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Exhibit 3 
 

Project Description 
 
Paris Farmers Union is seeking to purchase the property located at 55 Warren 
Avenue from Bentley Holdings, Inc.  The property is shown on City of Portland 
Tax Map 292, Block D, as Lots 006 and 011.  In total, these lots include 2.39 
acres (104,108 square feet) with 378.33’ of frontage on Warren Avenue.  The 
front portion of the property extending about 250’ from the center of Warren 
Avenue is located in the B-4 Commercial Corridor Zone and the rear portion is 
located in the R-3 and R-5 Residential Zones.  This property is part of a 
commercial subdivision that was approved in 1986. 
 
The property includes an existing single-story commercial building with an 18,900 
square foot footprint.  This building was originally constructed in 1995 and was 
expanded in 2005.  Current uses include fitness, karate studio and a physical 
therapy practice.  There are 83 parking spaces on this property and the property 
shares an access drive and stormwater pond area with the property located at 65 
Warren Avenue. 
 
Paris Farmers Union plans to occupy the existing building and use about 11,000 
square feet for retail sales and the remaining 7,900 square feet for 
storage/warehouse space.  Building improvements will include an overhead door 
from the storage area to allow access in and out of the building with a forklift 
for deliveries and to create an area to load bulk products sold to customers.  This 
proposal includes placement of a 24’ by 70’ portable greenhouse in the existing 
paved area at the rear of the building.   
 
The existing rear parking area will be fenced and used for truck loading area, 8 
employee parking spaces and outside product storage area.  The side parking lot 
along Warren Avenue will provide 37 customer parking spaces.  With 11,000 
square feet of retail space the parking code requires a total of 45 parking 
spaces.  With the employee spaces in the existing rear parking lot, 45 spaces will 
be provided.  This total includes 3 handicap spaces. 
 
To accommodate truck movements and create the new customer loading area, we 
will create new impervious areas of approximately 1,244 square feet.  To account 
for this increase in paved area, we will reclaim 1,395 square feet of existing 
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gravel area in the rear parking area.  A total of 3,058 square feet will be 
disturbed to make these improvements.  The project is located in the Capisic 
Brook watershed which has been identified as an Urban Impaired Stream by the 
Maine Department of Environmental Protection (MDEP).  Given the size of 
disturbance and new impervious area, MDEP Stormwater Permitting is not 
required.  The project will need to meet any City of Portland regulations for 
stormwater controls, which we hope will be met based upon our efforts to reduce 
paved areas on the property.  No wetland areas will be impacted by this project. 
 
The project will use the existing City water and sewer services.  Existing gas, 
power and communication services will also be utilized.  The existing site lighting 
will not change.  Landscaping will be upgraded as shown on the landscape plans 
included with the plan set.  A new pylon sign will be installed along the street 
frontage and building signage will be attached to the front and left side of the 
building walls. 



Exhibit 4 
 

Right, Title and Interest 
 
The property is shown on Tax Map 292, Block D as Lots 006 and 011.  Paris 
Farmers Union has secured a purchase and sales agreement from the current 
property owner, Bentley Holdings, Inc.  A copy of this agreement is attached. 
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Exhibit 5 
 

State and Federal Permits 
 
The project is located in the Capisic Brook watershed which has been identified 
as an Urban Impaired Stream by the Maine Department of Environmental 
Protection (MDEP) but, given the size of disturbance and new impervious area, 
MDEP Stormwater Permitting is not required.  No wetland areas will be impacted 
by this project.  Therefore, approvals under the Natural Resource Protection Act 
are not required from MDEP.  Also, total impervious area on the parcel is less 
than 3 acres.  Therefore, permits from MDEP under the Site Location of 
Development Act are also not required.  Based upon the Traffic Assessment 
included in Exhibit 10, a Traffic Movement Permit from the Maine Department of 
Transportation will also not be required for this project. 
 



Exhibit 6 
 

Zoning Assessment 
 
The front portion of the property extending about 250’ from the center of 
Warren Avenue is located in the B-4 Commercial Corridor Zone and the rear 
portion is located in the R-3 and R-5 Residential Zones.  See the attached Zoning 
Graphic.  Paris Farmers Union is a retail use.  In Section 14-229.11 of the zoning 
code, retail establishments are listed as a permitted use. 
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Exhibit 7 
 

Existing/Proposed Easements 
 
The property is subject to an existing access easement with the abutter located 
at 65 Warren Avenue as shown on the 1986 commercial subdivision plan.  This 
abutter also recently secured a stormwater easement for use and maintenance of 
the existing stormwater pond.  Details for both of these easement areas are 
discussed in the attached easement deed. 











Exhibit 8 
 

Waivers 
 

There are no requested waivers at this time. 



Exhibit 9 
 

Financial and Technical Capacity 
 
Paris Farmers Union was established in 1919 and they now have 10 store locations 
in Maine, New Hampshire and Vermont.  They have located each of these stores 
and worked with local consultants to secure approvals to develop, construct and 
occupy all of them.  They have secured a financial commitment to finance this 
project from TD Bank, which is estimated at $1.4 million.  A copy of this 
commitment is attached.  They are working with Stoneybrook Consultants, Inc. to 
represent them and prepare applications, Summit Geoengineering Services Inc. to 
prepare engineering plans, Jones Associates, Inc. to perform site surveys and 
wetland identifications, F.A. Cushing to prepare landscape plans, Bill Bray to 
perform traffic review, SRL Architects to prepare building renovation plans and 
L&D Building & Remodeling, Inc. to construct these improvements.  All of these 
companies have substantial experience helping with these types of commercial 
developments. 







Exhibit 10 
 

Traffic Analysis 
 
Bill Bray, P.E. of Traffic Solutions has conducted existing condition traffic 
counts and prepared the attached traffic assessment for this project. 



INTRODUCTION 

"É~$-m, fPJi 
235 Bancroft Street 

Portland, Maine 04102 
Phone (207) 774-3603 

tra(ficsolutions@maine.rr.com 

August 9, 2014 

Traffic Assessment 
For Proposed 

Paris Farmers Union 
Portland Store 

Paris Farmers Union is proposing to renovate an existing 18,900 square foot building located at 55 
Warren Avenue in Portland replacing their current store located at 64 Auburn Street. A fitness center presently 
occupies the proposed 55 Warren Avenue building and will relocate to another off-site location. The current 
Paris Farmers Union store is a 4,000 square foot retail store with approximately 2,000 square feet of warehouse 
space. The proposed Warren Avenue store will provide 11,000 square feet of retail area and 7,900 square feet of 
warehouse space. 

Access to the proposed Warren Avenue site will be provided through an existing "common" driveway 
that serves the 55 Warren Avenue building and the adjoining Evolution Rock & Fitness Center located at 65 
Warren A venue. 

This document provides a summary of existing traffic conditions for the section of Warren A venue 
adjacent to the project site including: an estimate of 2014 "peak" traffic volumes for Warren Avenue during 
both the AM and PM peak hours; a review of current roadway safety conditions; conducts a review of vehicle 
sight distance at the existing driveway entrance; provides an estimate of peak hour trip generation for the 
proposed Paris Farmers Union store and, determines the "net" difference in trip generation of the existing site 
use and the proposed Paris Farmers Union store. 

EXISTING CONDITIONS 
Existing Traffic: A manual turning movement count was conducted at the 55 Warren Avenue site on 

Thursday, July 17, 2014 to determine existing peak hour traffic volumes along Warren Avenue and the volume 
of entering/exiting traffic from the existing site driveway. All vehicular traffic entering the driveway 
intersection on Warren Avenue was recorded in 15-minute intervals between the hours of 7:00 to 9:00 AM and 
between 3:00 to 6:00 PM (Copies of the field data summary sheets are attached). From a summary of the data, 
it was determined that the two commuter peak hours occur between 8:00 to 9:00 AM and 3:45 to 4:45 PM. 

Traffic data collected during the months of July and August are generally representative of "peak" travel 
conditions and further adjustment is not required. Figures 1 and 2 are "line-diagrams", presenting ''pea/(' hour 
traffic volumes for the driveway intersection. As depicted on the summary drawings, a total of 38 trips circulate 
through the driveway in the AM peak hour and a total of 67 vehicles in the PM peak hour. A total of 902 
vehicles were recorded traveling in both directions on Warren A venue in the morning peak hour and a similar 
volume of 913 vehicles was measured in the afternoon peak hour. 

Existing Safety Trends: The Maine Department of Transportation's (MaineDOT) Accident Records 
Section provided the latest three-year (2011through2013) crash data for the section of Warren Avenue between 



Hicks Street and Forest Avenue, a distance of approximately 0.58 miles. Their report is summarized as follows 
and attached as an appendix to the report: 

2011 -2013 Traffic Accident Summary 

Location Total Critical 
Crashes Rate Factor 

1. Warren A venue and Bishop Street Extension 2 0.37 
2. Forest Avenue, Warren Avenue, Maggie Lane 29 0.84 
3. Warren Avenue btw. Hicks Street and Bishop 6 0.37 
Street Extension 
4. Warren Avenue btw. Bishop Street Extension and 8 0.60 
Forest Avenue 

The MaineDOT considers any roadway intersection or segment a high crash location if both of the 
following criteria are met: 

• 8 or more accidents 
• A Critical Rate Factor greater than 1.00 

As the data presented in the table shows, the incidence of traffic crashes occurring on the section of 
Warren A venue is below Maine DOT' s threshold criteria for identification of a high crash location. 

SIGHT DISTANCE 
The Maine Department of Transportation's Highway Entrance and Driveway Rules require the 

following sight distances for a non-mobility roadway: 

Sight Distance Standards 

Speed Limit Sight Distance 
25mph 200 feet 

30 250 
35 305 
40 360 
45 425 
50 495 
55 570 

Warren Avenue is currently regulated with a 35mph posted speed limit across the frontage of the 55 
Warren Avenue property, which requires an unobstructed sightline of 305 feet. An unobstructed sightline in 
excess of 500 feet was determined "looking" both left and right from the existing driveway entrance. 

SITE TRAFFIC 
Site Trip Generation: An estimate of trip generation for the proposed 11,000 square foot retail store 

was determined based upon "pea/C' traffic data collected at the existing 4,000 square foot Auburn Street retail 
store. Manual tuning movement counts were completed on July 22, 2014 between the hours of 7:00 to 9:00 AM 
and, again, between 3 :00 to 6:00 PM. All traffic entering and exiting the Auburn Street store was recorded in 
15-minute intervals between the noted time periods (traffic observed patronizing the beauty salon located on the 
same property was omitted from the survey results). A summary of the data shows that a total of 29 peak hour 
trips were observed during the morning peak hour and a total of 28 trips were counted during the evening peak 
hour. The proposed Warren Avenue Paris Farmers Union store is approximately 2.75 larger than the existing 
Auburn Street store. It is reasonable to assume that the proposed larger Warren Avenue store will have a 
similar trip generation rate as the existing store resulting in peak hour totals of 80 trips in the AM peak hour and 

--- --



77 trips during the PM peak hour. Accordingly, the proposed Paris Farmers Union store will increase the 
volume of trips circulating through the 55 Warren Avenue driveway by a total of 45 trips (80 proposed trips 
minus 38 existing trips) in the morning peak hour and an additional 10 trips in the evening peak hour (77 
proposed trips minus 67 existing trips). 

SUMMARY 
1. The proposed Paris Farmers Union store at 55 Warren Avenue can be expected to generate a total of 

80 vehicle trips during the AM peak hour and 77 trips during the PM peak hour. Existing site uses at 
the Warren Avenue property generate approximately 38 and 67 trips, respectively, for the AM and 
PM peak hours. The "net" increase in site generated traffic with development of the proposed project 
is 45 trips in the AM peak hour and 10 trips in the evening peak hour. 

2. MaineDOT's Traffic Safety Bureau's latest three-year safety report for the section of Warren 
Avenue between Hicks Street and Forest Avenue shows that all roadway segments and intersections 
within the identified section of Warren Avenue experience fewer traffic crashes than the threshold 
criteria for identification of a high crash location. 

3. Sightline measurements recorded at the centerline of the existing site driveway entrance at 55 
Warren Avenue exceed MaineDOT's standard (305 feet) for a posted speed limit of 35mph, which 
reflects the current posted speed limit on Warren Avenue. 

4. The City Peer Review Consultant, based upon a preliminary review of the proposed project, had 
requested the conduct of a full traffic impact study for the proposed project. The Applicant will fully 
comply with that request and submit the detailed mobility analyses for the site driveway/Warren 
A venue intersection under separate cover when completed. 



l Intersection: #55 Warren Avenue Portland 

~ Date: 7/17/14 
Construction fence J Day of Week: Thursday 
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t r #55 Warren Ave 

Count s ummarv Movement 

Start I End 1 2 3 4 5 6 7 8 9 10 11 12 Total 

1:00 I 7:15 64 2 2 0 2 64 0 0 0 0 0 0 134 

Truck Count 3 7 10 

1:15 I 1:30 85 1 2 1 1 88 0 0 0 0 0 0 178 

Truck Count 5 10 15 

1:30 I 7:45 128 2 6 2 1 93 0 0 0 0 0 0 232 

Truck Count 9 8 17 

1:45 I s:oo 95 4 2 0 6 100 0 0 0 0 0 0 207 

Truck Count 7 6 13 

8:00 I 8:15 131 4 3 2 1 78 0 0 0 0 0 0 219 

Truck Count 7 7 14 

8:15 I 8:3o 77 3 0 2 3 102 0 0 0 0 0 0 187 

Truck Count 1 9 10 

8:3o I 8:45 117 5 2 2 2 92 0 0 0 0 0 0 220 

Truck Count 3 7 10 

8:45 I 9:oo 140 2 3 1 3 117 0 0 0 0 0 0 266 

Truck Count 7 7 14 

PEAK HOUR COUNT TIME: 8:00 TO: 9:00 
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Start I End 1 2 

3:oo I 3:15 109 0 

Truck Count 9 

3:15 I 3:30 96 2 

Truck Count 9 

3:3o I 3:45 134 2 

Truck Count 2 

3:45 I 4:oo 130 6 

Truck Count 4 

4:oo I 4:15 99 4 

Truck Count 11 

4:15 I 4:3o 131 4 

Truck Count 4 

4:3o I 4:45 119 3 

Truck Count 7 

4:45 I 5:oo 91 5 

Truck Count 1 

5:oo I 5:15 101 8 

Truck Count 2 

5:15 I 5:3o 101 9 

Truck Count 4 

5:3o I 5:45 110 6 

Truck Count 2 

5:45 I 6:00 98 7 

Truck Count 1 
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#55 Warren Ave 

Count Summarv Movement 

3 4 5 6 7 8 

4 2 1 115 0 0 
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2 2 2 117 0 0 
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1 0 5 111 0 0 

7 

2 2 4 129 0 0 

2 

4 1 1 112 0 0 

6 

0 2 3 120 0 0 

1 

7 5 6 143 0 0 

3 

1 1 4 127 0 0 

6 

3 0 3 130 0 0 

1 

5 4 4 136 0 0 

4 

5 0 4 103 0 0 

1 

4 2 3 116 0 0 
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PEAK HOUR COUNT 

Intersection: #55 Warren Avenue Portland 
Date: 7/17/14 

Day of Week: -'T-'-hc::.u;..;:rsc::.da""y'----------
Weather: -------------Rem arks: ____________ _ 

9 10 11 12 Total 

0 0 0 0 231 

14 

0 0 0 0 221 

17 

0 0 0 0 253 

9 

0 0 0 0 273 

6 

0 0 0 0 221 

17 

0 0 0 0 260 

5 

0 0 0 0 283 

10 

0 0 0 0 229 

7 

0 0 0 0 245 

3 

0 0 0 0 259 
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0 0 0 0 228 

3 

0 0 0 0 230 

4 

TIME: 3:45 TO: 4:45 
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FIGURE 1: Existing 2014 "peak" Site Traffic Volumes- AM Peak Hour 
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FIGURE 2: Existing 2014 "peak" Site Traffic Volumes- PM Peak Hour 



• 

/ 

\ 

-- -

-c 
c: 
co -t 
0 

Cl.. 

j J 

r 



_J 

Maine Department Of Transportation - Traffic Engineering, Crash Records Section 

REPORT SELECTIONS 

[Z]Crash Summary I 

REPORT DESCRIPTION 
Warren Ave 

REPORT PARAMETERS 

D Section Detail 

Crash Summary Report 
Report Selections and Input Parameters 

[Z]Crash Summary II 01320 Public 

Year 2011, Start Month 1 through Year 2013 End Month: 12 

Route: 0560767 Start Node: 15896 
End Node: 16874 

Page 1 of 12 on 7/8/2014, 2:22 PM 

Start Offset: O 
End Offset: 0 

D 1320 Private D 1320 Summary 

D Exclude First Node 
D Exclude Last Node 



Maine Department Of Transportation - Traffic Engineering, Crash Records Section 

Crash Summa I 

Node Route - MP Node Description U/R Total Injury Crashes PercentAnnual M Crash Rate Critical CRF 
Crashes K A B c PD Injury Ent-Veh Rate 

15896 0560767 - 1.31 Int of HICKS ST WARREN AV 2 0 0 0 0 0 0 0.0 5.612 0.00 0.35 0.00 
Statewide Crash Rate: 0.14 

18354 0560767 - 1.63 Int of BISHOP ST EXT WARREN AV 2 2 0 0 0 1 1 50.0 5.153 0.13 0.35 0.00 
Statewide Crash Rate: 0.14 

16874 0560767 - 1.89 Int of FOREST AV MAGGIE LN WARREN AV 9 29 0 0 0 8 21 27.6 11.834 0.82 0.98 0.00 
Statewide Crash Rate: 0.65 

Study Years: 3.00 NODE TOTALS: 31 0 0 0 9 22 29.0 22.599 0.46 0.60 0.76 

Page 2 of 12 on 7/8/2014, 2:22 PM 
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Maine Department Of Transportation - Traffic Engineering, Crash Records Section 

Crash Summa I 

Start End Element Offset Route-MP Section U/R Total Injury Crashes Percent Annual Crash Rate Critical CRF 
Node Node Begin - End Length Crashes K A B c PD Injury HMVM Rate 

15896 18354 3105909 0 - 0.32 0560767 - 1.31 0.32 2 6 0 0 0 1 5 16.7 0.01638 122.07 334.66 0.00 
Int of HICKS ST WARREN AV RD INV 05 60767 Statewide Crash Rate: 186.26 

16874 18354 3106429 0 - 0.26 0560767 - 1.63 0.26 2 8 0 1 1 2 4 50.0 0.01246 214.01 354.72 0.00 
Int of FOREST AV MAGGIE LN WARREN AV RD INV 05 60767 Statewide Crash Rate: 186.26 

Study Years: 3.00 Section Totals: 0.58 14 0 1 1 3 9 35.7 0.02884 161.79 300.00 0.54 

Grand Totals: 0.58 45 0 1 1 12 31 31.1 0.02884 520.04 429.65 1.21 

Page 3 of 12 on 7/8/2014, 2:22 PM 
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Start End 1 

3:00 3:15 5 

3:15 3:30 2 

3:30 3:45 1 
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Count Summarv Movement 

3 4 5 6 7 8 

PEAK HOUR COUNT 

Intersection: Auburn St/Paris Farmer's Union 
Date: 7/22/14 

Day of Week: _T_u_es_d_a_y _________ _ 
Weather: -------------
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Paris 
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Union 
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Start I End 1 2 

1:00 I 7:15 1 0 

Truck Count 0 0 

1:15 I 7:30 0 0 

Truck Count 0 0 

1:30 I 7:45 2 0 

Truck Count 0 0 

1:45 I 8:00 1 1 

Truck Count 1 0 

8:00 I 8:15 2 3 

Truck Count 0 1 

8:15 I 8:30 5 2 

Truck Count 1 0 

8:3o I 8:45 1 4 

Truck Count 0 1 

a:45 I 9:00 5 3 

Truck Count 1 0 

Count s ummarv Movement 

3 4 5 6 7 8 

PEAK HOUR COUNT 
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Intersection: Auburn St/Paris Farmer's Union 
Date: 7/22/14 

Day of Week: ....:T-=u..:..es::..:d:..::a.,_y _________ _ 
Weather: 

~------------

9 10 11 12 Total 
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