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L INTRODUCTION

Maine Medical Center is proposing a major expansion of their Bramhall Campus. In order to proceed with
the development proposal, the applicant has requested and received a conditional rezoning. The
development parcels are currently zoned R-6 Residential and B-2 Business. A conditional zone agreement
for the site has been adopted by the City Council. The conditional zoning agreement provides specific
minimum setback relief and height limitation relief for some of the proposed structures as described in
Section IV below, and applies several conditions furthering the consistency of the proposal with the City’s
comprehensive plan and related public purposes and infrastructure.

A public hearing is scheduled on the proposed development, which consists of four principal elements that
expand the present Bramhall campus, including a proposed new 482-space parking garage, a four-story
obstetrical-gynecological wing (Charles Street Addition), a new central utility plant and a helipad for
emergency medical services only.

IL CONDITIONAL ZONE AGREEMENT

The City Council unanimously adopted the conditional zone agreement for the Maine Medical Center

project on April 25, 2005. A copy of the agreement, including exhibits is found in Attachment 1, Tabs A-
G. , v , -

IIL MAINE MEDICAL CENTER CHARLES STREET ADDITION FINDINGS

Site: The site is bounded by portions of Bramhall Street, Brackett Street, Wescott Street,
Crescent Street, Gilman Street and Congress Street.

Tax Maps: Tax Map 53, Block D, Lots 1, 2, 7, Block E, Lots 1, 2, 10, 13, Block G, Lots 1, 13.
Tax Map 54, Block C, Lots, 6, 10, Block D, Lots 6, 7, Block H, Lot 1.
Tax Map 64, Block C, Lot 1, 2.

Lot Size: 12.84 acres

Zoning: Conditional Zone Agreement applied to R-6 zone and allowing B-2 zone uses in the
retail space within the proposed new parking garage, with the addition of a Helistop
Overlay Zone on top of the existing parking garage.

Proposal: Charles Street Addition, 192,000 square feet, four stories; Congress Street Parking
Garage, 482 spaces, six levels, with elevator tower and approximately 1,400 square
feet of retail space on the ground level; Helipad, approximately 3,600 square feet on
top of the existing parking garage, connected to new elevator tower and bridge to
hospital; Central Utility Plant, approximately 4,000 square feet.

Building Heights: Charles Street Addition: 95 ft.; Congress Street Parking Garage 70 ft.; elevator tower:
approximately 140 ft.; helipad: approximately 120 ft.; Central Utility Plant: 45 ft.

Footprint: Charles Street Addition: approximately 30,000 S.F.; Congress Street Parking Garage _
27,300 S.F.; Central Utility Plant: 7,000 S.F.
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Total Area: Approximately 201,000 S.F.
Parking: 482 additional parking spaces proposed in new garage.

Land Uses: The Bramhall Campus of the Maine Medical Center is located adjacent to the Western
Promenade Park on the West End, and is otherwise surrounded by mixed residential
uses, and to a lesser extent medical office uses in the West End neighborhood. On its
western edge, the campus is adjacent to mixed residential uses on the opposite side of
upper Gilman Street, and medical offices and the former Eagles Club, now vacant on
lower Gilman Street south of Congress Street. Along its northern side on Congress
Street, the existing hospital garage faces MMC’s own Medical Office Building and its
own associated parking garage as well as some surrounding residential use, and very
limited commercial uses, including the vacant Sportsmen’s Grill. There are three
neighborhoods that abut the campus: the West End, Parkside and A Street/ Valley
Street neighborhoods. All are high-density, older, primarily residential
neighborhoods.

Iv. PROPOSED DEVELOPMENT

Charles Street Addition. The four-story Charles Street addition is proposed to occupy the site that is now
occupied by the vacant former New England Rehabilitation Hospital, located across Charles Street from the
Richards wing of the existing hospital. In conjunction with this element of the project, Maine Medical Center
is asking the City to discontinue Charles Street and realign portions of Brackett, Ellsworth and Wescott Streets,
to allow the addition to become part of and joined to the existing hospital. The conditional rezoning needs for
this element of the project consisted of relaxation of existing height limitations and minimum setbacks in the
R-6 Residential zone.

New Parking Garage. The proposed 482-car parking garage consists of six levels. It would be located on
Congress Street, adjacent to the east end of the existing MMC parking garage. Linking the two garages is a
proposed elevator tower. The elevator tower would serve the new garage and the proposed helipad on top of
the existing garage. The proposed garage would have a Congress Street entrance at the lowest level and a
Crescent Street entrance at the fifth level. Maine Medical Center’s (MMC’s) intent is that this garage will help
redirect much of the vehicular traffic that presently accesses the hospital from Bramhall Street down to
Congress Street. The existing visitors’ parking lot, referred to herein as the Vaughan Street parking lot, will
remain open and its landscaping and fencing improved. MMC’s conditional rezoning needs for this element of
the project consisted of relaxation of existing height limitations and minimum setbacks in the R-6 Residential
zone. Both the Planning Board and the City Council previously identified, and MMC has responded to, a need
to allow uses permitted in the B-2 Business Zone on the street level of the proposed new garage, which is
proposed in the R-6 Residential Zone. The proposed new garage will require the demolition of two residential
structures adjacent to the existing parking garage that now front on Crescent Street. This will necessitate
compliance with the housing replacement ordinance through a housing replacement plan.

Helipad. MMC proposes a helipad, to be located on top of the existing parking garage, to serve its trauma
center with improved emergency air transport of patients by helicopter. Emergency medical helicopter
transport currently uses the Portland Jetport, from which patients are transferred into an ambulance and driven
to MMC. The proposed helipad would allow for emergency medical helicopter transport directly to Maine
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Medical Center. From the helipad, the proposed elevator tower would allow patients to be brought down to an
enclosed corridor bridge over the loop road within the campus to the operating rooms or the emergency room.
The helipad is proposed within a Helistop Overlay Zone (HOZ) approved by the City Council as part of the
conditional rezoning agreement. The HOZ is centered on the helipad. It includes the adjacent elevator tower,
and is located almost entirely within the proposed conditional zone, as shown on the map of the conditional
zone and in Exhibit A within the proposed conditional zone agreement. The helipad proposal did not need to
seek relief from existing zoning district standards. However, because the helipad is proposed to be located on
top of an existing structure, relief from the setback and fencing requirements of the HOZ were also included in
the conditional rezoning. In addition, the conditional zone agreement explicitly supercedes section 14-409 of
the City’s Land Use Code, which contains outdated requirements for heliports that were adopted in the 1960s
and were based on FAA standards that were current at that time. The conditional zone agreement requires
MMC to comply with current FAA standards instead.

Central Utility Plant. MMC proposes to consolidate existing heating, cooling and gas management systems
now dispersed among the several individual buildings of the campus into one building. The proposed central
utility plant would be located on Gilman Street, directly opposite the intersection of A Street with Gilman
Street. The limited space available and the internal space requirements for this function led the applicant to
seek conditional zoning relief from height limitations for the proposed central utility plant building. In addition,
in responding to neighborhood and City staff concerns about the visual impact from the proposed structure’s
original fagade design, the applicant is proposing to apply a brick fagade that will necessitate up to 5 feet of
relief from the minimum setback requirement in the R-6 Residential Zone.

Reconstruction of Hospital Entrances. The existing entrances to Pavilion C and Pavilion A, presently off of
Brackett Street’s end and Charles Street, will be reconstructed to include a small handicapped parking area
and, in front of Pavilion A, a circular drive opening onto the relocated Ellsworth Street. Additional landscapmg
and seating and a new entrance canopy are also included.

Pocket Park at Ellsworth and Wescott Streets. The proposed realignment of Ellsworth Street between Brackett
Street and the new location of Wescott Street will cut diagonally across two now vacant lots at the corner of
Ellsworth and Brackett/Charles Streets. The resulting triangle is proposed to serve as a pocket park with
proposed seating and landscapmg It will be located directly opposite the proposed reconstructed hospital
entrance.

Vaughan Street Lot Landscaping and Sidewalks Plan. The addition of landscaping to the edges of the
Vaughan Street parking lot is proposed along with replacement of the deteriorating fence with a new more
attractive fence. In addition, MMC proposes to replace the existing rutted brick sidewalks along Vaughan,
Brackett, Bramhall Streets adjacent to the lot, and to create new brick sidewalk adjacent to the Chadwick side
of the lot.

Vacation of Charles Street, Relocation of Portions of Brackett, Wescott and Ellsworth Streets. In addition to
the demolition of the former New England Rehabilitation Hospital building, the Charles Street Addition will
require the land presently dedicated to Charles Street to be vacated, and the relocation and rebuilding of
portions of Brackett, Wescott and Ellsworth Streets and related sidewalks as shown on the site plans, and as
detailed on the Street Vacation, Acceptance and Land Transfers Plan.

Gilman Street Cul-de-sac Reconstruction for Improved Emergency Vehicle Access. In response to a request
from the Fire Department during staff level review of this project, Maine Medical Center will make
improvements to the existing intersection of its interior access road and Gilman Street. This intersection is
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adjacent to the Western Promenade in the rear of the hospital campus. The improvement has been requested in
order to allow for emergency vehicles to enter or exit the Maine Medical Center campus from the rear. This
would provide improved and alternate means of access to more parts of the campus. And it is important to
note that it would address what the Fire Department considers present deficiencies in emergency access options
needed to adequately serve the existing campus as well as the proposed improvements.

The applicant has provided a proposed plan for revisions to the street grading and ROW width for the
intersection of Gilman Street and the loop road through the campus. This plan includes new landscaping on a
1-to-1 slope on the new curve embankment, and a relocated existing footpath at the top of the new curve
embankment. The new plan for the top of Gilman Street is designed to meet specific measurements of the fire
apparatus that would be dispatched to MMC in the event of emergency.

The Gilman Street cul-de-sac presently includes some MMC land that was apparently conveyed to the hospital
with the discontinuation of Arsenal Street but never subsequently made part of the Gilman St ROW. The
reworking of the curve will necessitate cutting back into the edge of the Western Promenade Park, involving a
land transfer of City land between the park and the street ROW. Both land transfers are depicted on the Street
Vacation, Acceptance and Land Transfers Plan.

Pedestrian Access between Crescent and Congress Streets. To fulfill a condition of the conditional rezoning
agreement, MMC proposes to provide a dedicated public pedestrian access way between Congress Street and
Crescent Street, so as to provide improved pedestrian linkage between the two neighborhoods. This design is
slightly modified from that presented at the May 10™ Planning Board workshop. The glass stair tower remains
relatively unchanged, but to comply with the Americans with Disabilities Act (ADA), the enclosed exterior
horizontal walkway proposed earlier on the exterior of the garage is to be eliminated and replaced by pedestrian
access through the Crescent Street entrance/exit to the garage and along the interior of its east end.

Congress Street Sidewalk Reconstruction. Maine Medical Center proposes to reconstruct the existing sidewalk
from their eastern property boundary along Congress Street to the intersection of Gilman Street with Congress.
This will encompass proposed replacement brick sidewalk east of and directly in front of the new parking
garage, and replacement of existing concrete sidewalk with brick sidewalk in front of the existing parking
garage. Near the intersection of Gilman the proposed sidewalk is widened into a small pedestrian plaza that
will be cut into the existing grass knoll and include seating that will serve a proposed bus stop agreed to by
METRO. The existing bus stop just east of the east end of the proposed garage will remain at its present
location and this whole section of Congress Street will be served by two bus stops.

Concrete Sidewalks. In replacing sidewalks where the City’s brick sidewalk replacement policy is in effect,
MMC sought and received limited exemption from the requirement for brick sidewalks, in locations to be
determined at the time of site plan review, and which are now shown on the proposed site plan. MMC remains
concerned that the requirement for brick sidewalks presents the unusually high proportion of people with -
infirmities that limit their pedestrian mobility in the population that uses and visits the hospital with an
unwarranted degree of safety hazard when compared with concrete sidewalks.

Former Eagles’ Club Building Demolition. As a condition of the conditional zone agreement, MMC will
demolish the now vacant former Eagles Club building at the corner of A Street and Gilman Street, and loam
and seed the site.

V. OVERVIEW OF REMAINING PROJECT REVIEWS
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Maine Medical Center is now returning to the Planning Board for site plan review and related reviews that
their project needs to undergo. These include, in an order recommended by staff, the following;:

Conditional Use for Hospital Expansion in the R-6 Residential Zone

Conditional Use for the Parking Garage as a Use Replacing Housing

Plan for Preservation and Replacement of Housing Units

Site Plan

Site Location of Development _

Street Vacation, Acceptance and Land Transfers: Recommendations to the City Council

The remainder of this staff memo will describe the most recent submissions and staff review findings and
recommendations, and suggest motions for each type of review for the Planning Board’s consideration.

VL MOST RECENT SUBMISSIONS

In your packet you will find an 11 x 17 set of revised site plans, which should include Existing Conditions,
Site Plans, Grading Plans, Utility Plans, Landscape Plans and Lighting Plans. These are together as
Attachment 2. It should be noted that an earlier version of the site plan was submitted as Exhibits B1-22 in
the conditional zone agreement proposed by the Planning Board to the City Council in February 2005 and
is part of the April 25, 2005 conditional zone agreement as approved. The language of the agreement
anticipates that some elements of the site plan may be subject to further revision at the time of site plan
review by the Planning Board. These include, but are not necessarily limited to, the final design of the
parking garage facade and the specific delineation on the site plan of concrete sidewalk locations in the
public right-of-way immediately adjacent to the Maine Medical Center property.

You will also find a memo from Paul Gray detailing submissions and activities since the May 10® Planning
Board workshop, as Attachment 3. Mr. Gray may have additional elevation drawings to present at the May
31, 2005 public hearing. As of this writing final design details for the parking garage are being worked out
in dialogue with City staff, the applicant, and the applicant’s architect. '

Notices for the required neighborhood meeting prior to the site plan review public hearing were sent to 480
addresses and a legal ad appeared in the newspaper. The meeting was held at the Dana Center at Maine .
Medical Center on the evening of May 23, 2005. Four people attended. The invitation letter, the sign in sheet,
and the minutes of the meeting are together as Attachment 4.

An email from Penny Stevens, a resident of the area is included as Attachment 5.

A revised Alternative Transportation/Travel Demand Management Plan was also submitted that offers
responses to the possibility that the hospital might inadvertently be discouraging sharing of rides. The revised
plan is contained in Attachment 6.

VII. STAFF REVIEW

The proposed development has been reviewed by staff for conformance with the relevant review standards
of the subdivision and site plan ordinances. Staff comments and recommendations are highlighted in the
next several sections of this report that also include suggested motions relative to each of the reviews

remaining.
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VIII. CONDITIONAL USE FOR HOSPITAL EXPANSION IN THE R-6 RESIDENTIAL ZONE

The applicable standards for conditional use review are contained in Section 14-474 of the Land Use Code.
In addition, this particular conditional use — expansion of a hospital in an R-6 Residential Zone — must also
meet the standards of Section 14-137(c) that contained in the unnumbered paragraph and three sub-
paragraphs, a., b., and c., immediately following Section 14-137 (c) 8.

IX. CONDITIONAL USE FOR THE PARKING GARAGE AS A USE REPLACING
HOUSING

The applicable standards for conditional use review are contained in Section 14-474 of the Land Use Code.
In addition, Section 14-483 (e), the same section of the Preservation and Replacement of Housing Units
ordinances that invokes the requirement for both conditional use review and site plan review of the
replacement use on the original site of housing being replaced, contains additional standards for mitigation
of impacts of the replacement use.

X. PLAN FOR PRESERVATION AND REPLACEMENT OF HOUSING UNITS ,

The applicable standards for this review are contained in Section 14-483 (a) — (o) of the Land Use Code.
In July 2004 As part of the conditional zone agreement negotiation review, the Planning Board received a
staff memo from Wendy Cherubini, of Housing & Neighborhood Services that reviewed and made
recommendations concerning Maine Medical Center’s proposed housing replacement plan. For another
copy of the same review memo, see Attachment 7, containing Ms. Cherubini’s review comments and
recommended conditions of approval of the housing replacement plan. '

XI. SITE PLAN REVIEW

Neighborhood Meeting As documented above, this meeting was held on May 23, 2005.

Helistops with More Than Five Landings Per Month Are Subject to Site Plan Review MMC’s proposed
helistop is also subject to the standards in Sections 14-327 (a) (1), (2), and (5). The conditional zone
agreement exempted this helistop from Sections 14-327 (a) (3) and (4). ‘

Site Plan Review Standards The procedures and standards for site plan review that apply to this project are
contained in Article V, Section 14-521 through 14-526. More specifically, the review standards of 14-526
(a), as applicable, and the authorization of conditions of approval in Section14-526 (b) are the standards
the Board is authorized to apply under site plan review.

1. Traffic

Traffic Study: Gorrill-Palmer Consulting Engineers, Inc. (GPCEI) has prepared a traffic study which has
been for the Planning Board since early last year. Gorrill Palmer and the City’s Traffic Engineer, Tom
Errico, have corresponded at length concerning the findings of the Traffic Study. Attachment 8a. —d.
contains the latest correspondence, including recommended conditions of approval from Tom Errico.
Attachments 8c and 8d include recommended conditions of site plan approval for the Board’s
consideration. These include a traffic monitoring study at the garage entrance, MMC’s agreed upon
contribution to the signal upgrade at Bramhall and Congress Street, splitting the cost with the City, and
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including future emergency pre-emption technology in the upgrade, for when the technology becomes -
available. The Alternative Transportation/Travel Demand Management Plan should also help to keep
additional traffic impacts smaller than they might be otherwise.

2b.  Off-Street Parking _
Parking Study: Gorrill-Palmer produced a parking study for MMC which has been reviewed by both Tom

Errico, the City’s consulting traffic engineer and by John Peverada, the City’s Parking Manager.

Tom Errico has found the parking study to be acceptable. The Alternative Transportation/Travel Demand
Management Plan was developed subsequently to the Parking Study, and may help to reduce projected
parking demand by reducing the number of cars on the road in and around the Bramhall campus.

John Peverada’s concerns were largely addressed by the conditional zone agreement’s requirements that
the new garage accommodate contractors and vendors and be available for snow ban parking. For
additional recommended conditions of approval, see Attachment 9, John Peverada’s email of May 19,
2005. . :

3. Bulk, Location, Health, Safety Air

Because the proposed parking garage generates automobile exhaust and is cut into the side of a steep hill,
there is about 1 foot of clearance around the whole garage between it and the hill in order to allow for
ventilation.

MMC has planned the Central Utility Plant to save over $400,000 in annual operating costs through
greater efficiency due to centralization. MMC has recently received an update of its air emissions license
from the Maine Department of Environmental Protection in anticipation of these greater efficiencies and
reduced overall air pollution. See Attachment 10 for license cover sheet.

The applicant’s shadow study showed that there is mostly little or no increase in shadows from the bulk of
the new development, examining comparative shadow generation at the solstices. See Tab 24 of the Site

Location of Development application.

4, Bulk, Location, Height of Proposed Buildings

Building heights are detailed in Section III, above. The Central Utility Plant has proposed heavy screening
by spruce trees to limit its visual — possibly also limit its noise impacts.

The applicant’s architects, in consultation with the city and the neighborhood have worked the bulk of the
new parking garage on repeatedly, and a design concept has been approved by the City Council as part of
the conditional zone agreement.

However, the conditional zone agreement does not preclude conformity with the City’s Urban Design
Guidelines within the framework of the concept established by the City Council, particularly with respect
to those guidelines that apply to the first level of retail uses in the B-2 zone. The City’s urban designer is
preparing a memo, pursuant to the Board’s request that examines the degree of conformity with the Urban
Design Guidelines.

The proposed Charles Street Addition has its mass broken up somewhat by white lines and ample and
cantilevered panels of fenestration that extend outward from the surfaces.
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Landscaping plans also contribute to softening building masses in some locations.

5. Sewers, Stormdrains, Water

The site plan application materials include letters from the Portland Water District, Attachment 11, and the
Department of Public Works, Attachment 12, respectively that indicate there is adequate public water
supply and sewer capacity to serve the proposed development. There is also a statement, Attachment 17,
on how MMC plans to handle solid waste disposal. The City Engineer has been working with the
applicant to locate and evaluate Stormdrains. Steve Bushey, the City’s consulting stormwater management
engineer has produced a review memo, Attachment 13, which includes recommended conditions of
approval.

6. Landscaping and Existing Vegetation

The landscaping plan includes extensive plantings as shown on the landscape plans in the revised site
plans. The City Arborist, who has provided a memo with recommended improvements, in Attachment 14,
has evaluated the plans. The landscape plan serves to beautify as well as buffer, with the buffering function
strongest in front of the Central Utility Plant, and with substantial additional plantings in front of the
existing parking garage. '

7. Disturbance of Vegetation.

For the most part the plans include replacement of disturbed vegetation with landscaping or construction.
The landscaping behind the saved trees areas delineated on the Gilman Street landscaping plan is
somewhat indefinite though, and the City Arborist recommends better definition of the plan in this steeply
sloped area, and consultation with City Arborist to best determine how to replace what is shown on the
plan as to be removed. '

The Plan does not address protection of vegetation from further erosion along existing desire lines worn
into the grass near the top of Gilman Street.

8. Soils and Drainage
See Attachment 13.
9. Exterior Li ghting

Lighting fixtures selections and lighting plan sheets have been been prepared, and will be reviewed prior to
the May 31* Planning Board meeting.

10. Fire

The site plan will improve access to MMC in a way that is needed and has been for needed for years. By
improving Gilman Street, fire apparatus will be able to reach MMC from two directions, not just from the = -
Crescent street side. Deputy Chief Shutts describes other fire protection aspects of the proposed .
development in Attachment 15, along with proposed conditions of approval.

11. Integration with City Infrastructure and Utilities

MMC has agreed to contribute $65,000 to signal replacement at Bramhall and Congress in a manner that
will be compatible with future signal pre-emption technology should it become available. The Verizon
facility at the location of the east end of the new garage is in the process of being integrated into the garage

ONPLAN\DEVREVWABRAM22\PBREPORTS5-27.DOC V 9



design. The proposed sidewalks along Congress Street replace concrete with brick for about half their
length and will join to the new sidewalk recently installed by the City. Two Metro bus stops will serve but
not interfere with access to the new parking garage.

17. Information Required Submitted; Compliance with Applicable Code

The City still has not received the final designs for the new parking garage facade, retail space, pedestrian
plaza, pedestrian access way and stair tower. Currently the plans we have received remain conceptual and
sometimes contradictory. Final designs showing colored elevation views have been requested but not yet
received.

18. Historic Landmarks, Districts, and Landscape Districts

This project is within 100 feet of a Historic Landscape District where the Gilman Street cul-de-sac is
adjacent to the Western Promenade Park. Early on in the development review process, staff evaluated the
impact of the revised road alignment, grading and landscaping on this District and determined it to be very
limited and not visible at all from the Western Promenade itself.

The Vaughan Street lot is also adjacent to Historic Landmark, McGeachey Hall which is also part of a
Historic District across the street. Staff note that the present plan for the retaining wall within the lot
includes use of cultured stone material, and see this as incongruous to the character of the area, including
the portions of the existing retaining wall which do not need to be rebuilt. Staff recommends requiring the
use of natural stone for material, rather than cultured stone. Staff also recommends that the Board require
that both the selection of material and the technique used for its installation be carefully evaluated
beforehand so as to match existing construction techniques and completed appearance in the District.

20. No adverse impact on natural or water resources; stormwater quality.
e See Steve Bushey’s memo, Attachment 13.

22. Signs. ,

The only signs proposed are way-finding signs. Among these is a large rectangular sign that is proposed to
stand on end at the Bramhall Congress Street intersection, directing people to the hospital. It is being
examined to determine whether it poses a traffic hazard by interfering with sight lines. Many other signs,
shown on the site plans are much smaller directional signs, and they are sometimes in the public ROW
where license agreements with the City will be needed. '

217. Development located in B-2 and B-2b zones.

See Carrie Marsh’s memo, Attachment 18, which provides description, comments, evaluation of the
parking garage and its retail space in view of the Downtown Urban Design Guidelines and proposed -
conditions of approval for

XII. SITE LOCATION OF DEVELOPMENT
See Volume 2 of MMC'’s January 2004 application for zoning amendment (Site Location application)

XIII. STREET VACATION, ACCEPTANCE AND LAND TRANSFER PLAN
RECOMMENDATIONS TO THE CITY COUNCIL

- See Attachment 16. This plan must be approved by the City Council to authorize the changes shown on it,
which are in turn crucial to the proposed improvements. The Planning Board is charged with making
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XIV. MOTIONS FOR THE BOARD TO CONSIDER

On the basis of plans and materials submitted by the applicant, public comment received at the

public hearing and the information contained in Planning Report # 35-05 relevant to standards for
subdivision and site plan regulations, and the Portland Planning Board finds:
) %4\{

1. That the proposed expansion of a hospital in the(]@-6 Residential Zorg [is or is not] in ~;
5 20 conformance with the conditional use standards of the land use code, subject to the

following conditions: @
A

2 That the proposed replacement of housing with a new parking garhge [is or is not] in
70 conformance with the conditional use standards of the land use code, subject to the
6 following conditions:

3. That the proposed plan for preservation and replacement of housing [is or is not] in

prop p p : g
D conformance with the requirements Preservation and Replacement of Housing Ordinance
) N’ of the land use code, subject to the following conditions:

i. Prior to a building permit being issued for the new development MMC shall comply
with recommended conditions in the Housing Replacement Plan review memo of Wendy
Cherubini, dated July 5, 2004.

4. That the site plan [is or is not] in conformance with the site plan standards of the land use
' code, subject to the following conditions:

i. The applicant shall comply with the recommended conditions of approval
pertaining to traffic and the traffic signal upgrade at Bramhall and Congress Street
.';" as set forth in the development review memos by Tom Errico dated May 11, 2005
W™ and May 25, 2005,

ii. MMC shall comply with the four conditions related to parking recommended by
John Peverada in his review memo of May 19, 2005.

1ii. C shall carry out each of the recommended actions related to stormwater
management and infrastructure contained in the review memo by Stephen Bushey,

dated May 26, 2005 W ezeephion thal Slovmms Rk pot bt fcalad /A -0W
1v. ‘/\/[MC shall follow the recommended landscape plan improvements recommended
b

y the City Arborist in his review memo dated May 27, 2005, but shall not be
required to place a sidewalk along the edge of the Gilman Street curve, as

W\) described therein.
4
W X V. The Vaughan Street lot retaining walls shall be constructed with natural stone and

(J’ not with cultured stone, as proposed. The natural stone shall be carefully selected
N P
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\
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and installed so as to match the existing natural stone in remaining sections of the
retaining wall and so as to be not incongruous with existing historic structures and
objects nearby.

MMC shall carry out the Fire Department’s recommended conditions of approval,

K as set forth in Deputy Chief Michael Shutts’ email of May 27, 2005.
,viii. ~ MMC shall carry out its proposed Alternative Transportati,on/T ravel Demand
J\ Management Plan as presented in Attachment 6 of this staff memo.
ix. C shall obtain all required license agreements and permits for way-find 55

and directional signs from the City, and shall modify sign designs as requested by
q"\ the City when needed to protect traffic sight lines. 4 ar

.
' '

:(/ MMC shall subrné%togﬁﬁ design details of the Congress Street garage/retail facade

f iew for consistency with the City’s downtown urban design guidelines, for

..,\\'\ review and appr;E.wal b% the Pta.jmng Autherity-for-by-thePlamning Board] prior 2
\ to issuance of albuilding permi Ifor the new parking garage. w// /st 5;[ W
Xi. MMC provides a crosswalk from the south side of Crescent Sireet to the Crescent

Street entrance to the new parking garage, so that those person wish to reach the
east end of the garage on any level or wishing to use the stair fower need not cross
egress traffic and ingress traffic to do so. MMC shall use some form of internal
barrier within the top level of the garage on the east end to separate pedestrians
from turning car traffic. City planning staff shall determine if these conditions are
met.

5. That the plan [is or is not] in conformance with the Site Location of Development
standards of the land use code, under the City’s delegated authority to administer the Site
Location of Development Law, subject to the following conditions

i. MMC shall compiy with the conditions of site plan approval established above.

6. That the Planning Board recommends to the City Council the stregt discontinuances and
the proposed street lay out for the realigned streets shown on the Sebago Technics Plan,
titled "Street Vacation (sic)/Acceptance and Land Transfer Plan" dated December 10,
2004.

»
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Attachments:

1. Conditional Zone Agreement approved April 25, 2005, with Exhibits A — G. in May 2005
Notebook.

2 Revised Site Plans, May 25, 2005

3. Memo from Paul Gray to the Planning Board, dated May 27, 2005

4. Letter, sign-in sheet, and minutes of the May 23, 2005 Neighborhood Meeting

5 Email from Penny Stevens, dated May 10, 2005.

6. Revised Alternative Transportation/Travel Demand Management Plan.

7. Housing Replacement Plan review memo from Wendy Cherublm dated July 5, 2004.

8a. Tom Errico’s email of May 6, 2005

8b. Tom Gorrill has sent a letter responding, dated May 17, 2005

8c. Tom Errico’s email from May 26, 2005

8d. Tom Errico’s email from May 27 2005

ge. Tom Errico’s e-mail from May 11, 2005

9. Memo from John Peverada dated May 19, 2005

11. Portland Water District letter dated November 20, 2003
12. Sewer Capacity Letter dated May 17, 2004

13. Memo from Steven Bushey dated May 26, 2005

14. Memo from Jeff Tarling dated May 27, 2005

15. Memo from Deputy Chief Shutts dated May 26, 2005
16. Street Vacation/Acceptance and Land Transfer Plan

17. Solid Waste Plan

18. Memo from Urban Designer dated May 27, 2005

O:\PLAN\DEVREVW\BRAM22\PBREPORTS5-27.DOC
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PLANT SCHEDULE
KEY BOTANICAL/COMTMON NAE BIZE/REMARKS
2 GB GINKO BILOBA *AUTUMN GOLD*/GINCG 4" CAL.
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— G GAULTHERIA PROCUMBENS/ WINTERGREEN 4" POTS @ 24" DL,
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AN Maine Medical Center

MEMORANDUM

TO: Portland Planning Board

FROM: Paul D. Gray
Vice President of Planning

DATE: May 27, 2005

SUBJECT: Follow up from May 10 Workshop

Significant activity has occurred since our last workshop in the review of our
project by City Departments and consultants. We would like to express our appreciation
to all of those individuals who participated in those reviews. This memorandum
highlights several refinements to the project which have occurred since the May 10
workshop.

Site Plan Improvements as Conditions of Approval
At the May 10 workshop, MMC agreed to the following improvements:

e brick sidewalks on all three sides (Vaughan, Brackett and Chadwick) of the
Vaughan Street Parking Lot (see Exhibit G-1)

e brick sidewalk along Congress Street from Gilman to MMC property line above
the new garage (see Exhibits B-3 and B4)

e granite curb on Gilman Street from Central Utility Plant to top of Gilman Street
(see Exhibit B-4)

MMC was asked to work with staff on two remaining items. Based on work with
staff, MMC has agreed:

e to contribute $65,000 for improvements of the signal at the Bramhall/Congress
intersection;

22 Bramhall Street, Portland, Maine 04102-3175 - (207) 871-0111
The MaineHealth Family



e to contribute $20,000 toward “closing the gap” on the Congress Street sidewalk

between our property line to the east of the new garage and City improvements to
the sidewalk below Portland Glass.

Alternative Transportation/Travel Demand Management Plan

We were asked at the workshop to evaluate whether our parking policies and this
Plan contained any “unconscious incentives for driving alone.” MMC charges its
employees (at all campuses) $3.00 per week for parking, with the amount being deducted
on a pre-tax basis. We have proposed as part of the Plan to offer employees a 50%
subsidy for use of monthly bus passes. We will investigate using an IRS Code Section
132(F) Qualified Transportation Fringe provision to provide that subsidy on a pre-tax
basis, which should eliminate any incentive to “driving alone” based on the payment to
the employee. The revised plan with this additional strategy (1.B.2) is attached.

Garage Design

We have continued to work with City staff on the details of the garage design
focusing on the Downtown Urban Design Guidelines, the retail space and the pedestrian
plaza adjacent to the retail space. Revised perspectives have been provided to staff and
will be reviewed at the May 31 meeting. We were also asked to provide a narrative
addressing how the garage design responds to the Guidelines. Attached is an email from
Mr. Keith Davis, Principle in Charge, TRO, in response to this request.

In response to issues raised by the State Fire Marshall’s Office, it has been
necessary to remove from the design the glass enclosed pedestrian connection on the east
side of the garage. As an alternative we have developed a simple circulation route which
connects the Crescent Street entrance to the garage with the new stair tower on the
northeast corner of the garage. This circulation route will produce a comparable result in
terms of connecting the campus with Congress Street.



Draft 5/23/05

Maine Medical Center
Alternative Transportation/Travel Demand Management Plan

Plan Goals, Objectives and Strategies

“Travel demand management is not one action, but rather a set of actions or strategies, the goal of
which is fo encourage travelers to use alternatives to driving alone, especially at the most congested
times of day.”

Guidance Manual for Implementing Effective Employer Based Travel Demand Management Programs
— Federal Highway Administration and Federal Transit Authority

The literature on travel demand management (TDM) identifies three basic goals for TDM programs:

1. decreasing driving alone
2. reducing the number of trips per week
3. reducing the number of peak hour trips

MMC’s Alternative Transportation/Travel Demand Management Plan includes objectives and
strategies for each goal.

Goal Objective | Strategies
1. Decrease driving | 1.A. Establish and market a ‘1. Establish an in-house rideshare
alone MMC Rideshare Program electronic “matching program”;

market through employee
newsletter, intranet and employee
orientation program

2. Provide preferential parking for
carpools of 2 or more persons in
Congress Street garages

3. Shift parking of those assigned to
St. John Street Lot to Congress
Street garages for car pools of 2 or
more persons

4. Evaluate reduction in employee
parking fee for car pooling




Goal

Objective

Strategies

1. Decrease driving
alone

1. B. Promote use of public
transportation to MMC
campus

1. C. Promote walking and
bicycle use

1.

Promote public transportation
alternatives through employee
news letters, intranet and employee
orientation

Offer employees a 50% subsidy
for use of monthly bus passes;
investigate using a Section 132F
Plan

Encourage managers to review
work schedules and provide
employee flexibility in work start
times to meet bus schedules

Meet with public transportation
providers to review existing
service levels and opportunities to
improve service levels.

. Ensure availability of bike racks

and shower facilities
Construct pedestrian connector and
encourage its use

2. Reduce trips per
week

2. A. Increase use of compressed

work schedules

2. B. Increase use of flexible
hours

2. C. Continue to relocate
programs away from
Bramhall and Brighton
Campuses to other
locations in the region

Expand use of 4/10 and 3/36 work
schedules to departments beyond
nursing (currently over 80% of
nurses are on compressed
schedules)

Encourage managers to evaluate
opportunities for increased use of
flexible hours

. Construct ambulatory surgery

center at Scarborough Campus to
relocate ambulatory surgeries from
Brambhall and Brighton campuses

-

3. Reduce peak hour
trips

3. A. Continue to refine three
shift schedule

. Encourage managers to evaluate

opportunities to shift employee
schedules away from traditional
patterns




Approach to Implementation

MMC will target formal implementation of the Plan on October 1, 2005, coinciding with the beginning
of our fiscal year. Prior to October 1, 2005, MMC will establish specific performance measures for the
first two years of implementation.

Resources and Information

Transportation Demand Management Encyclopedia, Victoria Transport Institute (www.vtpi.org)

Guidance Manual for Implementing Effective Employer Based Travel Demand Management
Programs. National Transportation Library, U.S. Department of Transportation (www.ntl.bts.gov)

Car pool Incentive Programs: Implementing Commuter Benefits as One of Nation’s Best Workplaces
for Commuters. U.S. Environmental Protection Agency (www.Commuterchoice.gov)
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From: "Davis, Keith" <KDavis@TROarch.com>

To: <rseeley@gpcog.org>, <AQJ@portlandmaine.gov>, <cmarsh@portlandmaine.gov>
Date: 5/26/05 4:51PM

Subject: MMC Garage - Design narrative

The spirit of the Downtown Urban Design Guidelines is to provide for a
framework to address aesthetic, pedestrian, accessibility, cultural and
economic responses to new development. In our continued discussions with
City staff, the City Council, neighborhood groups and the Planning Board
the development of the Parking Garage has addressed each of these to
great success, as evidenced by the City Council and neighborhood
representatives' approval.

Specifically, we have created a clear response in addressing the
building as related to the pedestrian context. The ground level and

first parking deck are primarily brick and glass, with precast concrete
and metal detailing. The brick, being a familiar material, serves to
enhance the human scale experience on both the garage and the paving.
The glass offers a transparency into the proposed retail space and stair
tower, providing visual interest and security. The middle parking decks
are screened with perforated metal panels which serve to reflect the
skylight down to the street level and provide visual interest on a
vehicular scale while avoiding adding to the "canyon" effect that may be
created by exposing the precast panels with brick or concrete. The
panels are further divided into 4-foot wide segments to respond to the
fenestration of surrounding structures. The uppermost decks of the
garage have a context relating more to the city scale, and are designed
to draw less attention form the hospital and neighboring buildings.

The pedestrian experience from the east sequences from the landscaped
courtyard access to the stair tower, the retail space, a "pocket"
courtyard, down a landscaped walk past the garage and MOB skywalk
ultimately to a new bus stop plaza creating a series of activities on
the pedestrian scale. By creating the pocket coutyard and a three-part

. building elevation as described above, we've broken down the mass of the
structure to better relate to the scale of the Congress St.
neighborhoods.

The backdrop for the pocket courtyard is a masonry wall that is
articulated with accent brick and precast planters, benches and niches.
The function behind the wall is vehicular traffic and parked cars which
are not conducive to the quality of the courtyard space, so openings in
the wall are undesirable. The retail space entrance will open onto the
courtyard creating a more active entrance plaza.

As the Downtown Urban Design Guidelines state, the intent is not "to
restrict the creativity” of designers. Clearly this process has enhanced
the design of the Garage and the urban context. Please let me know if |
can provide further comment on this topic.

W. Keith Davis, AIA
Principal/Vice President
TRO/The Ritchie Organization
617.969.9400 (t)
kdavis@troarch.com
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Maine Medical Center
Neighborhood Meeting

May 23, 2005
7:00 p.m., Dana Center #7

Attendance Sheet Attached.

Mr. Paul D. Gray, MMC Vice President for Planning thanked those in attendance. This
Neighborhood Meeting is required prior to the May 31, 2005 Planning Board Public Hearing (5:00
p.m., City Hall, 2" Floor). City Staff will prepare a memo to the Planning Board on the project.
The memo is usually available on the Friday afternoon prior to the Tuesday meeting.

Mr. Gray described the fdllowing major elements of the project:

4 story 192,000 sq.ft. addition for obstetrics and newborns ~

7 story 470 car parking garage on Congress Street; includes retail space;

helicopter landing pad on top of the existing garage

central utility plant on Gilman Street ,

general campus improvements including landscaping on Congress Street from
Gilman to property line above the new garage and around the Vaughan Street Visitor

- Lot -

Questions and issues raised by the neighbors, with MMC responses in parentheses/italics.

Any housing removed? (yes; two houses for garage; replacement plan conforms with
City’s housing replacement ordinance) :

Lighting of new garage? (different from existing garage; softened by metal panels)
Design of garage... why not step back on upper levels? (would significantly reduce
number of available spaces) :

Design of garage... scale is inappropriate for neighborhood (concern noted)

Why not move MMC to a new site? (not at the appropriate point in life cycle of

- MMC buildings) '

Landscaping in Vaughan Street Lot... why not landscape inside lot to break it up?
(concern noted)

Construction... how long? (3 years)

Community improvements? (MMC will pay city 3800,000 for public improvements
in the general vicinity of MMC) -

The méeting was concluded at 8:15 p.m.

Respectfully submitted,

Hue D % |
Paul D. Gray |

Vice President of Planning
Maine Medical Center
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May 10, 2005

Dear Neighbor

In conformance with the Portland Land Use Code*, Maine Medical Center is inviting you
to attend a neighborhood meeting on Monday, May 23, 2005 at 7:00 p.m. in Classroom
#7 of the Dana Center, MMC Bramhall Campus.

At this meeting we will describe our plans for the development on the Bramhall campus
of: :

A four story addition on Charles Street for newborn and obstetrical services;
A central utility plan on Gilman Street; _

A 470 car parking garage on Congress Street adjacent to the existing garage;
A helipad on the top of the existing parking garage;

General improvements to the landscaping and pedestrian experience around
the campus.

If you have any questions, please call Paul D. Gray, (207) 662-2451 or email
grayp@mmc.org.

Sincerely,

Paul D. Gray
Vice President of Planning

* Under Section 14-32(C) of the City Code of Ordinances, an applicant for a major
development, subdivision of over five lots/units, or zone change is required to hold a
neighborhood meeting at least 7 days prior to the Planning Board public hearing on the
proposal



Rick Seeley

From: Penny Stevens [penny.stevens2@verizon.ne ]
Sent: Tuesday, May 10, 2005 2:34 PM , '
To: Rick Seeley ‘

Subject: ~ MMC plan

My husband and I are residents of the West End and have very strong
feelings about future expansion of the existing MMC campus. We
request that the following points be incorporated into the plan.

MMC's future growth in the city of Portland be limited to the current
campus footprint. : :

MMC should not be granted zoning changes for property currently
zoned residential to business. :

MMC should present a plan to return property in the neighborhood
built for residential use but converted to business use to

it's original : ‘
zoning status

We are very supportive of MMC's current plan for the helicopter
pad, garage, OB/GYN building and utility plant. We commend them for
listening to the community and adjusting their plans to meet '
community and city suggestions. :

Our concerns are built on the need for stability of the residential
neighborhood. :

Sihcerely,

Kathleen R. Stevens
Richard S. Stevens
260 Vaughan St.
Portland, ME 04102
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Maine Medical Center
Alternative Transportation/Travel Demand Management Plan

Plan Goals, Objectives and Strategies
“Travel demand management is not one action, but rather a set of actions or strategies, the goal of
which is to encourage travelers to use alternatives to driving alone, especially at the most congested

times of day.”

Guidance Manual for Implementing Effectiife Employer Based Travel Demand Management Programs
— Federal Highway Administration and Federal Transit Authority

The literature on travel demand management (TDM) identifies three basic goals for TDM programs:

1. decreasing driving alone
2. reducing the number of trips per week
3. reducing the number of peak hour trips

MMC’s Alternative Transportation/Travel Demand Management Plan includes objectives and
strategies for each goal. :

Goal Objective Strategies
1. Decrease driving | 1.A. Establish and marketa | 1. Establish an in-house rideshare
alone MMC Rideshare Program electronic “matching program”;
market through employee -
newsletter, intranet and employee
orientation program

2. Provide preferential parking for
carpools of 2 or more persons in
Congress Street garages

3. Shift parking of those assigned to
St. John Street Lot to Congress
Street garages for car pools of 2 or
more persons

4. Evaluate reduction in employee
parking fee for car pooling




Goal

Objective

Strategies

1. Decrease driving
alone

1. B. Promote use of public
transportation to MMC
campus

1. C. Promote walking and
bicycle use

1. Promote public transportation
alternatives through employee
news letters, intranet and employee
orientation

2. Offer employees a 50% subsidy

for use of monthly bus passes;
investigate using a Section 132F
Plan

3. Encourage managers to review

work schedules and provide
employee flexibility in work start
times to meet bus schedules

4. Meet with public transportation

providers to review existing
service levels and opportunities to
improve service levels.

1. Ensure availability of bike racks
and shower facilities

2. Construct pedestrian connector and

encourage its use

2. Reduce trips per
week

2. A. Increase use of compressed

work schedules

2. B. Increase use of flexible
hours

| 2. C. Continue to relocate

programs away from
Brambhall and Brighton
Campuses to other
locations in the region

1. Expand use of 4/10 and 3/36 work

schedules to departments beyond
nursing (currently over 80% of
nurses are on compressed
schedules)

2. Encourage managers to evaluate

opportunities for increased use of
flexible hours

3. Construct ambulatory surgery

center at Scarborough Campus to
relocate ambulatory surgeries from
Bramhall and Brighton campuses

3. Reduce peak hour
trips

3. A. Continue to refine three
shift schedule

1. Encourage managers to evaluate
opportunities to shift employee
schedules away from traditional
patterns




Approach to Implementation

MMC will target formal implementation of the Plan on October 1, 2005, coinciding with the beginning
of our fiscal year. Prior to October 1, 2005, MMC will establish specific performance measures for the
first two years of implementation.

Resources and Information

Transportation Demand Management Encyclopedia, Victoria Transport Institute (www.vtpi.org)

Guidance Manual for Implementing Effective Emplover Based Travel Démand Management
Programs. National Transportation Library, U.S. Department of Transportation (www.ntLbts.gov)

Car pool Incentive Programs: Implementing Commuter Benefits as One of Nation’s Best Workplaces
for Commuters. U.S. Environmental Protection Agency (www.Commuterchoice.gov)
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Department of Planning & Development Division Directors
Lee D. Urban, Director Mark B. Adelson

Housing & Neighborhood Services

Alexander Q. Jaegerman, AICP
Planning

John N. Lufkin
Economic Development

DATE: July 5, 2004

TO: Rick Seeley, Senior Planner GPCOG

FROM Wendy Cherubini, HCD Program Mgr.

RE: Maine Medical Center Development Compliance with Housing Replacement Ordinance

Maine Medical Center (MMC) is proposing to demolish two residential structures located at 33 and 37
Crescent Street. According to Marge Schmuckel, Zoning Administrator 33 Crescent Street’s legal use is
2 dwelling units and 2 rooming units. 37 Crescent Street’s legal use is 5 dwelling units. The total units to
be demolished is 9; 7 dwelling units and 2 rooming units. MMC is requesting a contract zone to
construct a parking structure and proposes replacing two of the 7 dwelling units with new units and

_ contributing to the Housing Development Fund for the remaining 5 dwelling units and 2 rooming units.
Section 14-483. Preservation and Replacement of Housing Units

f) Approval - ‘

f)(1) MMC has filed an application cover letter dated 6/3/04.

f)(2).Tenant List — Not applicable, all units are vacant

£)(3) Not applicable

g) Not applicable

h) Housing Replacement by the Creation of New Units

h)(1) MMC is proposing to convert a formerly residential building located at 325-327 Brackett Street
into 2 two bedroom dwelling umts

- h)(2) None of the replacement units have previously been on the market as of date of application.

h)(3) 325-327 Brackett Street currently a non-residential building with MMC offices, the property has
not been a candidate for site plan approval as of the date of application.

h)(4) 325-327 Brackett Street was previously a two unit building. The units are side to side and in fact
the building may at one time have been two separate structures. MMC is proposing to go back to the
prev1ous configuration — a unit on each side, each with two floors of living space.

Congress Street Portland, Maine 04101 (207) 874-8733 Fax 874-8949 TTY 874-8936
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MMC is proposing that each unit will have two bedrooms although one may be converted to three
bedrooms because of its size. Once the building is rehabilitated the two replacement units will have
better amenities than the units being demolished and at least one will be larger and have two bathrooms.

h)(5) 325-327 Brackett Street is located on the corner of Brackett and Bramhall Streets. This is a corner
location with high visibility and creates an entrance to the neighborhood. The structure defines the
boundary between MMC and the West End. Built around 1900, the building has some beautiful features.
While not located within the Historic District, it is near the West End Historic District which defines the
character of the neighborhood’s residential buildings. Conversion plans could be subJect to historic
preservation standards via an administrative review.

h)(6) Development meets requirement under 6)b — conversion of nonresidential building to residential
use. While the new units will each have 2-3 bedrooms and be somewhat larger than the units being
demolished, the building does not lend itself to being divided into a larger number of smaller
apartments. These 2-3 bedroom rental units will meet an existing need in Portland for family housing.

1) Availability of Replacement Housing Units

(1) Once the plan for the replacement units has been approved, MMC shall provide a performance
guarantee in the form of a Letter of Credit which comports with the requirements of sub-section (m) has
been posted for the replacement units with the City.

i(2) The two replacement units at 325-327 Brackett Street shall be available for occupancy prior to a
certificate of occupancy being issued for the new MMC garage on Crescent Street. In order to ensure
. that these units remain as housing units, as a condition of the contract zone, MMC shall agree to
maintain 325-327 Brackett Street as an occupied 2 unit residential structure for 30 years from the date
the Certificate of Occupancy is issued. Should MMC opt to sell the building this condition will carry
forward to the subsequent owner.

i(3) The replacement housing shall be ready for occupancy within 18 months from the date on which the
_Planning Authority’s approval was granted. An extension of up to a total of 24 months may be granted
provided the replacement units are at least 30% complete.

i(4) In the event the units at 325-327 Brackett Street are not completed within 24 months or the applicant
wishes to obtain a certificate of occupancy for the original site prior to the availability of the ,
replacement housing units, the applicant can request that the City draw on the Letter of Credit, pursuant
to sub-section (1), to complete the replacement units or deposit such funds in the City’s Housing
Development Fund.

(j) Housing Replacement by Contribution to the City’s Housing Development Fund

j(1)&(2) An applicant may meet the requirements of this section by contributing $50,000 per dwelling
unit and $30,000 per rooming unit adjusted annually beginning 1/1/04 as per the Consumer Price Index
for Urban Wage Earners and Clerical Workers “CPI-W” to the City’s Housing Development Fund. For
2004 the multiplier is 1.018 (180.9/ 177.7=1.018) or $50 900 per dwelling unit and $30,540 per
roomlng unit.

After accounting for the two new units at 325-327 Brackett Street, MMC intends to demolish 5
dwelling units and 2 rooming units. To meet the requirements of this section MMC is proposing to

Congress Street - ] Porﬂa.nd, Maine 04101 (207) 874-8733 Fax 874-8949 ITY 874-8936
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contribate a total of $315,580 to the Housing Development Fund; (5 x $50,900) + (2 x $30,540). This
will meet the requirements of this section.

MMC’s replacement plan meets the standards of the Preservation and Replacement of Housing
Ordinance provided that prior to a building permit being issued for the new development:

e A change of use permit is obtalned for the conversion of 325-327 Brackett Street to2
residential units;

e A check in the amount of $315,580 has been received by the City and dep031ted in the
Housing Development Fund; and
e Conditions stipulated in i(1), (2), and (3) as noted above are met.

Also Recommended

e Historic Preservation staff complete an administrative review of the planned conversion;

Congress Street Portland, Maine 04101 ©(207) 874-8733 Fax 874-8949 TTY 874-8936
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Rick Seeley.

From: Tom Errico [terrico@wilbursmith.com] o o A_ﬁ, Y
" Sent:  Friday, May 27, 2005 11:13 AM ' . ' ' S L

To: Rick Seeley ’ ' ' '

Cc: - Katherine Earley

- Subject: Maine Medical Center - Expansion

Rick—

The Planning Board has asked that I provide information on the anticipated changes in traffic expected at the Congrésé '
Street/Bramhall Street/Deering Avenue intersection. My response is provided below.

The traffic study prepated by Gortill-Palmer Consulting Engineers, Inc. (GPCEI) estimates that the proposed
expansion project will generate 19 and 25 new trips during the AM and PM peak houts, respectively. -
Additionally, there will be a re-distribution of traffic in the area due to the construction of the new parking
garage. GPCEI estimates that 78 trips in the AM peak hour and 11 trips in the PM peak hour will be relocated
from other areas of the campus to the new.garage. GPCEI has estimated that less than 10 new trips will be
added to the Congtess Street/Brambhall Street/ Deering Avenue mtersectlon durmg the AM and PM peak
hours. I would note that the amount of traffic re-distribution is not easily estimated. I would expect traffic
patterns in the area to change as Maine Medical Center implements their expansion plans and the I-295 .
Connectot is constructed. The exact amount of new traffic at the sub)ect intersection is unknown. As I have
indicated in previous correspondence, Maine Medical Center is a major traffic generatot impacting the subject
intersection and the Westetn Promenade area of the City. Although statistics are not available, T would guess -
that a significant percentage of traffic using the Congtess Street/Bramhall Street/Deering Avenue i mtersectton
otiginates from ot is destined to Maine Medical Center.” We believe the agreement by Maine Medical Center to
conttibute $65,000.00 to the upgrade of the traffic signal at the subject intersection will ensure that: long delays
and unacceptable levels of setvice will be improved; the existing crash rates will be reduced (21 ctashes were -
reported at this intersection ovet the most recent three-year period); and equipment upgrades will allow for the
future implementation of emergency pre-emption accommodations. In closing I would note that City Staff
have asked applicants to either upgtrade traffic signals or install new traffic signals as a'condition of approval.

* Some projects include: Ocean Gateway (New traffic signal at India Street/Fote Street); Evergreen Credit Union

(Monetary contribution to upgrading existing traffic signal); Waterview Apartment (Monetary contribution to
upgrading existing traffic signal); Willow Knoll (Monetary conttibution to upgrading existing traffic signal);
Dunkin Donuts Warren Avenue (Monetaty conttibution to upgrading existing traffic 31gt1al) and Somerset -
Marketplace (I\lonetary contribution to upgradmg existing traffic slgnal) :

If you have any questions or need additional information, pit;ase call me.

Thomas A. Exrrico, P.E.

Senior Transportation Engineer
‘Wilbut Smith Associates

59 Middle Street

Portland, Maine 04101

(207) 871-1785 Phone

(207) 871-5825 Fax

5/27/05
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 Rick Seeley

From:  Tom Errico [terrico@wilbursmith.com]
Sent:  Wednesday, May 25, 2005 2:07 PM '
To: Rick Seeley ‘ N

Cc: Katherine Earley

Subject: Mane Medical Center Expansion

Rick—

I have reviewed the May 17, 2005 letter addressed to you from Gorrill-Palmer Consulting Engineers, Inc. that responds to
my most recent comments for the project. I find their responses to be acceptable with the following comments. B
® The City appreciates the efforts undertaken in the evaluation of the tight-turn-on-red prohibition at the -
Congress Street/Bramhall Street/ Deeting Avenue intersection. The City will coordinate with MaineD oT
on implementing such change. : ’ e .
©  The applicant shall be required to perform a traffic monitoring study at the Congress Street intersection
with the proposed new parking garage entry/exit drveway.. The study shall be conducted upon full -
- occupancy of the garage and review conditions during the AM and PM weekday peak hours. This effort
- should include assessment of both traffic operational conditions as well as safety conditions. The applicant
shall coordinate with the City Traffic Engineer on the schedule and scope of this monitoting study. If the
monitoting study identifies any traffic or safety deficiency, the applicant shall be responsible for ‘ ‘
development and implementation of an improvement plan. This should be a condition of approval.
° Ithas been agreed that the applicant contribute $65,000.00 to the upgrade/modification of the existing
traffic signal at the Congtess Street/Bramhall Street/ Deering Aveénue intersection. This should be a
condition of approval. ' I '

If you have any questions, please feel free to contact me.

Thomas A. Errico, P.E.

Senior Transportation Engineer
. Wilbur Smith Associates

59 Middle Street

Portland, Maine 04101

(207) 871-1785 Phone

(207) 871-5825 Fax

5/27/05



&) i S . POBox 1237 =
o i L . . . ' : S .15 ShakerRd. '
N_AF— Gorrill-Palmer Consulting Engineers, Inc. | ~ Gray; ME 04039
' - Traffic and Civil Engineering Services . 2076576910
T : ' FAX: 207-657-6912

_ May 17, 2005

E-Mail:mailbox@gorrilipalmer.com

* Mr. Rick Seeley

- City of Portland

. 389 Congress Street -
- Portland, ME 04101

RE Maine Medical ‘Center‘ -
- Bramhall Campus Expansion - T
" . Response to Tom Errico Emaﬂ'Dated May 5,»20\0‘5‘

Deai‘ Rvic,k.: ’

GorrilAl,--Pfalmei' 'C‘onsultin'g Engineers, Inc. is Aplease;dltl;o re‘spbnd to the review coxh_m’ents : we
-received in an e-mail from Tom Errico to you dated May 5, 2005 regarding the above referenced
‘project. For ease of review, each of his comments is repeated below followed by our response. -

Comment I: T have. reviewed. the Maine .'Med‘iéQIv' ‘)Ce‘n_(t'ér' Alternative Traﬁép‘ortativovn‘/' Travel
‘Demand Management Plan and find the Plans Goals, Objectives and Strategies to be excellent. I
would suggest that a mechanism bé'establis'héd,‘ such that\thev City is briefed on' the progress of the

. plan and allowed input on a regular basis. .

i‘Re,spphs‘e:lg.S‘éétio’n 18 of the Co,r_iditign;a_’lv Zone Aéréeiﬁen’g states in part: ':"ahjaﬁalyéis of the
effectiveness’and functioring of the Alternative Transportation Plan will be provided to the City

- - Council's Transportation  Committee on.an annual basis." ‘The Applicant will comply  with' this

.. -requirement. = - ‘ ) . - .

- Comment 2: The City has received: complaints about the safety of the Corfz}gress'Streei/Deqering
Avenue/Bramhall Street intersection as it relates, to right-turn-on-red movements from westbound
- Congress Street. The ‘applicant should provide an assessment of whether. a right-turn-on-red
- prohibition should be corisidered. : L S

 Response: Enclosed with this letter are t'hﬂ‘ev Synchro printouts for the postdevelopment condition
~ as submitted in April of 2004 with the pedestrian phase: In addition, printouts of this-location
with a right-turn on red prohibition have also been iricluded. * As stated.in our April 26, 2004
- letter to the City, operations at this location with an exclusive pedestrian phase do result in low
levels of service at.this 1intersection; however, the increase in delay due to a prohibition of right-
" turn on red movements for: the westbound approach is negligible, with an overall inérease in delay -
- of 0.4 seconds for the AM peak hour and 0.1 seconds for the PM peak’ hour. Therefore, our office -
- concurs that the safety benefits incurred by this change outweigh the need to maximize capacity. -
It is recommended that striping and signage be modified for the eastbound approach to reflect this

.- condition. T A T o R



V»Gorri]l-l;’almer ‘Con'sulting 'Engineers,v Inc.

Mr. Rick Seeley
May 17, 2005
Page 2 of 4 )

: Comment 3: The proposed Site Plan tllustrates several crosswalks along Wescott Street and the
relocated Charles Street. The applicant should provtde Lnformatton that supports the need and
locatton for the proposed crosswalks ‘

' Response The crosswalks as shown on “the plans reﬂect the ant101pated ‘des1re hnes of
. pedestnan activity on the campus followmg the changes to the local street network and the
construction of both the garage and the new fac1hty In general, these crosswalks are well placed
_at close prox1m1ty to 1ntersect10ns or to crossmgs from proposed s1dewalks ‘ :

- Comment 4: Informatton provtded by the appltcant seems to be conﬂtcttng I have recewed trafftc
~information that tndtcates Wescott Street will be a one- way street, while the site plan seems to

S tllustrate a two- way street. The applicant should provtde conftrmatton on the street regulatton

Response The current site plan does prov1de for two- way trafﬁc flow on ,Wescott Street a'
;proposed cond1t1on Updated turmng movement ﬁgures are enclosed Wlth thls letter

‘ Comment 5 Followmg a review of fteld condtttons at the Congress Street/St John Street -

" intersection, the applicant should revise (or ‘confirm that it is accounted for in the analysw) their
.analyses to reflect the unbalanced lane usage on Congress Street in the éastbound dtrectton Both
- approach lanes are not used for through trafﬁc based upon downstream condtttons

~Response The eastbound approach has two lanes for through trafflc the outs1de lane is a.
- shared through/rlght turn lane Based on our site V1s1t and experience with the study .area, we

. concur that most through traffic utilizes the inside through lane. -However, it should be noted that -

_‘the right turn volume for this approach is almost as heavy as the through ‘movement. ‘Based on
- the. lane utlhzatlon factors in the. analysis of 0.936, .(with more traffic bemg in the inside through

: ;\lane) the analy31s assigned 92% and 99% of all through volume to the inside through lane during

" the AM peak hour the PM peak hour,; respectwely Based on our observatlons of th1s 1ntersect1on
this level of ut1hzat10n adequately reﬂects ﬁeld cond1t1ons o : o

-Comment 6' I contmue to be concerned about the level of trafﬁc that wtll extst in the Congress -
- Street/ Valley Street area followtng the expanswn of the prOJect and constructton of the I-295
"Connector. I recommend that the applicant’ conduct traffic counts and analysw at the Congress

Street/ Valley Street tntersectton followtng constructton of both the Hospttal Expanswn and the I-
/2.95 Connector L _ . _ .

_‘Response As d1scussed in the trafﬁc impact study, the mam goal of this- prOJect is to decompress
‘existing facilities at Maine Medlcal Center. -As such, net new trip generation is not ant1c1pated to
be significant. . Also, as 1nd1cated in our earher response, the analysis completed by MalneDOT for
the .I- 295/Commer01al Street connector indicates that traffic reductions are likely -to occur along

- Congress Street and significant reductions are forecast along St.. John Street. While the amount

~of traffic diversion is-difficult to predict, it would seem that the connector will provide an easier
route in and out of the pemnsula than is currently provided by Congress Street For purposes of
the current Maine Medical Center study, we have assumed that the connector will not change
volumes on Congress Street, which may be conservative based on the MaineDOT analys1s It is
the op1n10n of Gorr111~Palmer Consultmg Engmeers Inc. that the 1eve1 of trafﬁc generatlon



- Gorrill-Palmer Consulting Engineers, Inc

‘Mr. Rick Seeley

~ "May 17, 2005

Page 30f 4

‘ forecast for this project does not justify future 1ntersect10n analys1s work. The Connector work is
_ not scheduled for completion until 2005 at which t1me there could be other prOJects generatmg
~significantly more traffic’in the area .which would make a future condltlonal rev1ew unfa1r to
, Mame Med1cal Center -

: AHowever as d1scussed in our August 8 2004 letter to the City, the Apphcant is Wllhng to monitor
- the proposed garage following its opening to determine its level of traffic impact as compared to
those forecast and to then recommend 1f any changes are requ1red to nearby trafﬁc control

o equlpment

, Comment 7 I continue to suggest that the appltcant be asked to upgrade the trafch szgnal at the
Congress Street/ Deering Avenue/ Bramhall Street intersection. While traffic levels are not expected
to increase at the subject intersection, Maine ‘Medical Center actwtty represents a szgntftcant
portton of the. vehtcular and pedestrtan volume using the intersection. The intersection provides a
primary gateway to Maine Medical Center and the traffic signal needs attentton Future funding
opportunities are not programmed for this locatwn, eéither through PACTS, MatneDOT or the City
CIP. Accordingly, it will be many years. before any tmprovements can be tmplemented The. extsttng
‘traffic signal has some of the oldest equipmenit in the. Ctty and City Maintenance staff is frequently
asked to attend to breakdowns in the system.. Furthermore movements at the intersection are
prOJected to operate at substandard levels of service during ttme periods when the pedestrtan phase

.is in use. I am in the process of obtamtng a cost, esttmate for replacement of the SLgnal and lel

. provtde that tnformatton to you as soonas I recewe it

. AResponse As chscussed in our August 8 2004 letter to the c1ty, the proposed proJect is forecast
to add less than 2% to the morning and evening peak hour total entering . volumes at this
1ntersect10n -We have not shown the reduction in the volumes at. th1s intersection that will likely
- occur as Medical Center traffic is diverted into the Congress Street drlveway of the new garage.
Therefore this prOJect will likely result in a net reductlon of traffic at the intersection. However,
it is our understandmg that the apphcant has agreed to contrlbute $65 000 toward this
1mprovement :

. Comment 8 I am concerned about the operatton of the. proposed parktng garage entrance on -
- Congress-Street. CapaCLty analysis indicates long delays and level of seruvice “F” condtttons for
‘movements from  the garage. . I ‘would suggest that this location be monttored after prOJect
" completion, and if determined as havmg problems speCLftc strategtes tdenttfted and melemented

e to correct the deﬁcwncy

» Response As dlscussed in our response to Comment 6, the Apphcant ‘does propose completlon of
K counts at the proposed garage to compare traffic levels with those forecast for the facility.” While
our offlce does ant1c1pate a certam level of delay, 1t is 1mportant to note the fo]lowmg polnts

> “Traffic Wlll benef1t from gaps created in trafﬁc due to the s1gnals along Congress Street at
Deermg Avenue and Valley Street

> Delay in an urban env1ronment is to be expected it is the tradeoff for downtown v1ta11ty as
' dlscussed in the. Portland Pemnsula Plan. :



- Gorrill-Palmer Consulting Engineers, Inc.

- Mr, Rick \Seeley
May 17, 2005 -
Page 4 0f 4

ABased on these pomts therefore our off1ce Would only recommend changes to operatlons -at-the
garage as currently proposed if it is determined a significant safety deﬁmency exists at this
location; given that visibility will be more than adequate at thls locat1on our ofﬁce does not
v ant1c1pate that safety will be a problem :

Gorrill-Palmer Consultmg Engmeers, Inc. apprec1ates the opportumty to respond to these
comments and looks forward to your review. Should you have any ‘questions’ or requn'e any
“add1t10na1 mformatmn please contact the office.

' Sincerely; _

'GorrillfP_ mor Consulting Engineers, Inc.

Thomas L. Gorrill, P.E., PTOE
President =~ -

" Enclosure

‘Copy: Ms. Katherine Earley
_ Mr: Thomas Errico
- Mr: Paul Gray -
- Mr. Hank Dunn "~
Mr. Will Conway

TLG/jjblIN317/Seeley Response5-10-05.doc
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Rick Seeley

From: Tom Errico [terrico@wilbursmith.com]
Sent:  Wednesday, May 11, 2005 12:30 PM

To: Thomas Gorrill (E-mail)

Cc: Rick Seeley; Katherine Earley; Eric Labelle
Subject: Maine Medical Center - Site Plan Review

Tom—

[ have had conversations with City staff in both the Planning and Public Works Department’s on Maine Medical Centers
offer to contribute $65,000.00 to the improvement of the traffic signal at the Congtess Street/Bramhall Street/ Deeririg
Avenue intersection. We find the offer to be satisfactory and suggest that you provide apptopriate documentation of the
agreed upon contribution. . :

If you have any questions, please call me.
Best'Regards,

Thomas A. Etrico, P.E.

Senior Transportation Engineer
Wilbur Smith Associates
-59 Middle Street

Portland, Maine 04101

(207) 871-1785 Phone

(207) 871-5825 Fax

5/27/05
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Rick Seeley

From: Tom Errico [terrico@wilbursmith.com] '
Sent: Thursday, May 05, 2005 4:13 PM

To: Rick Seeley

Cc: Katherine Earley; Eric Labelle

Subject: Maine Medical Center - Site Plan Traffic Review

Rick—

The following summatizes my initial comments related to the Site Plan process. Many of the comments are similar to those |
presented during the Contract Zone review. ‘ ' :

1.

I have reviewed the Maine Medical Center Alternative Transportation/Travel Demand Management Plan and find
the Plans Goals, Objectives and Strategies to be excellent. I would suggest that 2 mechanism be established such
that the City is briefed on the progress of the plan and allowed input on a regular basis. : o
The City has received complaints about the safety of the Congtess Street/ Deering Avenue/Btamhall Street
intersection as it relates to right-turn-on-ted movements from westbound Congtess Street. The applicant should
provide an assessment of whether a right-turn-on-red prohibition should be considered. ' ‘

The proposed Site Plan illustrates several crosswalks along Wescott Street and the telocated Charles Street. The
applicant should provide information that supports the need and location for the proposed crosswalks.
Information provided by the applicant seems to be conflicting. T have received traffic information that indicates
Wescott Street will be a one-way street, while the site plan seems to illustrate a two-way street. The app]icant
should provide confirmation on the street regulation. : o
Following a review of field conditions at the Congress Street/St. John Street intersection, the applicant should
revise (or confirm that it is accounted for in the analysis) their analyses to reflect the unbalanced lane usage on
Congress Street in the eastbound ditection. Both approach lanes are not used for through traffic based upon
downstream conditions. ‘

I continue to be concerned about the level of traffic that will exist in the Congress Street/ Valley Street area
following the expansion of the project and construction of the I-295 Connector. Trecommend that the applicant
conduct traffic counts and analysis at the Congress Street/ Valley Street intersection following construction of both
the Hospital Expansion and the I-295 Connector. ‘ ' : ‘

I continue to suggest that the applicant be asked to upgrade the traffic signal at the Congress Street/Deering
Avenue/Bramhall Street intersection. While traffic levels are not expected to increase at the subject intersection,
Maine Medical Center activity represents a significant portion of the vehicular and pedesttian volume using the
Intetsection. The intersection provides a primary gateway to Maine Medical Center and the traffic signal needs
attention. Future funding opportunities are not programmed for this location, either through PACTS, MaineDOT, -
or the City CIP. Accordingly, it will be many years before any improvements can be implemented. The existing
traffic signal has some of the oldest equipment in the City and City Maintenance staff is frequently asked to attend
to breakdowns in the system. Furthermote movements at the intersection are projected to operate at substandard
levels of service duting time periods when the pedestrian phase is in use. I am in the process of obtaining a cost

estimate for replacement of the signal and will provide that information to you as soon as I receive it.

- I'am concerned about the operation of the proposed parking garage entrance on Congtress Street. Capaéity analysis

indicates long delays and level of service “F ’ ” conditions for movements from the garage. I would suggest that this
location be monitored after project completion, and if determined as having problems, specific strategies identified
and implemented to correct the deficiency. :

[f you have any comments or questions, please contact me.

[homas

A. Ertico, P.E.

>eniot Transportation Engineer
Xibur Smith Associates

5/27/05
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Rick Seeley .
From: John Peverada [JBP@portlandmaine.gov] ' o (_I ” ‘ (7 ~
. [

Sent: Thursday, May 19, 2005 12:17 PM

To: Rick Seeley ,

Cc: AQJ@portlandmaine.gov

Subject: RE: Any outstanding requests from MMC?

Rick, I am satisfied with the conditional zone agreement language as it relates to snow
ban parking, and for vendor and contractor parking during construction, however ‘it does
not address vendor and contractor parking (on street) upon completion of the project.

I propose that the following items be listed as conditions of approval if they are not
already addressed in another fashion:

1.The hospital will provide off street parking for all of their vendors/sub contractors,
alleviating the need for them to purchase on street occupancy permits and tying up
valuable on street parking spaces needed by residents and for turnover parking.

2. During construction, all subcontractors will be required to park off site.
3. The City will approve prototypes of newly proposed directional signage. Done ?

4. The hospital will show the City prototypes of newly proposed literature on parkiﬁg to
be sent to ALL patients with their pre~-visit materials. This was discussed during their -
approval 1998 , but as far as I know it was never implemented. They may also consider

posting info on parking at Each elevator and in the emergency rocom.

Please let me know if you have any other questions. I will be out of the office next Mon.
~Wed. : _ . : .

>>> "Rick Seeley" <rseeleyl@gpcog.org> 5/19/2005 11:47:37 AM >>>
Hi John, . :

Here is the conditional zone agreement language reflecting how your two parkingvissues
were addressed in the agreement

"11. MMC, prior to occupancy of the Charles Street Addition, shall relocate  the sewer
serving 31 Crescent Street, as depicted on the Site Plan (Exhibit B). 1In addition, MMC
shall provide two off-street parking spaces for use by the tenants of 31 Crescent Street
for so long as 31 Crescent Stréet serves as a residential structure.

12. MMC agrees that it will make the parking garage contemplated within this
Agreement available for use by the public for snow ban purposes in a fashion similar to
that required in its Congress Street/Forest Street parking garage. ' In addition, MMC shall
require all of its vendors, contractors and subcontractors to utilize a parking garage or
other approved parking area/facility for vehicles and truck parking during construction.”

I have not gone through your earlier emails to find out if any conditions you recommended
earlier that may be agreed to, but are still not documented or readily documentable on a
site plan need to be (a) changed because of the final form of the CZ agreement, or (b)
resurrected as conditions for the Planning Board to include in their motion as conditions
of approval. I doubt there are new issues, but I'd like a written distillation of your
comments to date to sort out which should become conditions if they're needed, but are
still not documented on the plans or in the parking study. At this late date I think we-
should assume anything that you needed placed on a plan as a note has not yet been done.
If you need me to, I can sort out what may be redundant when we get a final plan for
inclusion in the packet, or T can just call you when I get such plans and we coulc go over
them together, again if necessary. : o

Please call me if you have questions. Maybe I'm not too clear here.
Thanks.

Rick
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225 Douglass St. « PO. Box 3553 e Pt-thland, ME 04104-3553

(207) 774-5961
FAX (207) 761-8307

November 20, 2003

Mr. Tony Panciocco

Sebago Technics, Inc.

One Chabot Street
Westbrook, Maine 04098-1339

Re: Maine Med Expansion, Portland
Dear Sir;
The Portland Water District has a 12” water main in Brackett Street;..PortIand, near the

proposed site. A ‘test on a nearby hydrant produced the following results: static
pressure 54 psi; pito pressure 50 psi; with a flow of 949 gpm. With these results in

~mind, the District feels we have sufficient capacity available to serve this proposed

project and meet all normal fire protection and domestic water service demands.
Please notify your plumber of these results so that they can design your system

- to best fit the available pressure. 3

With certification by the developer that all required permits have been received, we look
forward to serving this project.

Sincerely,
PORTLAND WATER DISTRICT

David W. Coffin,"PLS
Engineering Supervisor

2007 Governor's Award rfor Environmental Excellence
. . @ RFacysled Popar

www.pwd.org
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Mr. Dajel L. Riley,P.E.,
SebagoTechnics,

P. O. Box 1339,

Westbnok, Maine 04098-1339

RE: The Capacity to Handle Wastewater Flows from the Proposed
Charles Street Addition to Maine Medical Center, 22 Bramhgl} Street,

Dear ‘Mr( Riley:

- Anticipated Wastewater Flows from the Proposed Charles Street Addition:
114 Proposed Beds @ 150 GPD/Bed ; ‘ . =17.100GPD
42 Proposed Employees @15 GPD/Employee = 630 GPD
-Less 80 Existing Staff @ 80 GPD/ Stafr = 6,400 GPD
- Less 20 Employees @ 15 GPDY Employee =___300 GPD
Total Proposed Increase in Wastewater Flows for this Pro ject =11,030 GPD

The City combined sewer overflow (C.8.0.) abatement consent agreement (with the US.EP.A., and
with the Maine D.EP.) requires C.S.0. abatement, as well as storm Wwater mitigation, in order to offset
any increase in sanitary flows, from al] projects.

If The Civy can be of further assistance, please call 874-§832.

Sincerely,

CITY OF PORTLAND o,

A 5 /5 \
“avile N C‘Ei’y\(
I, ) (I L

Frank J Brancely, BA,MA. ;-
Senior Engineering Technician

FIB

cc: Alexander Q. Jeegerman, Direcror, Planaing Division, Department of Planning, and Urban Development, City of Portland
Richard Seeley, Senjor Planncr, Department of Planning, and -Urban Development, City of Portland
Eric Labelle, P.E., ity Engineer, City of Port)and
Bradiey A. Rofand, 'R E., Environmental Projects Engineer, City of Portiund

Anthoay W. Lombardd; P.E., Project Engineer, City of Portland

Stephen K. Haris, Assistant Engineer, City of Portland

Desk file

O BREthisro\ VIB\C ety LeticraBrambat) Biroci 22
Cilkeani'nCanseiey Lesternb ramhel) Strezs 27
|\-| . .

%“ 35 Pﬁﬁln‘nd Street + Portland, Maine 04101 o (2071 748801+ Tonu cavms ms aees
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Department of Public Works Michael J. Bobinsky

Director
CITY OF PORTLAND :
| 4May 2004 ' i ¥ f@@ﬁ“@i@@ﬁ
Mr. Daniel L. Riley, P. E., _ = jfifj,\ !
Sebago Technics, GO TROHNITS

P. 0. Box 1339, :
Westbrook, Maine 04098-1339

RE: The Caliacity to Handle Wastewater Flows from the Proposed
Central Utility Plant to Maine Medical Center, 22 Bramhall Street.

Dear Mr. Riley:

The existing twelve inch diameter vitrified clay sewer pipe, located in Gilman Street, has ad equate
capacity to tramsport, while The Portland Water District sewage treatment facilities, located off
Marginal Way, have adequate capacity to treat the anticipated increased wastewater flows of 1,610
GPD, from your proposed central utility plant.

, Anticipated Wastewater Flows from the Proposed Central Utility Plant: :
-2 Employees @ 15 GPD/Employee ' = 30GPD
1 Filter Backwash @ 480 GPD/Backwash = 480 GPD
1 Cooling Tower @ 1,100 GPD/Cooling Tower = 1,100 GPD
Total Proposed Increase in Wastewater Flows for this Project =1,610 GPD *

The City combined sewer overflow (C.S.0.) abatement consent agreement (with the U.S.EP.A., and
with the Maine D.E.P.) requires C.S.0. abatement, as well as storm water mitigation, in order to offset
any increase in sanitary flows, from all projects.

If The City can be of further assistance, please call 874-8832.

Sincerely,
CITY OF PORTLAND _-
j‘tﬁbb\‘c (@1)‘\ &MCED L
Frank J Brancely, B.A., M.A.
: Senior Engineering Technician J
" FJB- | | - '
ce: Alexander Q. Jaegerman, Director, Planaing Division, Department of Planning, and Urban Development, City of Portland

Richard Secley, Senior Planner, Deparament of Planning, and Urban Development, City of Portland
- Eric Labelle, P.E., City Engineer, City of Portland :

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

Anthony W, Lombardo, P.E., Project Engineer, City of Portland

Stephen K. Farris, Assistant Engineer, City of Portland

Desk file :

ONEapab JEVCanactiy \Brosbeh Sovea =
C2APrank’ ACspacily Lotem\Braahe S 22

55 Portland Street ¢ Portland. Maine 04101+ (207) 874-8801. - Fax (207) 874-8816
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. - DeLUCA-HOFFMAN ASSOCIATES, INC.

B ROADWAY DESIGN
CONSULTING ENGINEERS B ENVIRONMENTAL ENGINEERING
B TRAFFIC STUDIES AND MANAGEMENT
778 MAIN STREET # PERMITTING
SUITE 8 # AIRPORT ENGINEERING
SOUTH PORTLAND, MAINE 04106 B SITE PLANNING
]

TEL. 207 775 1121
FAX 207 879 0896

CONSTRUCTION ADMINISTRATION

MEMORANDUM
DATE: May 26, 2005
TO: Rick Seeley, GPCOG
A C: Sarah Hopkins, Portland Planning
FROM: Stephen R. Bushey, P.E.
SUBJECT: Maine Medical Center Site Plan Application
Rick,

I have reviewed the submission materials dated 5/25/05 associated with Maine Medical Center’s
proposed expansion at their Bramhall Street Campus. These materials include the Site Plans,
Grading Plans, Utility Plans and Landscape Plans. It is my understanding that the project will be
heard at the upcoming Planning Board meeting next week. '

My review has been limited given the time available. In general the project is very complex
therefore it will necessary that the hospital maintain open communications with City Staff
throughout the construction period to advise the City on progress, design revisions and record
conditions as infrastructure is installed. I offer the following comments for consideration.

1. A description of the projecting sequencing related to the timing and phasing of

~ construction and street closures, traffic rerouting etc. might be beneficial to understand
how the campus will function as well as the neighborhood during the construction period.
This may have already been submitted in one form or another, however, I have not
reviewed it. These issues should be clearly outlined at a preconstruction meeting that
should be attended by the DRC and Public Works Staff. : :

2. We suggest that priof to construction the site layout be linked to a control system such as
a construction baseline or coordinates tied to the City’s system. We trust that electronic
files of the plans are provided to the City based on a tie in to the City Coordinate system.

3. The utility drawings show extensive redevelepment of drainage systems around the work
zone. Multiple connections will be made to existing City drainage infrastructure within
adjacent streets. We have not reviewed the calculations outlining the estimated runoff
flows to these systems, however, a final tally of flows for the 2,.10 and 25 year storms
should be provided for each connection and the engineer should verify that the
downstream infrastructure can adequately handle these flows.



4. The project includes provisions for water quality treatment of stormwater runoff. This
includes two Downstream Defender Water Quality Units. The applicant must provide a
drainage maintenance agreement for these systems including any that are within the
Public R.O.W. but serve the Hospital campus. We support these design measures and
find them acceptable.

5. The utility infrastructure involves numerous realignments and new installations around
the north and westerly sides of the campus. We caution the designers that numerous
utility crossings are present and to verify potential conflicts where possible so that design
modifications can be made prior to the commencement of construction if necessary. We
note that numerous drainage and sewer structures are exceedingly deep (>12°) and
suggest that special design measures may be necessary in these instances. Several
structures are more than 20’ deep and access conditions may be difficult due to these
depths. The limits of excavation and soils may warrant special construction methods
including sheeting and shoring protection for these conditions.

6. The grading plans or separate erosion control plans should be prepared or modified to

show erosion control measures. Specific emphasis on minimization the tracking of mud

- onto adjacent streets and dewatering measures should be highlighted. The construction

staging areas should be identified and temporary provisions for materials storage,
construction access routes etc. identified.

7. All final plans should be provided to the City as “Final Plans” stamped and sealed by a
Professional Engineer.

If you have any questions please call.

Steve Bushey, PE
Senior Engineer
DeLuca-Hoffman Associates, Inc.



Rick Sesley

From: Jeff Tarling [JST@portlandmaine.gov] ‘
: Friday, May 27, 2005 8:50 AM T l L}
: Rick Seeley »
MMC Landscape Plan Review

TEXT.htm
Rick,

I have reviewed the proposed Maine Medical Center landscape plan and offer the following
comments. Overall, the proposed landscape plan is well done and improves the existing
conditions of the MMC campus. The plan shows a good selection of plant material that will
help provide screening / buffering of the proposed building additions. Plant selection
includes a good mix of hardy native and exotic trees and shrubs of sizes that meet or
exceed requirements. : :

Questions / Concerns -

The landscape plan for the parking lot between Vaughn Street and Chadwick Street uses a
'stone mulch' material along the parking lot. Could the planting of grass or low-mow turf
be considered as an alternative? Would there be concerns of the stones or crushed rock
being thrown around? ‘Mowing might be a problem due to cars if regular turf was used...
Low-mow turf would be a 'greener' solution if the applicant thought this would work in
this situation. New turf types available and have been demonstrated by the Board of
Pesticides Control in Augusta. '

Congress Street / Street-trees -

The eight European Hornbeam trees proposed for'Congress Street should be' changed to a
larger growing tree type such as Ginkgo, Armstrong Red Maple or Empire Ash due to the
height of the parking garage building. ) '

Western Promenade Impact -

Pedestrian circulation to the Western Promenade is important for employees and visitors to.
MMC and the local neighborhood. Currently, desire-line paths are worn into the hillside
that boarders MMC and city property at the end of Gilman Street. Due to slopes and ADA
requirements sidewalks may or may not be possible. Careful consideration should be given
to allow pedestrian traffic from the Gilman Street / A Street area to safely walk to the
Western Prom and MMC access ways. A sidewalk at the Gilman Street turn near Gilman Place
to the cul-de-sac area would be beneficial if the slope and grading requirements could be
met. The bituminous sidewalk from the end of Gilman Street to the Western Prom needs to
be improved to allow better access. - -

After reviewing the tree types proposed for the Western Prom slope a mixture of River and
White Birch would be preferred over the Walnut trees proposed.

The use of Winter De-icing Salts continues to be a problem in the Maine Medical Center
Campus and surrounding area. A review of maintenance operations or policies will be
needed to ensure the landscape plants shown will survive. The use of alternative de-icing
materials that do not damage plant materials should be recommended - )



Rick Sesley

From:
Sent:
To:

Cc:
Subject:

Rick,

George Shutts [gms@portlandmaine.gov] : ‘6
Thursday, May 26, 2005 4:54 PM , ..
Rick Seeley ' ' '

GEC@portlandmaine.gov; JKelly@portlandmaine.gov
MMC project :

The Portland Fire Department apprbves the site plan for the proposed Maine Medical Center
project, with the following conditions:

1) The Portland Fire Department's largest ladder truck can safely negotiate the curve at
the top of Gilman Street. The required radius of the curve has been provided to MMC.

2) Sufficient fire hydrants are maintained and accessable throughodt.all construction

phases.

3) Openings, with a minimum four foot width, are maintained on the Congress Street side of
the new garage facade. The openings would be for firefighters to gain access on all floors

of the garage.

If you need more information, you nay contact me at 232-4774.

Regards,

Michael Shutts
Deputy Chief

Portland Fire Department
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Section 18

Solid Waste

A.  Estimated Quantities of Solid Waste

*Currently, the ‘site’ generates ‘both solid waste and medical waste typical of any
~ bospital. Three on-site. dumpsters, located just beyond the L: L. Bean underpass on
the hospital access road, handle the solid waste disposal for the hospital.
A subcontractor picks up medical waste from the hospital three times a week.
Additional waste generated by the development of the site will be handled in the
'same manner. All waste will be transported to the L. L. Bean Building ‘via the
proposed service tunnel and removed from the campus either through the use of the
existing dumpsters or the medical waste subcontractor. The hospital will coordinate
with their subcontractors should additional removal times be required to handle the
additional waste generated by the development. - -

B.  Off-Site Disposal of Construction/Demolition Debris

- At the time of this application, a demolition contractor has not yet been selected for
the project. Once a contractor has been selected, requirements for this subsection
will be forwarded. ‘ '

C. On-site'Disposal of Wood Waste/Land Clearing Debris’

Required tree clearing will be performed by a qualified tree cutter and the logs
taken off site. ‘The associated stumps and grubbing will be ground on site by a
portable stump grinder and used as mulch in the stabilization of back slopes and for
erosion control. We do not anticipate the on-site burning of wood waste for this
project. *

D. Special or Hazardous Waste

The proposed hospital addition is expected to generate biomedical (red bag) waste.
This waste will be collected by the hospital’s current disposal contractor and
disposed of at an approved disposal facility.

Maine Medical Center Expansion -32- Major Site Plan Application — City of Portland



Memorandum
Department of Planning and Development
Planning Division

To:  Chair Lowry and Members of the Portland Planning Board

From: Alexander Jaegerman, Director, City of Portland Planning Division
Carrie M. Marsh, Urban Designer, City of Portland Planning Division

Date: 05/27/05

Re:  Conceptual Design of the Maine Medical Parking Garage, Congress Street

1. Introduction

The Maine Medical Parking Garage will be presented at an upcoming Planning Board Hearing.
This memo discusses the conceptual designs of the proposed structure. Detailed elevations and
building plans have not been provided to date. This memo is therefore based on schematic
renderings that were presented at the Planning Board Workshop on May 10, at a meeting with
the applicant on May 23, and in images emailed on May 26. It is understood that the applicant
may present further refinements to the conceptual designs at the Planning Board Hearing.

2. Description

The proposed Maine Medical Parking Garage is a large-scale building which appears to be a
typical concrete parking garage structure with horizontal floorplates and a flat roof deck.

The renderings show a garage with six bays fronting on Congress Street. The four bays on the
west end are screened with a metal mesh treatment. Moving west to east — the fifth bay is inset
and sheathed with a brick wall. The sixth bay is again expressed to the sidewalk and covered in
the metal screening. The concrete structure is exposed at the east and west elevations. '

The metal screening is intended to be reflective. A sample of this material was provided that
shows that the screen is a grid of punched squares which are approximately 5-6 in width.

A stair tower is located on the east end of the structure and is sheathed in glass. External stairs
connect the Congress Street sidewalk level to the plaza inset into the hillside at the base of the
glass stair tower.

The street level of the parking garage includes a covered arcade along much of the length of the
sidewalk. The walls along this arcade (approximately 70’ east of the entry bay, and 36° west of
the entry bays) are solid, brick faced, with ornamental detailing, with the exception of glass
storefront windows at the east end, covering the easterly bay of the garage plus the stair tower.
Two egress/ingress bays to the parking garage front on Congress Street, (approximately 70’ in
combined length).
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3. Downtown Urban Design Guidelines

The conditional rezoning agreement requires that the design of this project conform to the City’s
Downtown Urban Design Guidelines. Detailed building elevations, plans and material samples
are necessary in order to fully review the proposed design in relation to the guidelines.

The applicant, and its architect, has developed a narrative of its rationale for how it proposes to
meet the Downtown Urban Design Guidelines through the project design.

The conceptual plans appear to meet the Downtown Urban Design Guidelines on the matter of
sidewalk areas, open space, landscaping, lighting, and pedestrian amenities such as benches.

At this time the following issues remain open points for discussion:

The Downtown Urban Design Guidelines include standards for relationship to the pedestrian
environment as follows:

* Arequired distinguishment of the lower 35 feet of a building facade;

= A consideration of the fagade in relationship to its context;

= The use of high quality materials and detailing, and transparency, at the pedestrian level,
= The orientation of entrances at the street;

® The remediation of blank facades;

= The provision of active uses along arcades; and

= The impact of skywalks on the visual character of the Downtown streetscape.

A standard to review is the relationship to existing development particularly with regard to:

* Integration with the existing building environment and streetscape;
* Building form, scale and massing;

= Fagade proportion and composition; and

= Entrances that reinforce strong patterns of pedestrian circulation.

A third category for consideration is that parking garages should create a positive aesthetic
solution which fits the guidelines throughout the document. Parking garages should be:

* Compatible with and enhance the character of the pedestrian environment;
* Maintain pedestrian uses along street frontages; and
* Designed and constructed to accommodate conversion to ground floor uses at a later date.

A final category for consideration is that of gateways into Portland and the impact of such on
creating a newcomer’s first impression of the city. The Gateways to Portland study identified
Congress Street from the west as an important approach which would benefit greatly by gateway
improvements. The guidelines note the following opportunities to enhance gateway entrances:
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®= Reinforce and enhance the scale, character and placement of buildings along entrance routes;

Encourage development which reinforces the unique positive aspects and opportunities of

each particular gateway; - :

» Parking lots should be suitably screened from view along all designated gateway entrances;

= Proposals for development along gateway entrances are encouraged to examine and reinforce
the unique character and opportunity of that gateway entrance to the Downtown in terms of
design and siting of buildings, land uses, and streetscape improvements.

4. Considerations

The above discussion presents broad design concepts for consideration. In addition to the above,
what follows is a summary of issues specific to the conceptual designs that have been presented
to date. The successful remediation of these issues are proposed as the subject to further review
and recommended as conditions for approval of the final design: '

= Materials, detailing, uses and transparency at the pedestrian level;

= Storefront design, storefront materials, elevation of floor level, and orientation to the
arcade;

®* Building entrances, location, prominence and orientation to the street;

* Remediation of the expanse of blank walls along the sidewalk;

® Specifications of materials and detailing such as proposed corbelling, brick articulation
and ornamentation which is proposed to enliven the brick wall; and -

" Resolution of the role of contextual design overall for the building, and specifically for
the street level and retail space, which should reflect traditional storefront architecture.

5. Summary and Recommendations

While the standards are written for the first 35 feet, in this case we are reviewing the first floor
only, which is about 14 feet. The entrances to the stair tower and retail space are both
perpendicular to Congress Street, rather than facing the Street. The stair tower entrance must
be clearly visible from the sidewalk, while accessed from the new plaza level. It should be
oriented to the street and the pedestrian, and not be recessed, so as to avoid creating any hidden
nooks or crannies. The retail entry faces the recessed arcade/courtyard carved out of the
garage. This location was chosen due to floor and sidewalk grades, and to provide best use of
the narrow portion of the retail space. Both entrances need to be well detailed and lit, so as to
be prominent and as visible as possible from the sidewalk. The suggestion was made to angle
the entry walls toward the street, to aid in the visibility of the doorway from the street and
sidewalk.  The architect has agreed to refine the design to accomplish visibility and
prominence, and final details remain to be submitted and reviewed.

The most significant addition to the overall project since the Board recommended the
conditional rezone is the addition of the small retail space at the easterly end of the garage. We
have requested consideration of extending this retail through the entire length of the garage, to
eliminate all blank walls, however the applicant states that the shallow depth and other program
elements of the garage preclude this extension. Given the constraints of the program and use,
the retail as proposed can be a successful element at its location, and the remaining challenge is
to mitigate the wall behind the arcade/courtyard, and the westerly bay wall. The applicant has
submitted conceptual renderings of these locations showing detailing, with a brick wall
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articulated by horizontal and vertical concrete or granite bands, and a coursing at the storefront
cornice height of an alternate band of brick masonry. Benches, lighting, and a tree are proposed
for the courtyard area. Depending upon the retail tenant, the courtyard could accommodate
tables for outdoor seating in good weather.

The context for this site is highly variable, including some residential and mixed use small
scaled structures across the street, the recent medical office building across the street, the
sloping hillside, the existing parking garage, and the commercial hub at the corner of Gilman,
Valley, and St. John, with some larger and older commercial buildings. Wood frame, masonry
and concrete are present in the mix, and the scale of nearby buildings varies considerably. This
context suggests more flexibility in design approach than might exist in a more homo genous or
historic block. Of all the contextual elements available, the traditions of storefront design can
be respected in the design of the retail component. As stated earlier in the review process,
MMC has been encouraged to utilize a common or related set of material specifications, as
proposed for the Charles Street building, for use at the pedestrian scale elsewhere in the project,
including the garage and power plant. With the “class A” materials proposed for use
throughout the project, the quality and character of the additions will tie together with the
hospital campus. ’

In summary, the design of this garage portion of the building has evolved considerably and in a
very positive direction from the initial proposal. However the design is still under development.
We are recommending that the final design for the garage facade be subject to review and
approval by the Planning Authority. If the Board is not comfortable in delegating the final
design back to staff, then we can frame the condition of approval that the final design will
return to the Board for final review and approval.

Attachments

Design Narrative from Keith Davis of TRO regarding the Downtown Urban Design Guidelines
Conceptual Renderings of Proposed Retail Space and Arcade
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Page 1 of 1
Carrie Marsh - MMC Garage - Design narrative

From:  "Davis, Keith" <KDavis@TROarch.com>

To: <rseeley @gpcog.org>, <AQJ@portlandmaine.gov>, <cmarsh@portlandmaine.gov>

Date: 5/26/05 4:50 PM

Subject: MMC Garage - Design narrative

CC: <grayp@mmec.org>, <dunnh@mmc.org>, <DoughD@mmc.org>, "Ashraf, Rashid"
<RAshraf@TROarch.com>

The spirit of the Downtown Urban Design Guidelines is to provide for a framework to address aesthetic, pedestrian, accessibility,
cultural and economic responses to new development. In our continued discussions with City staff, the City Council, neighborhood
groups and the Planning Board the development of the Parking Garage has addressed each of these to great success, as
evidenced by the City Council and neighborhood representatives' approval.

Specifically, we have created a clear response in addressing the building as related to the pedestrian context. The ground level
and first parking deck are primarily brick and glass, with precast concrete and metal detailing. The brick, being a familiar

material, serves to enhance the human scale experience on both the garage and the paving. The glass offers a transparency into
the proposed retail space and stair tower, providing visual interest and security. The middle parking decks are screened with
perforated metal panels which serve to reflect the skylight down to the street level and provide visual interest on a vehicular scale
while avoiding adding to the "canyon" effect that may be created by exposing the precast panels with brick or concrete. The
panels are further divided into 4-foot wide segments to respond to the fenestration of surrounding structures. The uppermost
decks of the garage have a context relating more to the city scale, and are designed to draw less attention form the hospital and
neighboring buildings.

The pedestrian experience from the east sequences from the landscaped courtyard access to the stair tower, the retail space, a
"pocket" courtyard, down a landscaped walk past the garage and MOB skywalk ultimately to a new bus stop plaza creating a
series of activities on the pedestrian scale. By creating the pocket coutyard and a three-part building elevation as described
above, we've broken down the mass of the structure to better relate to the scale of the Congress St. neighborhoods.

The backdrop for the pocket courtyard is a masonry wall that is articulated with accent brick and precast planters, benches and
niches. The function behind the wall is vehicular traffic and parked cars which are not conducive to the quality of the courtyard
space, so openings in the wall are undesirable. The retail space entrance will open onto the courtyard creating a more active
entrance plaza. ‘

As the Downtown Urban Design Guidelines state, the intent is not "to restrict the creativity" of designers. Clearly this process has
enhanced the design of the Garage and the urban context. Please let me know if | can provide further comment on this topic.

W. Keith Davis, AIA
Principal/Vice President
TRO/The Ritchie Organization
617.969.9400 (t)
kdavis@troarch.com






