is proposing both 15-minute on-street parking spaces and U-Share parking. | need to continue fo
review this and what type of parking regulation to implement.

The applicant shall document who currently parks on the existing site so that the City can assess whether there
are any prior site plan approvals that were based on use of the site.

If you have any questions, please contact me.

Best regards,

Thomas A. Errico, PE

Senior Associate

Traffic Engineering Director i
TYLININTERNATIONAL
12 Northbrook Drive

Falmouth, ME 04105

207.347.4354 direct

207.400.0719 mobile

207.781.4753 fax

thomas.errico lin.com

Visit us online at www.tylin.com

"One Vision, One Company"
Please consider the environment before printing.
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Shukria Wiar - 40-44 Pine Street

From: - Jeff Tarling

To: Shukria Wiar

Date: 11/2/2012 4:10 PM

Subject: 40-44 Pine Street

CC: Barbara Barhydt ; David Margolis-Pineo

Attachments: UprightOak.JPG; Chectnuit02.JPG; Arborvitaehedge.JPG; Carpinushedge.JPG

Hi Shukria -

I have reviewed the landscape plan for the proposed 40 - 44 Pine Street project and
offer the following comments:

Looking at the plan we would like to see if we could add landscape treatment to the
back side of the project along with the use of vines or 'greenwall’ system for vertical
screening. This could be used for the hard to landscape areas and the parking garage
street level screening. See: http://areenwallsystem.net Climbing Hydrangea vines
planted nearby at Walker Terrace effectively screen the ground level internal parking,
this feature should be used as practical in this project along with the new greenwall type
screening. Other planting options using columnar or upright growing trees and shrubs
include European Hornbeam, Arborvitae - see attached photos.

The street-tree planting options might include creating a granite planter in the now

shaded or striped / painted on-street parking area. Some of the street tree recommendations
would be taller upright trees such as Columnar Pin Oak or upright English Oak, Ginkgo or
'Armstrong’ Red Maple. We should review options for the fence detail along the back to ensure
it adequately screens the building. Narrow or upright plants may be considered to help with
the screening.

Street-tree fund - the one tree per unit contribution to the tree fund should be included once all
potential tree spaces in and near the project are considered. We may want to factor in the
alternative landscape treatment such as the landscape area in the bump-out and the greenwall
to count for additional 'street-trees’...

Jeff Tarling
City Arborist
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COMMITMENT & INTEGRITY 41 Hutchins Drive T800.426.4262
DRIVE RESULTS Portland, Maine 04102 T207.774.2112
www.woodardcurran.com F 207.774.6635

MEMORANDUM

T0:

Shukria Wiar, Planner

FROM: David Senus, P.E. & Ashley Auger, E.L.T.
DATE: October 30, 2012

RE:

The West End Place, Preliminary Level Il Site Plan Application

Woodard & Curran has reviewed the Preliminary Level |ll Site Plan Application for The West End Place at
40 Pine Street and 183-189 Brackett Street in Portland, Maine. The project proposes to construct a mixed-

use

building containing two ground floor retail suites and 39 residential apartments on floors 2-4, with

ground level parking.

Documents Provided By Applicant

e Preliminary Level Ill Site Plan Application with cover letter, written statements and aftachments
dated October 15, 2012, prepared by Redfern LWS, LLC.

e Boundary Survey & Existing Conditions Plan, dated August 20, 2012, prepared by Nadeau Land
Surveys, on behalf of Redfern LWS, LLC.

e Engineering Plans, Sheets C-100, C-101, C-102, C-300 & C-301, dated October 9, 2012, prepared
by Blais Civil Engineers, on behalf of Redfern LWS, LLC.

e Parking Concept Skefch, dated September 20, 2012, prepared by Blais Civil Engineers, on behalf
of Redfern LWS, LLC.

e Architecture Renderings, dated October 9, 2012, prepared by Ryan Senatore Architecture, on
behalf of Redfern LWS, LLC.

o Stormwater Management Report, dated October 9, 2012, prepared by Blais Civil Engineers, on
behalf of Redfern LWS, LLC.

e  Preliminary Traffic Assessment, dated October 6, 2012, prepared by William Brau, PE, on behalf of
Redfern LWS, LLC.

e Zoning Assessment, dated September 29, 2012, prepared by Ryan Senatore Architecture, on
behalf of Redfern LWS, LLC.

Comments

1)

The application is preliminary. As such, additional documents will need to be submitted for the final
application, including letters from utilities confirming capacity to serve the proposed development, and a
Construction Management Plan. Woodard & Curran will perform a review of the Final Application upon
receipt of those documents.

Per Section 13 of the City's Technical Manual, the Applicant is required to submit a Boundary Survey
that has been Stamped by a Maine Licensed Professional Surveyor; the Boundary Survey submitted by
the applicant has not been stamped.

Final plans will need to be stamped by a professional engineer (Section 14-527, sub-section (e) of the
City of Portland Land Use Ordinance).

In accordance with Section 2.1.1 of the City of Portland Technical Manual: The infroduction of non-
contaminated water such as rain waler...surface drains or any other sources of inflow shall not be
allowed to discharge info a sewer which conveys sanitary waste unless approved by the City Engineer.
The Applicant has proposed a new closed drainage system of catch basins and pipes connected to the
City's combined sewer system through a new catch basin and drain manhole in Bracket Street.
Although the site will result in a net reduction in impervious area, direct connections of stormwater to a
sewer system can result in an increase in the rate of stormwater inflow into the system. The Applicant
should confirm that this is an acceptable method of stermwater management with the City Engineer.

City of Portland (225672.34) 1 October 30; 2012
West End Place Peer Review Memo.doc
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6)

In accordance with Section 2.7.8 of the City of Portland Technical Manual: No storm drain lines, with
the exception of field inlets and underdrains, shall be connected info a catch basin structure. The
Applicant has proposed a roof drain connection at the corner of Pine and Brackett Streets to an existing

City of Portland catch basin and a storm drain connection to a new catch basin in Brackett Street. The

Applicant should propose an alternate concept for these connections that is acceptable to the City

Engineer.

In accordance with Section 5 of the City of Portland Technical Manual, a Level Il 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:

a) Basic Standards: Notes and details have been provided to address erosion and sediment control
requirements, inspection and maintenance requirements, and good housekeeping practices in
accordance with Appendix A, B, & C of MaineDEP Chapter 500. The proposed locations and/or
methods of erosion control measures should also be indicated on the site plans.

h) General Standards: It appears that the project will result in net decrease in impervious areas. As
such, the project is not required to include any specific stormwater management features for
stormwater quality control.

c) Flooding Standards: It appears that the project will result in net decrease in impervious area.
However, the direct connection of stormwater to the combined sewer system can result in an
increase in the rate of inflow entering the system. As such, the Applicant should consider detaining
stormwater cnsite or propose a means of discharging stormwater from the site through a design
that is acceptable to the City Engineer.

The following details should be provided in accordance with the City of Portland Technical Manual for

work within the City Right-of-Way:

a) Catch Basins should be per Figure II-2.

b) The Detectable Warning Tile should be per Figure [-7A for brick sidewalks.

c) Sewer Manholes should be per Figure II-1.

City of Portland (225672.34) 2 Qctober 30, 2012
West End Place Peer Review Memo.doc
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October 30, 2012

T Barbara Barhydt
Shukria Wiar
FROM: David Margolis-Pineo
RE: Review Comments: 40-44 Pine Street

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

Survey plan needs to be stamped.

. Please consider installing bike parking racks for four additional bikes in the sidewalk
area. The proposed internal bike parking configuration does not allow for convenient
access for parking of bikes. Consider different location or configuration.

3. Please be aware that if a restaurant is proposed, a properly size external grease trap will

be required. See Technical Manual Figure 11I-19 for design and sizing,.

4. A backflow preventer is required on the sewer lateral.

5. To avoid the installation of a sanitary manhole, please consider using a 6” sewer lateral to
service the complex. Ifit is desired to install an 8" lateral, a manhole will be required,
but not a “doghouse™ style manhole. The contractor shall cut a section of the 157 VC
pipe out and drop a manhole on line using 15” PVC pipe straight through the manhole
with a Fernco style connector on each side of the manhole adapting from 15°VC to 157
PVC. The top half of the 15” pipe within the manhole shall be cut out with the bottom
half remaining as the channel and form to construct shelf area.

6. Curb ramp should reflect historic detail for detectable warning panel. Current detail is
ncorrect.

7. Consider motorcycle parking in proposed area to be stripped beside drive entrance.

8. Drive apron detail (there is no esplanade) is not totally desirable. It is preferred to have
the sidewalk slope perpendicular to the drive vs. being angled towards the street.

9. A Wastewater Capacity Application needs to be submitted.

10. The applicant is requesting to reconfigure the street parking. City Council action may be
required.

11. As indicated by the applicant, stormwater currently sheet flows from the site. It is
requested to maintain that practice after the site is developed since direct connections to
the sewer system for stormwater are not permitted. Please see comment by David Senus.

12. Plans are required to be stamped.

13. Please add note that all work within the road right of way will meet City of Portland
Technical Manual standards.

14. Show the State Plane Coordinates for the four (4) property corners to be set, and for the
three foot offset monument held at the easterly corner of Pine Street and Brackett Street.

15. Title. Minor detail. The property is on the Northeasterly Sideline of Brackett Street" and

not the "Northwesterly Sideline" as noted.

B

We have no further comments at this time.
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From: Chris Pirone

To: Wiar, Shukria

Date: 11/1/2012 3:52 PM
Subject: Re: 40-44 Pine Street

Fire Comments:

All construction and installation shall comply with 2009 NFPA 1, 2009 NFPA 101.

All construction and installation shall comply with City of Portland Fire Department Building Regulations.
http://www.portlandmatine.gov/fireprevention/fdrulesandregulations.pdf

All construction and installation shall comply with City Code Chapter 10.
http://www.portlandmaine.gov/citycode/chapter010.pdf

Street addresses shall be marked on the structure and shall be as approved by the City E-811 Addressing
Officer. Contact Michelle Sweeney at 874-8682 for further information.

2009 NFPA 11.14Plan Review

1.14.2The applicant shall be responsible that the following conditions are met:

The construction documents include all of the fire protection requirements.

The shop drawings are correct and in compliance with applicable codes and standards.
The contractor maintains an approved set of construction documents on site.

18.3 Water Supplies and Fire Hydrants
-Fire Department Connections shall not be located where large diameter hose may block egress.

All construction and installation shall comply with City of Portland Fire Department Building Regulations.
http://www . portlandmaine.gov/fireprevention/fdrulesandregulations. pdf

Pay special attention to: Chapter 4 Building, Stair, Suite and Room Designation

Pay special attention to: Chapter 5 Emergency Alarm Systems

Pay special attention to: Chapter 6 Suppression Systems

Note*Pay special attention to code requirements reference carbon monoxide protection since there is
parking in the structure.

Captain Chris Pirone
Portland Fire Department
Fire Prevention Bureau
380 Congress Street
Portland, ME 04101

(1) 207.874 2405
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Shukria Wiar - Fwd: 183-189 Bracket; Redfern properties

From: Deb Andrews

To: Shukria Wiar

Date: 11/5/2012 9:14 AM

Subject: Fwd: 183-189 Bracket; Redfern properties

>>> "Bill Stauffer" <bstauffer@eco-story.com> 11/5/2012 8:01 AM >>>
Dear Planning Division,

I will be out of the country on business and unable to attend the November 7 meeting. | own the property at 200
Bracket Street which includes Bonobo Pizza and several apartment units. | have been speaking with other property
owners and renters in the area and, while | am generally supportive of the proposed construction, we are very
concerned about the proposed break with City parking guidelines for new construction. |1 own 8 parking spaces and
every month | receive calls from people wishing to rent spaces. The parking in this area is already maxed out and any
new construction that does not adhere to the 1 space per unit rule will add major stress to the area and will be met
with very strong reaction from the residents and business owners in the area. The City of Portland has been giving in
on this rule frequently in the last few year yet | hope in this instance the City will insist on the 1 space per unit rule.
Thank you,

Bill Stauffer
PH: (207) 699-5727 x101
FX: (207) 699-2321

Eco-story LED Lighting
468 Forest Ave.
Portland, ME 04101
USA
www.eco-story.com

This message is intended only for the personal and confidential use of the designated recipient(s) named above. If you are not the intended recipient of this
message you are hereby notified that any review, dissemination, distribution or copying of this message is strictly prohibited. Should you receive this message in
error please notify the sender immediately, Thank you.

=h
T
)

/C:/Users/shukriaw/AppData/Local/Temp/XPgrpwise/5097838FPortlandCityHall10016F373...  11/7/2012
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P.O. Box B816
Portland, ME 04104
Office: 207-221-5746
Fax: 207-221-2822

October 15, 2012
City of Portland
Planning Division
389 Congress Street, 4" Floor
Portland, ME 04101

Re: Waest End Place/Preliminary Site Plan Application, Pine
Dear Sir of Madam:

Redfern LWS LLC is pleased to submit the attached Level lll Preliminary Site Plan
Application. The detailed proposal herein contemplates a mixed use building on the
Northeast corner of Pine and Brackett Streets. The building would contain 2 ground
level retail suites, 39 residential apartments on floors 2 -4 and 34 ground level parking
spaces. As we describe in the application, we believe that the proposal is very
consistent with the principals of “smart growth” as outlined in the City’s comprehensive
plan.

Please do not hesitate to contact us or any of our project consultants to discuss this
application. We appreciate your consideration of our proposal.

Sincerely:

Jonathan Culley
Redfern LWS LLC

P‘W{ ﬂc/C

Paul Peck
Redfern LWS LLC



PROJECT NAME: West End Place

PROPOSED DEVELOPMENT ADDRESS:
40 Pine St., 183-189 Brackett Street

PROJECT DESCRIPTION:

New Construction of mixed-use building containing 2 ground floor retail suites

and 39 residential apartments on Floors 2-4.

CHART/BLOCKI/LOT:

45-E-39,40,41,42,50

PRELIMINARY PLAN  10/13/2012 (y.te)

CONTACT INFORMATION:

FINAL PLAN (date)

Applicant’s Contact for electronic plans

Name: Ryan Senatore
a-mail: Tyan@senatorearchitecture.com

work# 207-650-6414

Applicant — must be owner, Lessee or Buyer
Name: Jonathan Culley

Business Name, if applicable: Redfern LWS LLC
Address: P.O. Box 8816

City/State : Portland, ME Zip Code: 04104

Applicant Contact Information
Work# 207-221-5746 (prefer cell)

Home#

cell# 207-776-9715 Faxz 207-221-2822

e-mail: jonathan@redfernproperties.com

Owner — (if different from Applicant)

Owner Contact Information

Name: Work #

Address: Home#

City/State : Zip Code: Cell # Fax#
e-mail:

Agent/ Representative Agent/Representative Contact information

Name: Work #

Address: Cell #

City/State : Zip Code: e-mail:

Billing Information Billing information

Name: Redfern LWS LLC Work# See Applicant

Address:  P.O. Box 8816 Cell # Fax#

City/State :Portland, ME Zip Code 04104 e-mail:

Dept. of Planning and Urban Development ~ Portland City Hall ~ 389 Congress $t. ~ Portland, ME 04101 ~ ph (207)874-8721 or 874-8719 -2.




Engineer
Name:  Steve Blais/Blais Civil Engineering
Address: 780 Broadway

City/State : South Portland, ME Zip Code: 04106

Engineer Contact Information
Work# 207-767-7300

Cell # Fax#

e-mail: sblais@blaisce.com

Surveyor

Name: James Nadeau/Nadeau Land Surveyors

Address: 918 Brighton Ave

City/State : Portland, ME Zip Code: 04102

Surveyor Contact Information

Work% 207-878-7870
Cell # Faxgt 207-878-7871

e-mail: jim@nadeaulandsurveys.com

Architect
NameRyan Senatore/Ryan Senatore Architecture
Address: 80 Middle Street

City/State : Portland, ME Zip Code: 04101

Architect Contact Information

Work# 207-650-6414
Cell# 207-650-6414 Fax#

e-mail: ryan@senatorearchitecture.com

Attorney

Name: Jim Barns/Law Office of James Barns
Address: 361 U.S. Route 1

City/State : Falmouth, ME

Zip Code: 04105

Attorney Contact Information

Work# 207-781-7677
Fax 207-781-7678

Cell#

e-mail: jbarns@barns-law.com

Dept. of Planming and Urban Development ~ Portland City Hall ~ 389 Congress St_ ~ Portland, ME 04101 ~ ph (207)S74-8721 or 874-8712 < 3w




APPLICATION FEES:
Check all reviews that apply. (Payment may be made by Cash or Check payable to the City of Portland.)

Level lll Development (check applicable reviews) | Fees Paid | Other Reviews (check applicable reviews) Fees Paid
(office use) {office use)

__x_ Less than 50,000 sq. ft. ($500.00) e ____Traffic Movement ($1,000) S
___ 50,000 - 100,000 sq. ft. ($1,000) — ____ Stormwater Quality ($250) —
—_ 100,000 — 200,000 sq. ft. ($2,000) a—_— ~__ Subdivisions ($500 + $25/lot) -
___ 200,000 - 300,000 sq. ft. ($3,000) — #of Lots ___ x $25/lot = P—
____over $300,00 sqg. ft. ($5.000) m— ____ Site Location ($3,000, except for
___Parking lots over 11 spaces ($1,000) M residential projects which shall be
____ Afterthe-fact Review ($1,000.00 plus s $200/Iat)

applicable application fee) #of Lots ___ x $200/lot =
The City invoices separately for the following: __ Other

- Notices ($.75 each) - Elhazgsqu Use

___Flood Plain

- LegaIlAd (% of total Ad) " Shoreland

- Planning Review ($40.00 hour) Design Review

- Legal Review ($75.00 hour) Housing Replacement
Third party review is assessed separately. & Historic Preservation
Plan Amendments (check applicable reviews) Fees Paid

(office use)

_Planning Staff Review ($250) —_
__ Planning Board Review ($500) —

'1:_'\‘-\1\”: st irhan RDevulsoment ~ Poric: "i:[ij" 15




APPLICATION SUBMISSION

All site plans and written application materials must be uploaded to a website for review. At the fime of
application, instructions for uploading the plans will be provided to the applicant. One paper set of the
plans, written materials and application fee must be submitted to the Planning Division Office to start
the review process.

Submissions shall include one (1) paper packet with folded plans containing the following materials:

1. One (1) full size set of plans that must be folded.

2. One (1) copy of all written materials as follows, unless otherwise noted:
a. Application form that is completed and signed.
b. Cover letter stating the nature of the project.
c. All Written Submittals (Sec. 14-525 2. (¢), including evidence of right, title and interest.

3. A stamped standard boundary survey prepared by a registered land survayor at a scale not [ess than one inch to
50 feet. :

4. Plans and maps based upon the boundary survey and containing the information found in the attached sample

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

6. One (1) set of plans reduced to 11 x 17.

Refer to the application checklist for a detailed list of submittal requirements.

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

| hereby certify that | am the Owner of record of the named property, or that the owner of record authorizes the proposed
work and that | have been authorized by the owner to make this application as his/her authorized agent. | agree to
conform to all applicable laws of this jurisdiction. In addition, if a permit for work described in this application is issued, |
certify that the Planning Authority and Code Enforcement’s authorized representative shall have the authority to enter all
areas covered by this permit at any reasonable hour to enforce the provisions of the codes applicable to this permit.

This application is for a Level lll Site Plan review. Itis not a permit to begin construction. An approved site plan,
a Performance Guarantee, Inspection Fee, Building Permit, and associated fees will be required prior to
construction. Other Federal, State or local permits may be required prior to construction, which are the
responsibility of the applicant to obtain.

Signature i : Date:
/o&kpv‘l‘b?w /0 //5" /201 -

Dep, o Plannine - A4 Urban Development ~ #o<iand City Hall -389 Congias: St~ Portlz . ME 04107 - #h (207)872-2 21 or 874-&/: -5-



PROJECT DATA

(The following information is required where applicable, in order complete the application)

Total Site Area

17,388 sf (0.40 acres)

Proposed Total Disturbed Area of the Site

17,388 sf (0.40 acres) sq. ft.

(If the proposed disturbance is greater than one acre, then the applicant shall apply for a Maine Construction General Permit
(MCGP) with DEP and a Stormwater Management Permit, Chapter 500, with the City of Portland)

IMPERVIOUS SURFACE AREA
e Proposed Total Paved Area Building and Pavement 14,988 sq. ft.
e Existing Total Impervious Area 17,388 =q. it
e Proposed Total Impervious Area 14,988 sq. ft.
e Proposed Impervious Net Change -2,400 sa. it

BUILDING AREA

e Proposed Building Footprint

First floor area 3,329 sq. ft.

e Proposed Building Footprint Net change 940 =q. ft.

¢ Existing Total Building Floor Area 2,389 sq. ft.

e Proposed Total Building Floor Area 39,088 sf plus 8,815 covered parking q. ft.

e Proposed Building Floor Area Net Change 36,699 =q.ft.

e New Building Yes {yes or no)
ZONING

e Existing B1 Neighborhood Business Zone

e Proposed, if applicable

B1 Neighborhood Business Zone

LAND USE

e Existing

Retail, Residential and Parking

e Proposed

Retail, Residential and Parking

RESIDENTIAL, IF APPLICABLE

e Proposed Number of Affordable Housing Units (0) Zero
e Proposed Number of Residential Units to be Demolished (1) One
e Existing Number of Residential Units (1) One
e Proposed Number of Residential Units (39) Thirty Nine
e Subdivision, Proposed Number of Lots (1) One

PARKING SPACES

Existing Number of Parking Spaces

(45-50) Fourty Five to Fifty

Proposed Number of Parking Spaces

(34) Thirty Four

Number of Handicapped Parking Spaces

(2) Two

Proposed Total Parking Spaces

(34) Thirty Four

BICYCLE PARKING SPACES

e Existing Number of Bicycle Parking Spaces

(0) Zero

e Proposed Number of Bicycle Parking Spaces

(14) Fourteen on site

e Total Bicycle Parking Spaces

(14) Fourteen on site

[ ESTIMATED COST OF PROJECT

$5 million

Dept. of Planning and Urban Development ~ Portland City Hall ~ 385 Congress St. ~ Portland, ME 04101 ~ph (207)874-8721 or 874-8719 -6-




General Submittal Requirements — Preliminary Plan (Optional)

Level l11;Site Plan
Preliminary Plan Phase Check list (if elected by applicant)

Applicant Planner Number of . . .
by
Chacklist Checklist Coples Written Submittal Requirements

B/ 0 1 Completed application form

B/ 0 1 Application fees

ET/ N 1 Written description of project

E/‘%‘E:ft" N 1 Evidence of right, title and interest.

174

0O N/H 0 1 Copies of required State and/or Federal permits.

N 0 1 Written assessment of proposed project’s compliance with applicable

zoning requirements.

E/ 0 1 Written description of existing and proposed easements or other

burdens.

m/ 0 1 Written requests for waivers from individual site plan and/or technical

standards, where applicable.

E/ 0 1 Traffic analysis (may be preliminary, in nature, during the preliminary

plan phase).

@/ 0 1 Written summary of significant natural features located on the site.

E/ 0 1 Written summary of project’s consistency with related city master plans.

P
m/ }’atﬂ"‘“-ﬂﬁ 0 1 Nelghborhood Meeting Material (refer to page 13 of this application.)
Applicant Planner Number of ; . .
; : Plan § IR
Checklist Checklist Coples Site Plan Submittal Requirements _
0 1 Boundary Survey meeting the requirements of Section 13 of the City of
Portland Technical Manual.

B/ 0 1 Preliminary Site Plan Including the following: {*infermation provided may

be preliminary In nature during preliminary plan phase):

m/ 0 = Existing and proposed structures with distance from property line (mc!udmg location of
proposed piers, docks or wharves if in Shoreland Zone).

B/ 0 = [location of adjacent streets and intersections and approximate location of structures
on abutting properties.

|]/ 0 = Proposed site access and circulation.

IE/ [] = Proposed grading and contours.

El/ 0 = [Location and dimension of existing and proposed paved areas including all parking

' areas and vehicle, bicycle and pedestrian access ways.

|E/ ] = Preliminary landscape plan including existing vegetation to be preserved proposed site
landscaping and street trees.

B/ 0 = Existing and proposed utilities {preliminary layout).

B/ 0 8 Preliminary infrastructure improvements (e.g. - curb and sidewalk improvements,
roadway intersection modifications, utility connections, transit infrastructure, roadway
improvements).

E/ w  Preliminary stormwater management and erosion control plan.

B/ ] = Existing significant natural features located on the site (including wetlands, pends,
watercourses, floodplains, significant wildlife habitats and fisheries or other important
natural features listed in Section 14-526 (b) 1. of the Land Use Code).

E/ ni s Proposed alterations to and protection measures for significant natural features
located on the site (including wetlands, ponds, watercourses, floodplains, significant
wildlife habitats and fisheries or other important natural features listed in Section 14-
526 (b)i. of the Lar Use Code!

Dept, niing anc 1 tan Develor ol = Portla - City Hall ~ 2%° Congress &5, - Porland, £ 04101 ~ 1 /207)874-8721 - 874-8712 - Ta
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PURCHASE AND SALE AGREEMENT - LAND ONLY

7 Mav 14 Rz, '__ . £ifeoive Dnte
Qfter Date o ‘EReciiveDate ¥ dalmedin. Faragraph.30 of Gys Agreeinenl,

I. PARTIES: This. Agreetnent is made botween I8 INVESTMENDS, LG

("Buyer™) and
. ("Seller™,

2, DESCRIPTION: Subjeet.to the lemns snd conklitibns h’t:re]naﬂar get fortly, Seitor agrees fo gell and Buyer agreed 1o by (ﬁﬂ all
[ part of; If "purt of" sep fiava. 22.foréxplimaticn) the propeity sltuated i munieipa iyt
County of CUMEBRLANG » State of Maine, located at 0 B
deseribad in deed(s) recorded at said Cuuntg‘s Registry of Dueds Baok(s), g + Page(s)

3. PUREHASE PRICE: For suth Deed:and ¢ohiveyntice: Bilver agiees o pay tie total puﬁvhasaﬁKe aof
Buyer: ] hes delivered; or [X] will deliverto the Agency witin days of fhe @fferDats, 5 de ainest mongy in

- theamount:$ 10,0005 00 . TFsaid deposit-is o bie delivered affer thesulynission of this offer-and is not :Iéll'vmd b,y the .

above deudliue. ‘thls otfer sholl be void end ary aitempted: acceptance:ofthis.offer-dn refiance on ihe deposit bemg delwened will.not
result in @ binding coutract, Buyor agyees that an additluualdepom ofanrnest.aroney-in the amount-of § = will be
delivered . ==, . Filllure by Buyer to deliver thisadditionsl deposit.in
votnplialice with !I‘La-ahove !erm;hau ponal'rtuto o défault under this Agresment. The remnmdar of the putchaseprice.siiall bepaid by
wite, certlfied, enshier's or wuit acegurit-éheck: upon dellysry of the Deéad,

This Purchese and. Safe Apteement Iy subjeet fo the fullowmg conditions:
4; EARNEST-MONEY/ACGEPTANGE; :
said earnost money and-act-as ascrow agent intil closmg; this.offer shall be-vallt ontil

5:04 e ] AW [ETPM; 00d, ln the svent of non-acceptance, this earnest monay shell be refuined prompily
to Buyer. In the event-that the Agenoy is made.a party-to. anty lawsuit by virte:of'adiing ns-estrow:agent, Agenoy:shall be entitled to
recover feasonable attorney's foes mid vosts which shall bt asscesed.us ¢outt:ooits in favorof the provailing pany

5. TITLE AND CLOSING: A dewd, conveying good ant! merchentuble litle in debordince with the Standurds of Tithe adopted by
the Maine Bar Association shall be dsliveced 19 Buyer and this transaction. shall be ¢losed and Buyer shall pay the balapipe-due and
-executa.oll pecessnry papers on: B/9/2012 {closing dute) or befors, i agresd in-writing by both parties. If
“Sellbr 35 unable to convey In ticoordance with the provisions of Hils paragraph, then Seller shall have a reasonable time: period,not ko
exceed 30 cafendar days, from the tme Selleris notified of'the dofeot, unlss otherwise-agresd to in ‘writlivg by bothBuyer and Seller,

ta vernady s title, Séllér hereby agress to riake & good-fiith affort th cure any Yitle defetr duriap sush perlnd, I£, 1t the Taterof the
olosing date set forth dbove or the expltaticn of such reaspstable time; perlod, SeMer:ls-unable to-wimedy the titl; Buyer may clode-dng
accept the deod-with the Hile-defoot or this Agreement shall become mull and veid in wiieh sase-the pariles shall be relieved ofiany
forther gbiigations hereander and any. earnest moriey-shiall ba raturaed to the Buyer,

(*Agency") shliholdl.
: (dlune)

6. DEED: The projiary’ sholl be vonveyied by a e MRRRANEY ... died, a0d shall be ffee and clear oF all
encinnbrances -sxecpt covanants, cohdittons, -enseinents and resirlotiany of x‘&md which. do nor n'mterlntly and adversely affect thie
continued current-use of the:propeety,

7. POSSESSION: Possession.of premises shalt be glven to Buyes. immediately-at closing unless otherwise ageed In-writing.
8. RISKOF LOSS: Until the ¢loving, the risk of loss or dunege 1o sald premises by fire: or otherwise, is ussumed by Seller. Buyer

shall have the ciglit 1o view the. propexfy within 239 hours prior to nluslng for the putposs of determining thet the premiies are in
subatannally the sami condition as on thedate of this Agreement.

e . Rédbestaté taxes shall be- pﬁoi‘awd | dxotthe ﬂate dfulusiug (‘nased on, muuiefpaluy‘s
. unpald txes for prior years, If the amount: of suid'taxes i not known al. the tUme of aloalng,
they shall be apponiunad onthe tasis of the txes assessed for the pmedmg year with-a réapportionment a8 soon: 85. the new lax-1ate
and valuntion tan be agcortnined, which latter provision- shall survive efdsing, Buoyor and Seller sill ench pay their-4ransfer tox as

requiréd by Strte of Maine, 7 &
Jaory 2002 - Page 1 or4 -PESLO  Buyer(s) fials _ Sullords) Tnfilnds i S
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10. DUE DILIGENCE: Buyer Is oncouraged to seek Informatlon.from professionsls regarding any spoeific ssne or coneern,

Nelther Seller nor Licensee makes any warrangles n\,gardinF the condition, permitted vse or value of Sellers’ veal property. This
Agreement iy subject to The following cantingencles, with results being satisfactory to Buyes: ’

DAYS ggm OBTAINED " TQ BE PAID
10N BY

CONTINGENCY COMPL FORBY

I. "SURVEY
Purpose: Afa

2. SOILS TEST
Purpose; n/n

3. SERTIC SYSTEM

 DESIGN

Purpose: nfs
4, LOCALPERMITS
Purfosc: /a_
3. HAZARDOUS '
' WASTE REPORTS
' Pumpose: nfs
6. UTILITIES
Burppse: ‘n/a
7. WATER
Purpose: n/a
& SUBR-DIVISION
APPROVAL
Puipode: hfa
9, DEPLUKE APPROVALS
Purpose: nfm
10. .ZONING VARIANCE
Rurposs: nfa,
11. HABITAT BEVIEW/
WATERFOWL
Burpose: xifa
12, MDOTDREVEWAY/
ENTRANCE PERMIT
Purpose: pla
13. DEED RESTRICTION
Purpose: nfa
4. TAXEXEMPT STATUS
Pirposa; nfa ’ -
15. 'OTHER = [ 54 —BUYER BUYER
Purpoie; See Addendun #1 Gaw A
Furtherspecifications regarding eny ofthesbove: no J’] e

Ooo|go|oolg
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Unless otherwisg B.zpwiﬂed aliove, all of the:above Wil be obtained ‘aud pald-for by Buyer. I the result, of any. investigation or other
condition spccified hevein s unsaiisfactory to Buyer, Buyer will duclard the Ag¥asinent nudl and void by sotifying Settér in wriltig:
within the speoified numiber oFdays, sad any eatiest: money shall bo returned to Buyer. (£ the tesult. of any investigation or other
condition speetfied herein is-ungatisfictory o Buyer, :ind. Buyer winties to- pursng teinedlzs dihér than volding (he Aprecment, Buyér
mngt do o to il resolitfon witidi: the dme:yeilod st Torti above; ottisrvise tils cont jpency s walveéd. If Bisyer ddes ot notify
Seller that an inwst-i%:ﬂoa {s unsatisfactory within Lhe lime iper-fud 8ot forth-above, this contingency is waived by Buyer, In the absence
of inspeotion(s) ruentloned above; Buyeris:relying comiplécély upon Blydrs own dpinion a§tw the vondition 6f the propery, ;

Sulierfe) InllWlM —
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subsequerit liigation. This clause shall survivi

[1.  FINANCING: This Agreesent [ is: [I] is not:subject to Financing. Ifsubject o Financing:
0, This Agreement Is subject io Huyer. obtaining o mommoommmsmiesec oo foan Of m=o===w== % of the, purchose
price, at an Interest rtenot 1o peded == —-—~cu 80 a0d amortized over a perjod 0f_mm===mme= yugis, Byer
is undey 2 gdad faith obligation to.seek end Gbialn Gnanofg on.thes temig: ‘ . R
Buyer to pﬂ!vld? Seller with lﬁtér Troln lender showliig that Buyer has. made applicatlon fog [oai speciiléd in {a) ggd. sibject
lo verification.of in formation, s qualified.for the foan requested Within _ ===~~~ ‘days fron lhig Effeetive Date-cfilie.
Agreement, 17 Buyer fails to provide Seller with:such letfer within saidTims period, Selfer may teminate this Agreement and
he eamiest raoney diell he retumeid to Bisyer, e
Buyer hereby authorizes, Instruots-and- directs its lender to commmicate-(he status of the Buyer's loan applicafion to Seller,
Seller's licensee or. Buyar’s licensee. o . .
d. Afier (b) is me), Buydr is obligated to notify Suller in writing f"a lender notifiés Buyer that {t Is undble of -wawilling to
provide sald fingnclng, Any filure by Buyer-to noify Seler withiin two days of rectipt by Buyer of snch notice:from alender
shail be:a defiult under this Agrebrisnt,
e Buyer agroes to pay.no-more-than _——=_ points. Seller aprees topng- lod
fiotunl pre-paids, puints and/orclosing cogts, but.no more thes aflowible jy Buyer's leuder. —
£, Buyor's abilityto:btaln finencing |_]4s 1X] ts ok susjest 1'the sals of arlathér nrrnpm’y. Seo aitdonclum: Yes [ o X,
g. Buyer niay.choosé.to pay ¢ash instead ofdblaining financing. If o, Buyer shall actify- Sellér ln.writing inelidig, providing
praof of‘g\ud's-nnﬂ the Agveernent shall o longer be subjeds lo fineiiciig, and Sellerd rlght to ohitilnate Pirsuant to the
provisions of this pacagraph.shall be vaid,

12, BB.OK‘EMGEDISGLO,SUKB:‘Buyer'unﬂ.S'Bllu acknowledge tliy have been ndvised of flig Followirg relationshiips:
Richard Murphy Jein : : 9
: e (2463 - )

L

¢

towardBuyer's

Licensee WLS D T Agatiy MLS1D
iva [X] Seller-Agent ] BuyerAgent []Dise-Dual Agent [] Transaction Beoker :
af OB _¥LYAN RBAYL ESTATE (22 )
: ' MLS 1D

icenéne - ALS {IEI o . ) Kgency
tsa [)Setter-Agent [K]Biryer Apent Eﬁ.ﬂis’ﬁ‘m&l Agent [} Transaotion Broker
IF ihls: trasaction ‘involves Disctosed Dunl :Agenay, the Buyer and %ellar-udl‘cnuwladga- the limited fiduclary dities of tho. agents' anit
heveby agnsent to. This drsangenment, I additlon, tie Buyer atid Seller atknowlsdgs prior-receipt and sighisg of a Pisclosed Dual.

Agency Congent Agresment.
13. PROPERTY DISELUSURE FORM: Buyer acknowledges receipl of Seller's Propurty:Disclosire Form,

[4. DEFAULT/RETIIRN OF BARNEST MONEY: In.the évent of defuilt %—:ﬂie Tiyen, Séllepmuy employ all legal and equitdble
remedies, {ncluding without. limitation, temination of this ‘Agreement-and forfilture by Buyer of the earnest inonay, In.she event of a
default by Seller, Buyer may eniploy all légal and equitable remedies, Including-without Hmitation, terrifnetion of This Agreement and

tum to Buyer of-the amest Y. Agengy noting as.escrow.agent has the option lo require written releases from both'parties prierie
isbursng the earnest raongy o elther Bayer orSelier. :

15. MERIATION: Barnest imoney disputas snbjoct tothe juristietion of simall claims:court gljl.m'hnnq_lgdm thot ®orum. For gl other -
disputes or clalma arislng: out of or relating to:glﬁs Astmemant or i properly adilreased in this Agreement shall be submifted to
miedidtion in acoordanckVith the-Maine Residential Real Estata Medidtion Rules, Buyer anid Setler-are:bound mediste ingood falili
and pay thelr respective mediation fogs, IF-a.party does not agree first to go-to. mediation, then (hat party Witk be lisble or the ol&u:r
purly's legal [Bes in any sibsequont llbgation l‘ﬁﬂl’dl g st samie mattsr in whicli the party who rellisdd to go to.tiedititlon Joges in that
e he closing of the fransaction,

16. PRIOR STATEMENTS:. Auy régresentations; statemehnts sind, agreemsnt are fiot walid untess confuined fierain. This Agreenient
complitely exprésses the obligalidig-of fhie pattles. :

17, ‘HEIRS/ASSIONS; Thila Ageetinent.stinll exténid fo and be obligatory;upon tieirs, persarial ripresentatives, sudcessors, and bsslgns
of'the Seller and the assigns of the Buyer, -

18, COUNTERPARTS; This-Agreement inay be:sipned on any number ofidéntleal cuunten?nrfa. suoh-es:a Taxed copy,-with the same
bintfing effectas if fhie sighetures viere-on ane insttument. Origingl, faxed or othier-gleotionital y'transmiited slgndtorey ore binding,

19. NOTICE: Any-notice, eprmunication or doonrrient delivery requirements: hereunder may be-satisfied by providing-fiie Tequired
ridtlce, communiloation .or docutaentdtion to-the party dr-thulr licensee, Withdeawala of offécs arid-countexoffers will b effertive Upon

communication, vedbally o hiwrlling:

20, EFFECTIVE DATE: ‘Fhis Agreenivrit 15  bihding coitract when signedd Uy both Biiyef aind Sefler'and witen ‘that. fact hes been'
communicated wiilch, siell Ge the Eftsztive Date. Licensee is authovized to il 1 e Effectlve Date on Pago 1 heteof. Except s
expressly set forth to the:conirary, fhe ysg of the term *days” In {his Agredment, fhcluding:all addendn madidn glan hereof; shall menn
buginess dﬂijﬁ. defiged g5 exeluding Satoxdays, Sundb and-gny obsérved Maine State/Federal tidliddys, Deadlines {n-this Agreoment,
includiing all mendu, ,axgmmd ag "witliln xdﬁy;?‘ shill ke counted from the Effgctlve Dute, uniéss another starting date Is expressly:
set forih; bieginning Withi Aho first day #ffet the Effective Date, or such ot estaplished Startfng dite, hnd giiding st 5:00 p.m. Eastérn
Time-on fhe.ast day eounted, Unless expressly stated to the contrary, deadiines In. this Agreemient, including sll addentla, expreised ey
aspecifio dite shall'erid ot 5:00 gim, Enstem Tme on such date, , '
senspots I C
or, Michipan 48028  wiwwzinhogineom pecke
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21, CONFIDENTIALITY: Bisyer sod Sellér aythorize the disclosure of the information herein-tp tlie renl estate lioensges, nttorieys,
g:nderu. appraisers, Inspectors, nvestigators and.others involved in the trangactlon necessary For the purpose of clasing this trangaotisn,

Buyer and Sellbr mithorize the 'lender andlor olosing agent preparing the entlio closing statenient to release.a copy of the closig
statement fo'the partles and thols consees prio lo, &t ard:after e c]ﬁ:#ag., . . s

22, OTHER CONDITIONS:BELIER TO PROVIDE HOYER WIT 7 DAYS OF SELIER SIGNING THIO AGREEMENY
Kot SRR R TR Ao s s s -
ANYONE ELSE SN OR RECHIVED Ht THE rasy i MONTHS , '

23, GENERAL PROVISIONS:

0. A copy of this Agreement 1k 1o bis Yeceived by all partics add, b . inhture, récelpt of a gopy is hareby o owledged.. If not
Fullyfrﬂdemwnd, Erbguucran-auumay.‘ Thisls.a %dalng cnmractnnd);hf&l be gonstmeﬁt mordlnz ‘to-the Jaws of Malne,

b, Seller Beknowledjas. that Stéle. 'of Malng law ceqislies “buyess of, propenty owned By non-resldent sullers 1o withhold n
‘prepaymetit dfcap%m galnatax unlessa svalver has'l;l:en ubtntiigeﬂ by Sgl[eg%?m' {he.State of Maine Kevanuaéervrces.

<, Buye: aud Sefler-scknowledge thul lt!nd_'n'r Maine law p‘:;ynient of propeny tais isthe legal rosporisibsility of the ﬁr:arann:\yhb
owns. the, .n_rpge:g an April 1, even it.the property-is sold Hefore payiment. is die. [fany part of the taxes 18 not: gid. when due,
the licn Wil be filed in e e Of fho-ownit ad of Apei( 1 whteh conld Bivé a négtlve fmpger.on thieif credit tating, Buyet
and Seller. shail ngree.at. dlosing on- thelr iespective abligations regarding: actual payment of: taxes aer Glosing, -Bliyer and
Sellorshould mike-syre they unterstand their dbllgarions agresd to-at cloking nd-what sy haptien: 1T tanes oré 1o¥ paid ag

Bgreed: .
- 4, Buyer acknowledges Hiat Maihe law requires eontinalng fnterest in the: propeity and any bapk up offers to.be communicated by
" the li3fing agdnt to.the Sellar, .
24. ADDENDA;[X] Yes Explain: SEE_ADDENDUM d1 _ean. oL [Ne
Buysr's Maillng-aghd  BO. BOX.799 PORTEAND, .ME 04112 a
¢ ¥ ‘--—M-v— 1;'. "1 #2013 - B TE
: e ey % i BOVER ATE
WVEBTMENTS, LIc ‘B)’M{_,,M{

Seller acoepts the offer-and aFnlm to-dettver the ubove-desctibed rapacly at the pricé:and upon the torms.and conditions set forth nnd
sslon

apress to pay agency-a comm forsexvices as spaciffed in-the Jistfhg dpreement.

Seller's Mailing addross is : _ '
e y/d j_- ~/¢ ( "'Z& / =

SELLER /)77 [ 1 a5 70 7] DATE SELLER: DATE

COUNTER-OFRER
Seller ageees to sellop the terms:and.conditions ae detalled heveln with fhe Following changes:and/or conditions:

The parties ackiowledgo.that with 3igieq by Buyer, Saller's sighatire coilstilnites.doly ain offer to sell on. the-alivve tents: and tis offsn

will Ekpire-nnless-gccepted by Buyer's sighiture with goiminioation of suchr sigitanid to- Selfer by (date)
{iime) ‘ L AN PM, .

SELLER DATE SELLER — DATE

The Buyer herehy accepts the counter-offer set forth above,

BUYER DATE BOVER DATE
) EXTENSION:
The time for the perfonmance ol this-Agrecment is extended until e .
DATE
SELLER DATE BELTER DATE
BUYER DATE BUYER. BATE

Malne Assostafion 6 KEALTONS®/Gopytight © 2012
All' Rights Reserved, Revised Janyary 2012
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Addendum 4

Addenidum to Purchase and Sale Agreement dated May 14, _2012 (hereinafter “the Contract”)
between Clarke Propertles, Inc. and Merle Clarke (hereinafter “saller’) and LWS Investments,
LLC (herelnafter “buyer”) regarding property located at 189-191 Brackett Street and 40 Pine

Street Portland.

Per Addendum 3, [tem 5: Buyer herehy assigns the contyact to Redfern LWS5, LLC. Seller hereby

consents to the assignment.

Redfern LWS, LLC hereby agrees to be bound by the terms and conditions of the May 14, 2012
Purchase and Sale Agreement as modified by the Addendums.

Signed, Sealed, and Delivered In the presence of:

Clarke Propertles, andated. /0/ 2\/’/ 0( lWW datnds fj-;,a [, L

By: Merle W. Clarke
Its:

/a7 Mdﬂeﬂ*/&é/ ?(/2

Merle W, Clarke

Paul Peck
hs: fraAagef

date;lz 9 {t(;/’ \.




Attachment A.2.

AGREEMENT FOR THE PURCHASE AND SALE OF REAL ESTATE

AGREEMENT made 25 of this ,_’l__(\'day of June, 2012 by and between Daniel W, Stevens and John R. Jotdan, with a
mai!iug althiess OF 64 Buseers Propionade, Forfand, Nisine 04101, (the "Seller") and Redfern - LWS, LLC of
‘ ¥ @#“mv’(‘ o (the "Buyer"),

WEHEREAS, the patties desite to enter into this Agreement for the purchase and sale of cettain teal estate identified below,
in accordance with the following terms and conditions;

NOW, THEREFORE, in consideration of the mutual promises and agreements set foxth hereln, and for other good and valugble

congidegntion, the teceipt and sufficiency of which ate hereby acknowledged, the paztiss hereby agree as follows:
1. IRBMISES. Seller ageees to sell and Buyet agtees to buy the Jand, building(s) and improvement(s) sitvated at 183 Brackett
Stieet, Porfland, Maine, and more patticulady described on Exhibit A attached heteto, togothet with any fixtutes and other itens
of real propesty situated theteon (collectively the "Pretmises"), desciibed as follows:
(Municipal Refereace: Tax Map 045 / Lot 39-40)
(Title Refetence: Book 12401 / Page 001 i the Cutabetand County Registry of Deeds)

@ Rersongl Property, No items of parsonal propetty aze included with the Premises. All petsonal propetty shall he
removed from the property ptiot to closing. Any pessonal propetty left on the Premisen following closiag shall be desmed
abandosed and of no value and tnay be disposed of at Buyer’s discretion, and any hills asgociated with the disposal shall be paid hy
the Selles, Except as othetwive set fosth in this paragtaph, Buyer and Sefler aptee that no porﬂon of the Purchase Price, defined
below, shall he atuibutable to any petsonal propesty.

{v) Eixtores, All fixtutes ate to be included in this sale, inclading any existing stotm windows and acreens, shades and/or
Dblinds, shuttees, curtain rods, and electrical and light fixtures, and appliances. :

2 PURCHASE PRICE, Subject to anty adjustaents and prosations hereinafter described, Buyer agtees to pay for the Premises
the sum of ' he "Puschase Price") payable as follows:
(®) Depostt, The sum of Ten Thousand Dollass ($10,000.00) (the "Deposit") shall be deposited with Bscrow Agent within

two (2) days of the effective date of this Agreement ("Bscrow Agent) a5 an eatnest money deposit to be credited against the
putchase price at the closihg, Seller's attorney shall act as Escrow Agent,

(b) Gasha Closing. The balance of the putchase p:ice“ahm be paid by

certified check ot bank caghier's check at the closing.

3, TIILLE. Seller shall convey the Premises to Buyer at the closing by waztanty deed, fiee and clear of all Lens and
encumbrances except customaty utility easements of secord which do not advessely affect the use OF the Prermises. In the event that
Selles Is mnable to convey title us aforesaid, Seller shall be given a teasonable petlad of time, not to exceed thirty (30) days fiom
Buyex's notice to Seller theteof (the "Cute Pariod"), in which to temedy any title defects, In the event that said defecta cannot be
coizected of: remedied within the Cure Petiod, ot in the event that Seller elects not to remedy same, the Deposit shall be tetuined to
Bupet and this Agreement will terminate. Notwithstanding any of the Forsgoing, Buget tmay, at Buyer's optlon, elect to close

regatdless of the existence of any such defects, by providing Seller with weltten notice of such election within ten (10) days
following the expitation of the Cuse Period,

4. CLOSING. The closing of thiy transaction shall take pluce on o befote, at buyer's election, “
(the "Closing Date"), at 10:00 a.m./p.m,, local time, at the following locstion: Buyer’s Attomney’s office oz, if the Buyer and the
Seller shall mutually agree in advance, at another time and place. At the dosing, Sellet shall execots and deliver to Buyer, agrinst
payment: qf the balsmce of the purr.haar. p:tca, a Waﬂ‘mtyDeed to the Premises with full Warraniy Covenants, '

extéoil G, closlag date by, P provided it

@ The fol.lowmg items shall be ptmabed as of the transfes of patking and rental lacome, if any, title fuel cily seny

association fees; and real estate taxes, Metered utilities such as electricty, water and sewet will be paid through the date of closing
by Seller; .

5,



(b) The Maine teal estate transfet tax shall be paid by Seller and Buyet in accordance with 36 MLR.S.A. § 4641-A.
(© The tecording fee for the deed of conveyance and any expenses related to any mortgage which Buyer may grant to »
‘lender in cqnnecﬁon with this transaction shall be paid for by Buyet. ] )
{d) A portion of the puschase price shall be withheld by Buyes at closing if tequited by 36 MR.S.A. § 5250-A,
() Seller agrees to pay §0 towards purchaser's closing costs.

6. POSSESSION. Sefler shall deliver possession of the Premises to Buyet at the closing, free of all personal propety,

tenancies or occupancies by any person, unless otherwise agreed to in writing by Buyer and Selles.
7. SK 35, ! 18}

leases,

() Al tisk of loss to the Premises and sald pessonal bropesty ptiot to the closing shall be on Sellet, and Seller shall keep the
same insured against fite and other extended covetage risks uatl the closing,

(b) In the event that, prios to the closing, the improvaments which are patt of the Premises ate destroyed og, in the

teasonable opinion of Buyet, substantially damaged, Buyer may either (i) tetminale this Agreement and tecelve back the Deposit, ot
(il) accept the insuance proceeds payable by reason of such damage or destruction and close fhis transaction notwithstanding the
sams,
8 BUYER INSPECTION, Buyer ot its agents may eatet the Promises at all weasonable times priox to the closing in order to
inspect the same, Buyer may conduct a walk through inspection of the Premises within 24 houss priot to the Cloglng Date to
determine whether the Premises meet the conditions hegein. Buyet's inspection of the Pramises, pursuant to this pasugraph, shall
not be deetmed a walvet of any of the tepressntations and watianties made by Selles hevoundes, .

2 TTON TO CLOS

The obligation of Buyer to close is subject to

) DiieDiligence; Bugee shall Hove 90 duys: From e cffeetive date: to-ohityie: confisiition, sadefutoty toBuyes, that the
property-wilkdocommédats itspiopused duvelspmentind thattheee yro wailtorimintal conceons, Wiuyer ie-noeso satiifled,
Buyer may-dediare this:Agrecnient ndl sad vdidhy, notifying Sellotin witing withii the-specified Hime perivd sid any-eirnait
mongy chall be retuued to Buyer, 1£'Huyer does 30 notify Seller Within the fime petiod set forth above, thls contingency is watved
by Buyer, Seller, upon 24 hours advance notice, shall allow any and all environmentsl testing of the propetty provided any property
distusbance is.1epsired,

Pj- " (B éllento provide Bugee within: ten daps of thieofitmive dae e following

S M Tayrs, notices, Tises il omuils seat 0 itived from the City of Postland within forty-sight (46) months

Jiors, notices, faxes and ¢y seut to of teceived from any person, entity or oiganization within foxty-eight

)

{48) moniths from the.4 Mg

MWisgos; (éen and emedls sent to of received from any state or fedetal agency or department within
forty-elght (48) months from the ¢f@bjve date;
- v, Al surveys pf e Pmml _
24 wrid/ot Bndlngs concening the Premises;
vi. Anyyefiial repotts, lattets, migmgintdim,gr communteations concerning any hazardous conditiosns concerning
jfj; but not limited to, environmental songe i

10.  DEEAULT: REMEDIES In the event of defavlt by Selles, Buyer shall have alt remedies available at law and equity, In the

event that Buyer defaults in the performance of its obligations under this Agzeement, Seller shall tetain the Deposit as full and

complete liquidated damages in lieu of any other legal or equitable temedy, and this Agreement will tesminate and neither pasty will
be under any fusther obligation hereundes,

11, BROKERAGE,

Thete is no teal estate broker involved in this teansaction

BT




12.  OFEER AND ACCEPTANCE, ‘This Ageeement when submitted to Seller with Buyer's Deposit shall constitute an offer
which must be dccepted by Seller within two (2) days or expire by its tetrns, time being of the essence,
13, DISPUTE. Any dispute of claim ailsing from or relating to this Ag:eement:or the Ptemises shall be submitted to binding

atbitration in accordatice with the rules of the American Arbitration Association, which shall take place in Pottland, Maine. ‘This
clause ghall survive the closing,

14. LREPRESENTATIONS AND WARRANTIES OF SELIER. Seller represents and wartants to Buyer that, to the best of

Seller's knowledge, thete is no existlng violation of any envitontmental law, ordinance, or regulation applicsble to the Premises,
inchuding without lnitation any viclation concesming haza edous, toxic,

15 MISCELIANHOQDS.

(9  Time Time is of the essence of this Agrepment.

{(®) Notices. All notices, demands and other communications hereunder shall be in wiiting and shall be deemed to have
been duly given on the date of service if setved pessonally on the patty to whom notice is o be given, ot o the first business day
after mailing if mailed to the party to whorm notice is to be piven by fizst class mail, postuge prepaid, segistered ot cetified, rotuen
tecelpt requented, to the address set forth in the fitst patagtuph of this Agrsement, unless otherwise indicated as follows:

ot wasts substances or materizls on the Premises.

TO SELLER;
TO BUYER: i el e

Bither parly may change its address for purposes of this aubparagmi)ﬁ by giving the ofher patty hotice of the new address in
the mannet described herein,

()  BEffective Date, This Ageeement is # binding contvact when signed by both Buyer and Seller and when that fact has
been commutlcated which shall be the Effective Date., Except a3 expressly set forth to the conteaty, the use of the temm “days” in
this Agreement, including all addenda made n past hereof, shall menn business days defined as excluding Satuedays, Sundays and any
observed Meine State/Fedetal holidays, Deadlines in this Agreement, including all addends, cxpresses a8 “within X days” shall be
counted from the Efffective Dato, unless another starting date is expressly set forth, beglnning with the fitst day after the Bffective

Date, ot such other established stazting date, and ending at 5:00 p-m. Bastera Time on the last day counted. Unless expressly stated .

to the conteasy, deadlines in this Agreement, including all addenda, expressed as a specific date shall end at 5:00 p.m. Hastetn Time
on such date, ‘

(d) Baotie Agreement This Agreement constitutes the entite agreement between Seller and Buyer and there ate no
agreements, undetstandings, wastanties ot sepresentations between Buyer and Seller except a6 set forth hiesein,

(&)  Binding Effect, This Agreement will Inute to the benefit of and bind the rénpuctlve heirs, persosal saptesentatives,
snccessoss and asalgns of Seller and Buyer,

(®  Identical Counferparts. This Agreement may be simultancously exscuted in any sumbes of counterparts, each of
which when so executed and deliveted shall be deemed an osiginal, but all of which together shall constitute one and the same
instrument.

{&) Authodeation, The parties authosize the disclosute of the tetsns of this Apgtecment to any attorney, title company,
appraiset, lendes, insutwnce agent, inspector, musicipal officer, or other petson(s) who tomy facilitate the closing of this transaction,

(h)  Constroction. As used in this Agreement, the singular aumber shall include the plusal, the pharal the singnlar, and the
uge of one gender shall be deemed applicable to ull gendess.

)  Choice of Law. This Agreement shall be governed by and consttued it accordance with the laws of the State of
Maine, ;

()  Severability, If any provision of this Agteement is detenmined to be lnvalid of unenforceable, it shall not affect the
validity ot enforcement of the remaining provisions heseof,

(k) Vemme and Jouigdiction, The parties agtee that venue and jusladiction for any Htigation atising out of, related to, or
tegarding the validity of, this Agreement shall lie in the County of Cumbesland, State of Maine,

O Amendments This Agreement shall not be amended except by wiitten instrument execnted by Selles and Buyer,

(m) Assignmept. This Agreement shell not be assigned by Seller except with the written consent of Buyer.



(W)  Swwival. The patties' obligations under Section 14 of this Agreement shall susvive the closing of the purchase and
sale of the Premiscs,

(0)  Addendum(s) or Attachinent(s): None ' '
®  Quber Tetms or Conditions: None

B-'i’?%i];ﬂij}g,;])clawjJ-ﬁg}}i; i (o)agree o puipbiasiethe- Presnises upos: e
71 -

DATE ]},

AL

DATE Buyes/Print Name: s} JD—;"'“"" €\ thy Soc. Sec. #

i #l’(miﬂ this Agreement,

Soe Bee

,B@fﬁﬁg‘?ﬁgih@bﬁ,{fﬁq "Sellanctents e o‘t‘fga,;iift'}iﬁd‘ﬂﬁyﬁt@) nadaghecyito.sall-and. defiver: tie pramlsei upos- e alsove fering: aud
wonllionin'this Ayiéig .

-

Hon. See

AR | Py

DATR

Soc. Sec, #
M ROMEAGENT: Bactow Agent by executing this Agreement agtees to hold the Deposit in a/an
Interest| ] dtbéntlog Biidk account to be disbursed n accordance with the tetms of this Agreement,

DATE | Esctow Agent/ Paint Name:



Attachment B

WRITTEN STATEMENTS
PRELIMINARY SITE PLAN APPLICATION REVIEW
WEST END PLACE
PORTLAND, MAINE
OCTOBER 9, 2012

e General Summary of Existing and Proposed Easement or Other Burdens

The boundary and existing conditions survey prepared by Nadeau Land Surveys
(dated 8/20/12) indicates an existing Portland Water District easement located
adjacent to the existing buildings on-site. The applicantis in the process of
confirming that this easement was only for service to the building that will be
demolished.

e General Summary of Significant Natural Features Located On Site

To the best of our knowledge, this site has no unusual natural areas, wildlife and
fisheries habitats, archaeological sites or other existing significant natural features,
as defined in Section 14-526 (b) 1 of the Land Use Code.

e Request for Waivers from Individual Site Plan and / or Technical Standards

We formally request waivers to the following Site Plan Standards (City of Portland Code
of Ordinance Chapter 14 Land Use, June 21, 2012):

Section 14-332 (a) 3 (a) and (c) — OFF-STREET PARKING — RESIDENTIAL
DEVELOPMENTS ON PENINSULA

Section 14-332 (a) 3 (a) states that one (1) parking space is required per residential
unit. The ground level parking layout provides 34 parking spaces for the proposed 39
residential units. The proposed layout maximizes parking by combining standard and
compact spaces with reduced aisle widths. We request a waiver from the off-street
parking standard for five (5) parking spaces.

For Section 14-332 (a) 3 (c), we respectfully request the planning board find the
number of proposed parking spaces sufficient for the scope of this project. This
section states that leniency by the planning board is possible in the event that a
residential project establishes a travel demand management (TDM) program and is in
close proximity to public transit. ATDM is in progress for this project and public transit
is conveniently located within a % mile of the proposed development.



City of Portland Preliminary Level lll Site Plan
Written Statements

West End Place

October 9, 2012

Page 2 of 3

Section 14-526 (a) 4 (a) (iv) — PARKING

This section states that all parking spaces and aisles shall comply with the dimensional
requirements of the City’s Technical Manual. Proposed parking spaces (both standard
and compact) are consistent with these standards, but proposed aisles are 22" wide,
rather than the required 24’ width. We believe this width to be adequate because of
the anticipated low volume use, assigned parking and infrequent turnover of
residential parking spaces. A turning template exhibit is included with this document,
indicating that the provided aisle width will work for both standard and compact size
vehicles. This configuration of parking and aisle width provides adequate maneuvering
room for vehicles, and therefore we request a waiver to the aisle width standards,

both as part of the Site Plan and Technical Standards.

Section 14-526 (b) 2 (b) (iii) (a)- LANDSCAPING AND LANDSCAPE PRESERVATION

This section states that 1 street tree per residential unit is required. Currently, there
are four (4) existing street trees along Bracket Street and one (1) along Pine Street.
Based on the required spacing for new trees of 30 to 45 feet on center, the frontage
of this property is not sufficient to meet the requirement. Six (6) new street trees
are proposed, as indicated on the Site Plan. We are seeking a waiver from the
number of new street trees to be planted on the premise that the spacing and
number of trees required for a development of this scope cannot physically fit along
the property’s frontage.

We formally request waivers to the following Technical Standards (City of Portland
Technical Manual, May 11, 2010):

1.14. PARKING LOT AND PARKING SPACE DESIGN

This Section indicates that parking lots with more than 10 spaces may be comprised of
up to 20% compact parking spaces. On the proposed Site Plan, we are providing a
total of 34 parking spaces, 50% (17 spaces) of which are compact. We request a
waiver to the Standards to allow the 17 compact spaces.

Parking Lot aisle widths are indicated in Figures I-28 thru 1-31 of the Technical Manual.
We are providing an aisle width of 22 feet, as stated above, which we believe to be
adequate because of the low volume use, assigned parking and infrequent turnover of
residential parking spaces. We believe this configuration of parking and aisle width
provides adequate maneuvering room for vehicles, and therefore request a waiver to

the aisia width Tachnical Standard, as discussed above



City of Portland Preliminary Level Ill Site Plan
Written Statements

West End Place

October 9, 2012

Page 3 of 3

Summary of Requested Waivers:

Shortage of 5 parking spaces

Reduced parking lot aisle width of 22’

Reduced number of street trees to be planted

Allow 50% of parking spaces to be for compact vehicles

BN

Additional Information Regarding the Preliminary Site Plan

AREA TRANSIT

Greater Portland Metro Bus Route #8 provides bus service to the West End
neighborhood. There are stops at the intersection of Congress and State Streets
(approximately 1/10 of a mile from the corner of Pine and Brackett Streets) and at the
intersection of Pine and West Streets (approximately 400 feet from the corner of Pine
and Brackett Streets). These bus stops, as well as the others along the #8 route, are
denoted by yellow signs. Due to the extremely close proximity of this site to the
established bus route and identified bus stops, we feel public transit is readily
accessible from the proposed site. Therefore, no new transit facilities are provided.

BICYCLE PARKING

Bicycle parking is provided, consistent with the City’s Technical Standards, for both the
residential and retail uses proposed on-site. The 14 bicycle spaces required for 39
residential units are located behind the parking lot. Access will be through the
building or overhead garage door. Parking for an additional 4 bicycles is provided in
the sidewalk, near the largest proposed retail space. Because the garage will be
access-controlled, we feel sidewalk bicycle parking would be most convenient for retail
customers.
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Jennifer Williams

T T A R b et b L i ]
From: Tom Ridge
Sent: Monday, October 01, 2012 3:42 PM
To: Jennifer Williams
Subject: Re: Bus stop near Pine & Brackett Streets?

In your area, there are yellow signs signifying bus stop locations every few blocks.

Tom Ridge

Asst. Transportation Mgr./Safety Officer
Greater Portland Transit District
207-774-0351

207-310-1889

tridge@gpmetrobus.com

--—-- Original Message -—-

From: Jennifer Williams

To: Tom Ridge

Sent: Monday, October 01, 2012 3:13 PM

Subject: RE: Bus stop near Pine & Brackett Streets?

Thank you, that is very helpful. Are the bus stops in this area are noted with signs or do they have shelters?

Thanks again.

From: Tom Ridge [mailto:tridge@gpmetrobus.com]
Sent: Monday, October 01, 2012 3:06 PM

To: Jennifer Williams

Subject: Re: Bus stop near Pine & Brackett Streets?

Hi Jennifer,

If you are headed to Maine Medical you would need to wait in front of Local 188 at Congress St. and State St..
Heading in the direction of downtown, the nearest stop is at Pine St. and West St. at what is known as the old Butler
School. The timepoint on the schedule to follow is the Maine Medical column.

Thank you,

Tom Ridge

Asst. Transportation Mgr./Safety Officer
Greater Portland Transit District
207-774-0351

207-310-1889

tridge(@gpmetrobus.com

----- Original Message -----

From: Jennifer Williams

To: tridge@gpmetrobus.com

Sent: Monday, October 01, 2012 2:44 PM
Subject: Bus stop near Pine & Brackett Streets?

Tom —
Could v tell me where the rlosest bus stop is ic the intersaction of Pine Street and Brackett Street in the West
{ £nd? I baliave it is Gus #8 tha? zoes throusgh that zr=a, but couldn’t tell rom the inap on o1 website where T

|| closest stcu s to that intersectic.o.
i



Thanks,
Jen

Jennifer R. Williams, EIT
Blais Civil Engineers, PA
207-767-7300
www.BLAISce.com

Disclaimer- This email and any files transmitted with it are confidential and contain privileged or copyright information. You must not disclose, copy, distribute or
use the contents of this email if you are not the intended recipient. If you have received this email in error, please notify the sender immediately, and delete this
email message from your system.

RS}



September 29, 2012

West End Place, Portland, Maine

Zoning Assessment

Zone: B1 Neighborhood Business Zone 14-161

Attachment ¢

RYAN SENATORE ARCHITECTURE

CBL: 045 E039001, E040001, E041001, E042001, E050001

Street Address: 183-189 Brackett Street
Lot Size: 0.40 acres = 17,388 sf

Uses Allowed: Any residential use permitted in the residential zone abutting the property,
Business, Retail. Conditional Use: Restaurants meeting specific requirements

Dimensional Requirements:

Required Provided
Minimum Lot Size (Residential, Retail, Restaurant) None 17,388 sf
Minimum Street Frontage 50 feet 72.9 feet
Maximum Front Yard 10 feet 1 foot
Front Yard Setback None 1 foot
Side Yard Setback 10 feet” 10 feet”
Rear Yard Setback 20 feet* 28 feet
Maximum impervious surface ratio 90% 87.4%
Minimum Lot Width None 65 feet
Maximum building height 45 feet 43 feet
Maximum first floor area for multi-tenant bldg. 10,000 sf 3,329 sf
Maximum lot area per dwelling unit 435 sf 466 sf (39 units)

* At abutting first floor residential use, other wise none required




RYAN SENATORE ARCHITECTURE

Off-Street Parking requirements:

Required Provided
Residential Use: 1 space per dwelling unit 39 spaces 34 spaces
Retail: 1 space per 200 sf in excess of 2000sf None (1,990 sf) None

B1 Business Zone Design Guidelines Apply

The proposed project meets all zoning requirements of the B1 zone above
with the exception of parking spaces, we are preparing a Traffic Demand
Management plan which outlines why we are proposing 34 onsite parking
spaces for 39 dwelling units. '



Attachment D

Willom §. By, PE.
235 Bancroft Street
Portland, Maine 04102
Phone (207) 774-3603
trafficsolutions@maine.rr.com

October 6, 2012

Preliminary Traffic Assessment
Proposed
West End Place

INTRODUCTION

Redfern LWS, LLC is proposing development of a multi-use project on Brackett Street at the
intersection of Pine Street. Present uses on the proposed site include 45 to 50 surface parking spaces and two
small vacant buildings. The proposed multi-use project will include 39 residential apartment units (24 one-
bedroom and 15 two-bedroom units) and approximately 1,990 square feet of retail space. A total of 34 parking
spaces are provided on-site, which includes a mix of full and compact car spaces.

The proposed site design consolidates the three existing driveway openings to a single opening located
approximately 125’ from the Pine Street intersection.

This document, which responds to direction received from the City’s Traffic Consultant, estimates the
peak hour trip generation of the proposed project during typical weekday AM and PM peak travel times,
reviews existing roadway safety conditions adjacent to the site, and provides an assessment of vehicle sight
distance at the proposed driveway intersection with Brackett Street.

A finalized traffic assessment, which will include peak hour traffic data for the Pine Street/Brackett
Street intersection, will accompany the final project submission.

SITE TRAFFIC

The eighth edition of the Institute of Transportation Engineers (ITE) “TRIP GENERATION" manual
was used to determine the volume of site trips generated by the proposed multi-use project. The ITE publication
provides numerous Land-Use categories and the average volume of trips generated by each category. The
following Land-Use categories and trip rates were used in that effort:

Land-Use Code 220 - APARTMENT

Weekday Street Peak Hour — AM Peak = 0.51 trips/dwelling unit

Weekday Street Peak Hour — PM Peak = 0.62 trips/dwelling unit

Weekday AM Peak Hour — Generator = 0.55 trips/dwelling unit

Weekday PM Peak Hour — Generator =0.67 trips/dwelling unit

Land-Use Code 814 — SPECIALITY RETAIL CENTER

Weekday Street Peak Hour — AM Peak = Retail sites typically closed during this period
Weekday Street Peak Hour — PM Peak =2.71 trips/1,000sf area  __

Weekday AM Peak Hour - Generator = 6.84 trips/1,000sf area

Weelkdav PM Peak Hour - Zenerat: = 5.02 tripz/1,000sf =rea

Table ! rovides = summai - of trip :;zneratic  “or the ; -oposed roject:



Table 1

TOTAL TRIPS GENERATED BY PROPOSED SITE USES

Time Period Apartment Retail Total Trips
Units Area
AM Street Peak 20 0 20
PM Street Peak 24 5 29
AM Peak Generator 21 14 35
PM Peak Generator 26 10 36

Accordingly, the proposed project can be expected to generate a low of 20 vehicle trips during the
morning peak commuter hour and a high of 36 trips in the PM peak hour of the site, which likely occurs in early
afternoon.

EXISTING SAFETY CONDITIONS

The Maine Department of Transportation’s (MaineDOT) Accident Records Section provided the latest
three-year (2009 through 2011) crash data for the portion of Brackett Street between Spring Street and Carleton
Street and the section of Pine Street from Winter Street to West Street. MaineDOT’s report follows:

2009 through 2011 Accident Records

Location Total Critical Rate
Accidents Factor
1. Brackett Street (@ Spring Street 2 1.08
2. Brackett Street (@ Pine Street 5 231
3. Brackett Street (@ Walker Street 1 0.00
4. Brackett Street btw. Spring Street and Spruce Street 2 1.69
5. Brackett Street btw. Gray Street and Pine Street 3 1.24
6. Brackett Street btw. Dow Street and Walker Street 3 1.74
7. Pine Street @ West Street 1 0.94
8. Pine Street btw. Winter Street and Brackett Street 3 2.45
9. Pine Street btw. Brackett Street and West Street 3 1.97

The MaineDOT considers any roadway intersection or segment a high crash location if both of the
following criteria are met:
e 8 or more accidents
e A Critical Rate Factor greater than 1.00

As the data presented in the table shows, the incidence of traffic crashes for the noted sections of both
Pine and Brackett Streets are well below MaineDOT’s criteria for identification of a high crash location.

VEHCILE SIGHT DISTANCE

The City of Portland’s Technical Standards require, where driveways enter an existing street, that
vehicle sight distance conform to standards established by the Maine Department of Transportation as contained
in their publication, Chapter 299, HishwayeDriveway and Entrance-Rules.. The stated standards are as

follows:



Sight Distance Standards

Speed Limit Sight Distance
25 mph 200 feet
30 250
35 305
40 360
45 425
50 495
55 570

Vehicle sight distance was carefully considered in the design of the project’s driveway entrance onto
Brackett Street. The proposed design recommends that public on-street parking be prohibited within 25-feet of
the proposed driveway entrance to ensure that vehicles exiting the parking garage can safely observe vehicles
approaching in either direction along Brackett Street (The City’s general standard maintains a minimum parking
restriction of 5-feet - Ord. 28-53b). The proposed parking restrictions provide acceptable sightlines for vehicles
exiting the proposed garage onto Brackett Street, based upon a roadway travel speed of 25mph, the assumed
speed limit on Brackett Street.

SUMMARY .

1. The proposed multi-use project site can be expected to generate a range of 20 to 29 vehicle trips
during the identified peak travel periods of a typical weekday.

2. MaineDOT’s most recent traffic crash report (2009 through 2011) for the section of Brackett Street
between Carleton and Spring Streets and the portion of Pine Street from Winter Street to West Street
indicates the frequency of crashes is considerably below MaineDOT’s criteria for identification of a
high crash location.

3. The proposed site design incorporates special parking restrictions on Brackett Street adjacent to the
access driveway to ensure that acceptable vehicle sightlines are provided for vehicle operators
exiting the proposed on-site parking garage.



Attachment E

alS

civil engineers

PRELIMINARY STORMWATER MANAGEMENT REPORT
WEST END PLACE

PORTLAND, MAINE
October 9, 2012

INTRODUCTION

The subject property (the Site) is located at 183-189 Brackett Street in Portland, Maine.
This report discusses the Site’s existing and proposed hydrologic conditions and the
stormwater quality treatment measures that will be implemented to mitigate
stormwater impacts from the project. Prior to submitting this report, we met with the
City of Portland Engineering Department to discuss the project and approach for
stormwater management.

The Site is approximately 17,388+ square feet and is currently paved and gravel parking
lots accessed by three separate brick driveways from Brackett Street. There are two
existing structures: one 1-story building and one 1.5-story building. The owner proposes
to construct a 4-story, mixed-use building on the property. The building will consist of
retail space and surface parking on the ground floor and 39 residential units on the
floors above. This report discusses the Site’s hydrological conditions and compares
stormwater runoff between existing and proposed conditions.

EXISTING SITE CONDITIONS

The existing structures on Site have a footprint of 2,389+ square feet. The remaining
14,999+ square feet include a concrete pad, brick driveways and asphalt, and gravel
parking areas. Topography is relatively flat in the northeast corner of the Site and then
generally slopes southwest toward Brackett Street.

Currently, there is no closed drainage on this property, and runoff typically sheet flows
to Brackett Street where it continues along the gutter line to a catch hasin at the
northeast corner of the Pine and Brackett Street intersection. This catch basin is
connected to the City’s combined sewer system, which at this location, is a 15” vitrified

clay pipe.



Stormwater Management Report
West End Place - Portland, Maine
October 9, 2012

Page 2 of 3

PROPOSED SITE CONDITIONS

Redevelopment of the Site includes a new 10,927+ square foot parking lot with a closed
drainage system of catch basins and pipes connected to the City’s combined sewer
system through a new drain manhole in Brackett Street. Area between the proposed
parking lot and the property line will be landscaped with trees, shrubs and groundcover.
In addition to the proposed work on Site, the brick sidewalk adjacent to the property on
Pine and Brackett Streets will be reconstructed with Pine Hall Pathway pavers, new
bicycle racks, and street trees consistent with City of Portland standards. The existing
brick driveways will be replaced by a single site entrance for vehicles.

Roof runoff will be collected through two separate roof drains and directed into catch
basins. A roof leader will be added between the western corner of the building and the
existing catch basin at the corner of Pine and Brackett Streets. A second roof leader will
be added at the northern corner of the building and will be connected into a proposed
catch basin in the parking lot.

These proposed changes to the site will result in approximately 2,185+ square feet of
pervious area equaling 12.5% of the Site. The quantity of stormwater runoff will be
reduced due to the overall reduction in impervious area.

WATER QUALITY

The Site currently has no apparent stormwater mitigation. All construction will be in
accordance with the most current Maine Erosion and Sedimentation Control Best
Management Practices. These measures will include as necessary temporary and
permanent seeding, temporary sediment barriers, drainage inlet and outlet protection,
and a construction entrance. Proposed catch basins will be equipped with hoods to help
separate possible oil and debris from parking lot runoff and 3-foot deep sumps to trap
heavier sediment
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CONCLUSIONS

This project will use long-term and short-term erosion control measures as well as
stormwater quality treatment measures that will mitigate environmental impacts from
stormwater. This project will have no significant adverse impacts on downstream
properties as a result of stormwater.

This report was prepared as part of the overall West End Place Preliminary Site Plan
submission to the City of Portland’s Planning Board. Final plans and more detailed
stormwater information will be included with the Final planning board submission.

BLAIS CIVIL ENGINEERS

Steve G. Blais, PE
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November 6, 2012

Shukria Wiar

Planner

City of Portland Maine
389 Congress Street
Portland, Maine 04101

Re: West End Place

The proposed building to be located at the corner of Brackett
and Pine Streets in Portland's West End is a mixed-use project that
will provide 39 residential apartments and a first floor retail use.
The project will continue the successful mixed use development
pattern found in the neighborhood and contribute to the already
vibrant community.

Prior to developing the building concept we spent much time
walking the streets of the West End, taking photos, analyzing
existing streetscapes, existing development densities, building
massing, forms, materials and textures. This approach allowed us
to develop a design concept that is grounded by the existing
neighborhood context but reflects our contemporary time.

A predominant element in the neighborhood architecture is
the projecting bay, mostly a multi-story element. These bays break
the scale of the building down, and create a sense of rhythm when
repeated as illustrated by the brick building on the corner of Emery
and Spring. The proposed building at Pine and Brackett takes cues
from this pattern and utilizes bays in a similar proportion, and
rhythm, to scale down the larger building fagade into vertically
oriented portions. These portions reflect a dense development
pattern found in surrounding neighborhood blocks.

Buildings in the neighborhood have a hierarchy and the first
floor is typically separated from the rest of the building in some
fashion by trim bands, contrasting colors, material changes, etc.
Two examples are buildings at Pine and State and West and Blyth
Ct., where the first floor is differentiated by a larger percentage of
fenestration than the floors above, as well as contrasting color trim
banding and detailing. West End Place project differentiates the
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first floor with color, material and fenestration density, in a similar
spirit as found in the neighborhood. The upper levels of some of
the larger three and four story buildings found in the neighborhood
are differentiated as well as a scaling device to relate to their
adjacent properties. The building at West and Carleton achieves
the scaling by contracting color and material. The Pine and
Brackett project differentiates the fourth floor in a very similar way,
scaling down the facade and relating to the horizontal datum(s)
established by its neighbor at 181 Brackett.

The West End is comprised of architecture of a diverse
material palate, from brick, painted wood, painted metal, stucco,
copper, granite, slate, etc. The materials are used in creative ways
to scale the buildings, highlight datum(s), highlight projecting
elements, and vary opacity. West End Place utilizes fiber cement
cladding panels in a color dominant throughout the neighborhood.
Fiber cement is a long lasting, low maintenance material that has
surface appearance not unlike a painted wood surface. We are
also proposing a brick masonry unit at the street level that has a
lighter warm gray color. The cladding at the fourth floor level is a
vertical standing seam metal panel with a charcoal color. Please
see the attached elevations and Material palate for more
information regarding the exterior design of the building.

We look forward to discussing the vision for West End Place at the
workshop meeting.

Sincerely,

Ryan Senatore, AlA LEED BD+C

Principal
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P.O. Box 8816
Portland, ME 04104
Office: 207-221-5746
Fax: 207-221-2822

October 31, 2012

Dear Neighbor:

Please join us for a neighborhood meeting to discuss our plans to build a new mixed-use
building at the corner of Pine and Brackett Streets (183-189 Brackett and 40 Pine). The
building consists of 39 residential apartments and 2 retail spaces.

Meeting Location: Reiche Comm. Center (Downstairs), 166 Brackett Street
Meeting Date: Thursday, November 15
Meeting Time: 7:00pm

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 contact me at 207-221-5746 or
jonathan@redfernproperties.com. | hope to see you at the meeting.

Sincerel

Jonathan Culley
Redfern LWS LLC
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