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Brandon Mazer, Chair
Justin Barker, Vice Chair

PLANNING BOARD

Tuesday, January 23, 2024 at 4:30 PM Marpheen Chann
Hybrid Meeting, Room 24 (Basement Level of Sean Murphy
David Silk

City Hall) and Zoom
Austin Smith

Maggie Stanley

The Planning Board invites the public to attend the meeting in person or Zoom pursuant to the Remote Meeting Policy adopted
by the Planning Board. Prior to the meeting, please check the Agenda Center (https://portlandme.portal.civicclerk.com) to view
memos and reports which will be posted by the end of the day on the Friday before the Planning Board meeting. To submit
written public comment on an agenda item, email planningboard@portlandmaine.gov. Submissions must be received by 12:00
pm the day before the Planning Board meeting to guarantee their inclusion in the agenda packet. All submissions must include
the commenter's name and legal address. To help ensure your comment is submitted for the correct item, please include the
name of the agenda item (see below).

REMOTE PARTICIPATION
Allow your computer to install the free Zoom app to get the best meeting experience. If you are not able to attend either in
person or via Zoom, a recording will be available in the Agenda Center following the meeting.

Please click the link below to join the webinar:

https://portlandmaine-gov.zoom.us/j/83626979010

Or One tap mobile :  +13017158592,,83626979010# US (Washington DC); +13052241968,,83626979010# US

Or Telephone: Dial(for higher quality, dial a number based on your current location): +1 301 715 8592 US (Washington

DC); +1 305 224 1968 US; +1 309 205 3325 US; +1 312 626 6799 US (Chicago); +1 646 931 3860 US; +1 929 205 6099 US
(New York); +1 669 900 6833 US (San Jose); +1 689 278 1000 US; +1 719 359 4580 US; +1 253 205 0468 US; +1 253 215
8782 US (Tacoma); +1 346 248 7799 US (Houston); +1 360 209 5623 US; +1 386 347 5053 US; +1 507 473 4847 US; +1 564
2172000 US; +1 669 444 9171 US

Webinar ID: 836 2697 9010
International numbers available: https://portlandmaine-gov.zoom.us/u/kABEvDnRH
For more information on how to use Zoom, please visit https://www.portlandmaine.gov/remotePUD

AGENDA:

WORKSHOP - 4:30 PM

1. Major Site Plan; 331 Veranda Street; Martin’s Point Health Care, Applicant. At the request of the

applicant, this item is being removed from the Agenda. Staff recommends that the Planning Board
table this item to March 12, 2024.

PUBLIC HEARING - 5:30 PM

ROLL CALL AND DECLARATION OF QUORUM
2. COMMUNICATION AND REPORTS

LD 2003 Communication

2023 Accomplishments
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5.

1901 Forest Avenue (Approval Letter)
19 West Street (Approval Letter)
REPORT OF ATTENDANCE AT THE MEETING HELD ON JANUARY 9, 2024

Workshop
716 Stevens Avenue: Chann, Murphy, Smith and Stanley present. Barker and Silk absent. Mazer

recused.

Public Hearing

1901 Forest Avenue: Chann, Murphy, Smith and Stanley present. Barker, Mazer and Silk absent.
19 West Street: Chann, Mazer, Murphy, and Stanley present. Barker absent. Smith and Silk recused.

REPORTS OF DECISIONS AT THE MEETING HELD ON JANUARY 9, 2024

1.

11.

Conditional Use; 1901 Forest Avenue; M&G Auto, Applicant. Chann motioned, and Murphy
seconded a motion to approve the conditional use application. Vote 4-0, Barker, Mazer and
Silk absent.

Major Site Plan and Conditional Use; 19 West Street; Carleton West, LLC, Applicant. Chann
motioned, and Murphy seconded a motion to waive Technical Manual Standard 1.10.3 related
to minimum two-way driveway width, to reduce the minimum standard from 24 feet to 20 feet.
Vote 4-0, Barker absent, Silk and Smith recused. Chann motioned, and Murphy seconded a
motion to waive Technical Manual Standard 1.5.1.B related to the minimum two-way
driveway aisle width, to reduce the minimum standard from 20 feet to 18 feet. Vote 4-0,
Barker absent, Silk and Smith recused. Chann motioned, and Murphy seconded a motion to
approve the conditional use application. Vote 4-0, Barker absent, Silk and Smith recused.
Chann motioned, and Murphy seconded a motion to approve the major site plan application.
Barker absent, Silk and Smith recused.

NEW BUSINESS

1.

1l

Major Site Plan and Conditional Use; 509 Forest Avenue; DC 509 Forest, LLC, Applicant. The
Planning Board will hold a hybrid public hearing to consider a proposal to redevelop a three-
story, 73,750 square foot building located at 509 Forest Avenue. The redevelopment would
involve the renovation of the ground floor commercial spaces into new retail suites, and the
conversion of office spaces on floors two and three into 38 residential units, which triggers the
City’s inclusionary zoning requirements. The subject property totals 21,841 square feet, and is
zoned B-2b Community Business. A project and plan summary are available for viewing on
the city’s CSS Portal (https://css.portlandmaine.gov/) by referencing Plan Number PL-002662-
2023.

Major Site Plan and Site Location of Development; 716 Stevens Avenue; University of New
England, Applicant. The Planning Board will hold a hybrid public hearing to consider a
proposal by the University of New England to improve and expand an existing carriage road
which connects the University’s Portland Campus to its intermodal transportation facility
located at 172 Bishop Street. Expansion of the carriage road will permit the Campus Shuttle, as
well as students, staff, and faculty to drive, cycle or walk between the University's primary
parking facility and campus without using public street facilities, and will reduce university
related traffic through Morrill's corner. The subject property totals 28.1 acres, and is located in
the R-3 and R-5 Residential Zones. A project and plan summary are available for viewing on
the city’s CSS Portal (https://css.portlandmaine.gov/) by referencing Plan Number PL-002666-
2023.
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Planning and Urban Development City o

f
Kevin Kraft, AICP po ¥ th n d

Deputy Director

From: Kevin Kraft, AICP - Deputy Director of Planning & Urban Development
To: Chair Mazer and the Portland Planning Board

Date: 1/18/2024

Subject: 331 Veranda St. - Major Site Plan - Tabling

The applicant, Martin’s Point Healthcare, has requested that the Major Site Plan for 331 Veranda
Street be removed from the January 23rd, 2024 Planning Board workshop agenda. Staff
recommend that the Planning Board table this item to March 12th, 2024.

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8430 | kkraft@portlandmaine.gov
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Planning and Urban Development

City of

Kevin Kraft, AICP tl d
Deputy Director po r q n

To: Chair Mazer & Members of the Planning Board

From: Kevin Kraft

Date: January 19, 2024

Re: LD 2003 City Council Adopted Amendments

Meeting Date: January 24, 2024

On December 18, 2023, the City Council modified the Planning Board’s recommended text amendments

and voted (8-1) to adopt amendments to the Land Use Code in response to LD 2003 (Order 85-23/24), an
Act aimed at creating new opportunities for housing creation state-wide.

The City Council’s adopted amendments allow four units on all mainland lots where residential is allowed,
and three units on all lots on the islands, regardless of whether or not lots are currently vacant. In addition,
they allow ‘bonus’ housing units on the mainland of up to 2.5x for any project where over 50% of the units
are affordable. Furthermore, the City already allows up to two Accessory Dwelling Units (ADUs) on all lots
in residential use. Therefore, the City Council’s adopted changes result in a minimum of six housing units
permitted per lot in mainland Portland, 12 housing units permitted per lot on mainland where 50% or more
of the housing units are affordable and up to five housing units permitted per lot on all City of Portland
islands, regardless of whether or not lots are served by public water and sewer (unless otherwise exceeded
by more permissive zoning districts).

The City Council’s amendments also created a maximum lot coverage not to exceed 60% for residential
lots city wide, including on islands, unless exceeded elsewhere in the zoning ordinance. For reference, prior
to the Council’s adopted amendments, the previous lot coverage for many residential zones (R-1, R-2, R-3, R-
4, R-5,R-53) and island zones (IR-1, IR-2, IR-3) ranged from 20% to 40%. The changes also exempt the first
four units in any residential use from off-street parking requirements.

Text of the complete changes and supporting materials can be viewed here:
https://portlandme.portal.civicclerk.com/event/6495/files/3026. The bulk of the approved changes are

contained in the attachments titled Rodriguez Amendments (1-4).

The amendments went into effect immediately following the Council vote and are now reflected in the
current Land Use Code.

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8430 | kkraft@portlandmaine.gov
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Planning and Urban Development City o

f
Matthew Grooms, AICP pOrth nd

Development Review Services Manager

To: Chair Mazer and Members of the Planning Board

From: Matthew Grooms, Development Review Services Manager
Date: January 23,2024

Re: Planning Board 2023 Accomplishments

The following is a summary of the Planning Board’s accomplishments over the course of 22 meetings held
during the calendar year 2023. Beginning on June 27, 2023, the Board transitioned from a fully remote
meeting format to a hybrid meeting format, with the Board meeting in-person for the first time since early
2020, and offering opportunities for the public to engage both in person and via zoom. Highlights of the
Board’s accomplishments are listed below.

1. Planning Board Major Site Plan Approvals:
A total of 22 Major Site Plan applications were approved in 2023, including 14 residential projects, and five
non-residential projects resulting in:

e Total Housing Units Approved: 1,193

e Total Affordable Housing Units: 422

e Total Jill C. Duson Housing Trust Fund Contributions: $2,889,124
e Total Hotel Rooms: 443

e Total EV Charging Infrastructure: 101

e Bicycle Spaces: 566

e New On-Site Street Trees: 210

e Tree Fund Contributions: $289,000

Major Site Plan applications approved in 2023 advanced 1,193 new homes, including 422 affordable units,
collected $2,889,124 in Jill C. Duson Housing Trust Fund contributions and furthered the city’s
sustainability goals by approving the planting of 210 new street trees, installation of 101 EV charging
stations, and 566 bicycle racks. Moreover, the Planning Board approved several non-residential projects,
including a new 40,000 square foot performing arts center at the University of Southern Maine, a new
intermodal transportation facility for the University of New England (UNE), a new 72,857 square foot
commercial office building with retail and restaurant space at 70 Thames Street, three new hotel projects
totaling 443 rooms, and a 60,630 square foot new warehouse. Residential projects consisted of
development on former city property and a mix of infill development, and conversions.

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 | mgrooms@portlandmaine.gov
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Residential approvals by zone:

Zone Total Projects Total Residential Units
R-3 1 162

R-5/R-5A 2 40

R-6 2 8

B-3 7 578

B-5 1 9

B-6 1 3906

Total 14 1,193

A. Notable residential approvals included:

Disposition of City Owned Property:

165 Lambert Street and 622 Auburn Street
On February 28, 2023, the Planning Board unanimously approved a Major Site Plan and Inclusionary Zoning
Conditional Use application for the Lambert Woods Planned Residential Unit Development (PRUD), which

would involve the construction of 162 new residential units across two development sites, located on either
side of Washington Avenue Extension in the North Deering Neighborhood. This action followed a multi-

year process led by the City to dispose of certain properties for the purpose of creating new mixed-income,

and age-inclusive housing on underutilized City owned property. The City solicited development proposals
through an RFP process, and selected Maine Cooperative Development Partners (MCDP) for the properties

at 165 Lambert Street, and 622 Auburn Street; a 17.95-acre forested site with significant wetland area. In

Figure 1: Rendering of the Lambert Woods Project

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |[mgrooms@portlandmaine.gov
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order to maximize housing density while minimizing the environmental impact, MCDP requested a zoning
text and map amendment to rezone the property from R-2 to R-3 Residential in order to permit the Planned
Residential Unit Development (PRUD) housing type, and amend the R-3 PRUD provisions to allow for
vertically attached units so as to reduce the footprint of the project. These zoning amendments were
unanimously recommended by the Planning Board to the City Council on June 8, 2021, and were adopted
by the Council June 19, 2021.

Infill Development:

48 Brown Street (25 Casco Street)

On July 25, 2023, the Planning Board unanimously approved a Major Site Plan application to construct a
new five-story mixed-use development with a ground-level retail space and pocket park, and 54 low income
housing units at a mid-block location on Casco Street between Congress Street and Cumberland Avenue.
The property is zoned B-3 Downtown Business, and is currently in use as a surface parking lot with a drive-
through ATM kiosk, and as such, this redevelopment would see the property converted from automobile-
oriented uses to commercial and residential uses that would both add to the vitality of downtown and

benefit from the sites proximity to services and amenities found downtown.
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Figure 2: Rendering of the 48 Brown Street development

Residential Conversions:

465 Congress Street

On May 23, 2023, the Planning Board unanimously approved a Major Site Plan application and Conditional
Use Application for Inclusionary Zoning for the conversion of 76,980 square feet of vacant office space
within the historic ten-story Fidelity Trust Company building, into 63 new residential units. The property is
located at 465 Congress Street within the B-3 Downtown Business Zone and the Congress Street Historic
District. In order to satisfy the City’s Inclusionary Zoning requirement, the project will be contributing
$2,716,638 into the City’s Jill C. Duson Housing Trust Fund.

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |[mgrooms@portlandmaine.gov
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Figure 3: 465 Congress Street (Fidelity Figure 4: 511 Congress Street

Trust Company Building)

511 Congress Street

On June 13, 2023, the Planning Board approved a Major Site Plan application and Conditional Use
Application for Inclusionary Zoning for the conversion of 139,837 square feet of currently vacant office
space within the office building at 511 Congress Street, into 107 new residential units, which would include
27 on-site workforce housing units. The project is located within the B-3 Downtown Business Zone and the
Congress Street Historic District.

477 Congress Street (Time and Temperature Building)
On December 12, 2023, the Planning Board approved a
Major Site Plan application and Conditional Use
Application for Inclusionary Zoning for the conversion of
202,000 square feet of floor area, currently in commercial
office use, to hotel and residential use with ground-level
retail. The project would create 140 new micro unit
apartments, and a 136-room hotel, and proposes 40 on-
site workforce housing units to satisfy the project’s
inclusionary zoning requirements. The Planning Board
previously approved (January 25, 2022) a different major
site plan application for this property, that would have
involved the conversion of the building into a 186-room

hotel with restaurant and rooftop bar.

Figure 5: Rendering of Time and Temperature
Renovation

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |[mgrooms@portlandmaine.gov

Page 8



Realization of a Master Development Plan

385 Congress Street

On February 14, 2023, the Planning Board approved a Major Site Plan Application to facilitate the
development of Phase One of the 385 Congress Street Master Development Plan (MDP); a three-phase
proposal involving the construction of three separate buildings including 297 residential units, a 156-room
hotel, a 337-space parking structure, seven separate retail spaces totaling 11,560 square feet, a 5,100 square
foot restaurant, and a 19,040 square foot amenity deck. As approved, the major site plan application
consisted of an eleven-story building with 179 hotel rooms, nine residential units, a 75-space parking
structure, a 4,630 square foot restaurant, and 755 square foot retail space. The property is located within
the B-3 Downtown Business Zone.

Figure 6: Rendering of the development at 385 Congress Street

Portland Foreside (58 Fore Street)

On September 12, 2023, the Planning Board approved a Major Site Plan Application and Conditional Use
Application for Inclusionary Zoning for Phase 2 of the Portland Foreside MDP. The MDP, which was
approved by the Planning Board in December of 2016, envisioned a complete redevelopment of the former
Portland Company Industrial site on the City’s Eastern Waterfront, as a significant new mixed-use
neighborhood with housing, hotel uses, a variety of commercial retail and restaurant spaces, a premier
marina, and generous public open spaces both within the site and along the waterfront. The first phase of
the project, which involved the construction of the Sun Life Office Building on Block One, was approved by
the Planning Board in January of 2020. The Phase Two plan involved the development of Blocks four, five

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |[mgrooms@portlandmaine.gov
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and six and features 396 new residential units, 42 of which would be workforce housing units, 81,558 square
feet of new retail, restaurant and service space, a 644-space parking garage, and a 128-room hotel. The

project site is located within the B-6 Eastern Waterfront Mixed-Use zone.

Figure 7: Rendering of Portland Foreside Phase Two

89 Elm Street

On October 24, 2023, the Planning approved a Major Site Plan Application for a new mixed-use
development with three ground-level retail units and 201 low-income housing units at 89 EIm Street, in the
B-3 Downtown Business and R-6 Residential zones. This project is the first phase of the Bayside Master
Development Plan, which was approved on July 25, 2023. The MDP, as detailed below, would be constructed
over eight separate phases across multiple City blocks in the Bayside neighborhood, and would lead to the
construction of 804 new residential units, 28,200 square feet of new commercial space, and several
noteworthy changes within the public right of way, including the two-way conversion of Oxford Street, and
the creation of a woonerf along Lancaster Street between Preble and Elm Street.
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Figure 8: Rendering of 89 Elm Street
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B. Notable non-residential approvals included:

Institutional Development:

111 Bedford Street (USM Center for the Arts)

On March 28, 2023, the Planning Board approved a Major Site Plan application to facilitate the construction
of the USM Center for the Arts; an approximately 40,075 square foot building located in the R-5 Residential
zone in the Oakdale neighborhood.

Figure 9: USM Center for the Arts

Commercial Development:

70 Thames Street

On September 26, 2023, the Planning Board approved a Major Site Plan Application to facilitate the
construction of a three-story, 72,857 square foot office building with ground-level retail and third-floor
restaurant, at 70 Thames Street in the B-6 Eastern Waterfront Mixed-Use Zone. Upon completion, the
building would be occupied by WEX, who occupies other buildings within the same block and who
relocated to Portland from South Portland following the Planning Board’s approval of the building at corner
of Hancock and Thames Street on October 4, 2017.

Figure 10: New Office Building at 70 Thames Street

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |[mgrooms@portlandmaine.gov
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2. Planning Board Master Development Plan (MDP) Approvals:

One MDP was approved by the Planning Board for an eight-phase development in the Bayside
Neighborhood which would extend across six city blocks and encompass approximately seven acres,
spanning between Kennebec Street in the north, Cumberland Avenue in the south, Preble Street in the
west, and Chestnut Street in the east. Upon completion, the development would involve the construction
of seven new mixed-use buildings with 804 residentials units (201 of which would be low-income units),
28,200 square feet of new commercial space, two new public open spaces including a small park at the
intersection of Cedar Street and Lancaster Street, and a linear park and woonerf along Lancaster Street
between Preble and Elm Street. Phase 1 of the MDP, which contemplated a 201-unit affordable housing
project at 89 Elm Street with three ground-level retail spaces, was approved by the Planning Board on
October 24, 2023.

"1S ¥ILSVONVT T

Figure 11: Rendering and Phasing Plan of Bayside MDP

3. Planning Board Conditional Use Approvals:
A total of three Conditional Use applications were approved in 2022, resulting in:
e Hotel inclusionary zoning review for the conversion of the upper floors of the property at 178
Middle Street from office to hotel use
e 480 square feet of low-impact industrial space for a wholesale bakery at 75 Oak Street in the B-3
Zone
e Expansion of the Portland Squash Center at 76 Noyes Street, a place of assembly conditional use
within the R-5 Residential zone.

4. Planning Board Zoning Map and Text Amendment Recommendations:
A total of five Zoning Map Amendment and two Zoning Text Amendment applications were reviewed and
recommended to the City Council including;

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |[mgrooms@portlandmaine.gov
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A. Zoning Map Amendments:

50 Industrial Way

On January 24, 2023, The Planning Board voted to recommend to the City Council, the rezoning of nine
intensively developed industrial properties along Industrial Way, including the property of the applicant,
Allagash Brewing Company, from I-M to I-Mb Moderate Impact Industrial. The rezoning was sought to allow
for a less restrictive impervious surface ratio and was recommended based upon the nature of the

properties included as part of the request, and the proposals consistency with the City’s comprehensive
plan.

Figure 12: 50 Industrial Way Zoning Amendment

211 Cumberland Avenue

The Planning Board voted to recommend a Zoning Map
Amendment to the City Council to rezone the property at
211 Cumberland Avenue, site of the Franklin Towers, from
R-6 Residential to B-3 Downtown Business, and amend the
Bayside Height Overlay to permit heights of up to 150 feet
on the property. The zoning amendment would help
facilitate the interior renovation and partial redevelopment
of the Franklin Towers property in the future by eliminating
the density limits of the R-6, and by bringing the existing
building into compliance with zoning dimensional

standards.

Figure 13: 211 Cumberland Ave Zoning
Amendment

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |[mgrooms@portlandmaine.gov
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900 Ocean Avenue
On May 9, 2023, the Planning Board voted to

ROS

recommend to the City Council a Zoning Map
Amendment to rezone a 16-acre site located at 900
Ocean Avenue from R-3 Residential to R-5a Residential,
to permit greater residential density within a
contemplated PRUD at this location while permitting a
reduced development footprint on this property which is

heavily vegetated with wetlands and areas of significant
ledge. Based upon the density limitations of the R-5a R-5 ROS
zone, the property could support up to 435 residential

units. While the Planning Board recommended the

R-5a

inclusion of additional property to the south of the goo

Ocean Avenue property, the City Council ultimately
Figure 14: 900 Ocean Avenue Zoning Amendment as

voted to only include the applicant’s property at 900 adopted by the City Council

Ocean Avenue.

17 & 25 Bates Street /'\\ ,s\,’ S

On September 12, 2023, the Planning Board voted to ‘\ ‘\\ ’l' II’
recommend to the City Council a Zoning Map \”'\ N \\\\
Amendment to 27 parcels in the vicinity of the \\‘ \\
Veranda Street, Bates Street and Washington R ’,’ '\\
Avenue intersection from R-P Residence v E-2h ,”
Professional, R-5 Residential, and B-2 Community ," ,’,
Business, to B-2b Community Business. The zoning (’ /4‘ ,:'
amendment was initially sought to facilitate the ‘\ /’ ‘|‘ /'
redevelopment of two parcels located within the R- g 2 o S LT

P zone into a small mixed-use development with a . .

. . Figure 15: 17 &2 5 Bates Street Zoning Amendment
ground-level restaurant and residential uses on the
upper floors. City staff recommended expansion of the rezoning boundary and further requested that the
properties be rezoned to the B-2b zone, as opposed to the B-2 zone, based upon the B-2b zone’s to include
25 additional properties, based upon the B-2b’s increased lot coverage allowance, the stated purpose of the
B-2b as zone as a more pedestrian oriented mixed-use zone, and slight differences between use allowances

between the B-2 and B-2b zones.

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |[mgrooms@portlandmaine.gov
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426 Presumpscot Street ' / R-3
On October 24, 2023, the Planning Board voted ! / e
to recommend to the City Council a Zoning Map - (B —— | i
Amendment for four separate parcels, totaling = e g,

3.32 acres from R-3 Residential to R-5 Residential, Ny 4 i — =y 5 [
to facilitate the development of a multi-family g ,/ ey T | i
development totaling approximately 50 /e f 8w A |

residential units. /’ owf &

B. Zoning Text Amendments: AE e | —— By
22 Park Avenue Figure 16: 426 Presumpscot Street Zoning Amendment

On February 28, 2023, the Planning Board voted

to recommend to the City Council a zoning text amendment submitted by Community Housing of Maine
(CHOM) to eliminate the C-5 Contract Zone encompassing the property at 22 Park Avenue and return the
property to the underlying B-2b Community Business zone. This amendment would enable the property
owner to utilize all of the units within the existing building. These amendments would also permit up to two
additional units on property zoned for residential use with an existing residential structure

Implementation of LD-2003

On October 24, 2023, the Planning Board recommended a series of zoning text amendments to Articles 3, 6,
7,18, and 19, which were proposed by City staff to bring the City into compliance with State Law LD-2003.
These amendments would permit up to four residential units on all property zoned for residential use
within designated growth areas, up to two units on all property zoned for residential use outside of the
City’s designated growth areas, up to two additional units on property with an existing residential structure,
and provisions for additional density bonuses where affordable units are being constructed or added.
Following the Planning Board’s recommendation, the City Council took up these amendments, and voted at
their December 18, 2023 meeting to adopt these amendments with several changes to expand their scope.
The land use code amendments adopted by the Council transform the City’s zoning framework, particularly
around housing. They allow four units (plus two ADUs) on all mainland lots where residential is allowed, and
three units (plus 2 ADUs) on all lots on the islands. They allow additional ‘bonus’ units in any project on the
mainland where over 50% of the units are affordable. The amendments create a maximum lot coverage of
60% for residential lots city-wide, including on islands, unless exceeded elsewhere in the zoning ordinance.
And they exempt the first four units in any residential use from off-street parking requirements.

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |[mgrooms@portlandmaine.gov
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Figure 17: Graphic lllustrating City’s Proposal as recommended by the Planning Board

5. Subdivisions:

e 385 Congress Street: Subdivision to facilitate multi-phase development in accordance with the
approved 385 Congress Street MDP.

e 1190 Brighton Avenue: Subdivision Amendment for Rock Row Development.

e 432 Fore Street: Four lot commercial subdivision within Old Port.

e 533 Summit Street: Seven lot subdivision to facilitate the creation of four new buildable lots within
the R-2 Residential zone.

e 66 Eighth Street: Three lot subdivision to establish two new buildable lots within the R-3 Residential
Zone.

6. Communications:
e Bayside Canopy Planting Proposal: January 10, 2023
e Planning Board Accomplishments (2022): January 10, 2023

389 Congress Street, Portland, Maine 04101 | ph: 207.874.8699 |mgrooms@portlandmaine.gov
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CITY OF PORTLAND, MAINE
PLANNING BOARD

Brandon Mazer, Chair
Justin Barker, Vice Chair
Marpheen Chann

Sean Murphy

David Silk

Austin Smith

Maggie Stanley

January 23, 2024

Majid Majeed

M&G Auto Repair
1901 Forest Avenue
Portland, Maine 04103

Project Name: Conditional Use Application Project ID:  CU-002683-2023
Address: 1901 Forest Avenue CBL: 327A A003001
Applicant: Majid Majeed

Planner: Sean King, Urban Designer

Dear Majid Majeed:

On January 9, 2024, the Planning Board approved a conditional use application to allow for an auto
dealership in the B-2 Community Business zone. The Planning Board reviewed the proposal for
conformance with the general conditional use standards, Section 6.5.2 and the supplemental use specific
standards under Section 6.5.6.A. Based on the information provided to the Board in the application,
documents, and reports, through testimony and other information submitted by the applicant, the Planning
Board adopted the findings, conclusions and recommendations contained in the Planning Board Report for
the public hearing on January 09, 2024, which is attached hereto and incorporated herein by reference.
Based upon those findings, conclusions and recommendations, the Planning Board found that the
application met all relevant standards and voted 4-o (Mazor, Barker, Silk absent) to approve the conditional
use application.

Conditional Use - Automobile Dealership

On the basis of the application, report and other information submitted by the applicant; findings and
recommendations contained in the Planning Board Report for the public hearing on January 09, 2024 for
application CU-002683-2023 relevant to the Land Use Code Section 6.5.2 and Section 6.5.6(A) and the
testimony presented at the Planning Board hearing, the Planning Board voted 4-o (Mazor, Barker, Silk
absent) to find that the plan is in conformance with the conditional use standards of the Land Use Code

Standard Procedures
Note: The following standard procedures and requirements apply to all approved site plans:
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Separate Building Permits Are Required This approval does not constitute approval of building
plans, which must be reviewed and approved by the City of Portland’s Permitting and

Inspections Department.

If there are any questions, please contact Sean King at (207)874-8901 or via email at
sking@portlandmaine.gov.

Sincerely,

Brandon Mazer, Planning Board Chair

Attachments:
1. Planning Board Report
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Planning Board Report
Planning & Urban Development Department

1901 Forest Avenue
Conditional Use Application (CU-002683-2023)
M&G Auto Repair, Applicant

Submitted to:
Public Hearing Date:

Portland Planning Board
January 09, 2024

Prepared By:
Date:

Sean King, Urban Designer
January 05, 2024

INTRODUCTION

M&G Auto Repair has submitted a conditional use application to operate a used automobile dealership
adjacent to the Applicants existing automobile repair shop at 1901 Forest Avenue in the Riverside

neighborhood. This application is being referred to the Planning Board for compliance with the City of
Portland’s Land Use Code Conditional Use Standards, Section 6.5.1.A.

The Planning and Urban Development Department mailed 70 notices advertising this meeting to property
owners within 500 feet of the site. A legal advertisement ran in the December 28 and 29, 2023 editions of

the Portland Press Herald.

Applicant:
Applicant
Representatives:

REQUIRED REVIEWS

Majid Majeed, M&G Auto Repair
Ghassan Abdullah, M&G Auto Repair

Figure 1: Aerial of property site, view towards the north

Review

Applicable Standards

General conditional use

Section 6.5.2

Supplemental use-specific conditional use

Section 6.5.6.A (Automobile dealership)

PROJECT DATA

Existing Zoning

B-2 Community Business

Property Size

.75 acres
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Existing Use Automobile repair shop
Proposed Use Automobile dealership

IV.  EXISTING CONDITIONS AND SURROUNDING AREA
The subject property is located at 1901 Forest Avenue (CBL 327A Aoo3007) and is currently occupied by a
9,040-square-foot commercial building. The surrounding land uses are primarily commercial, including
retail and auto service stations, and residential, including apartment-style multi-family buildings consisting
of Portland Housing Authority’s Riverton Park and Terrace Pond Apartments, and single-family homes. A 7-
Eleven gas station and convenience store is adjacent to the subject property to the west. Hannaford
grocery store is located immediately north of the subject property.

The property is currently being used as both an auto repair shop and an inspection station.
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Figure 2: Photograp of property frontage anng Forest Avenue, view towards the west

V. PROPOSED USE
The proposed conditional use would transform the current auto repair shop into an auto dealership to
specialize in rebuilding salvage vehicles for sale.

VI.  RIGHT, TITLE, & INTEREST
The owner of the property is M4 LLC by deed recorded May 04, 2023 in the Cumberland County Registry of
Deeds in book 40108 page 140. The property is being rented by the Applicant.

VII.  ZONING ANALYSIS
The subject property is located in the B-2 Community Business zone

B-2 dimensional standards under Table 7-E below:

B-2 Community Business Required Existing
Lot Area (min.) N/A N/A

Lot area per dwelling unit (min.) 1,000 sq. feet N/A
Street Frontage (min.) 20 feet 140 feet
Front Setback (max.) 10 feet 30 feet
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Rear Setback (min.) 10 feet 35 feet
Side Setback (min.) None 14 feet
Stepbacks (above 35 feet when property line abuts a residential | N/A N/A
zone)
Length of building wall at maximum setback (min.) N/A N/A
Length of undifferentiated blank wall along publicly accessible N/A N/A
way (max.)
Floor area (max.) N/A N/A
Structure Height 65 feet <20 feet
Lot coverage (max.) N/A N/A
Impervious surface ratio (max.) Residential: None <80%
Other uses: 80%

Auto, boat, and related dealerships are permitted in the B-2 zone as a conditional use according to Table 6-
C of the Land Use Code. Applications for conditional use are required to be reviewed against the general
conditional use standards specified in Section 6.5.2 and supplemental conditional use standards for
automobile dealerships specified in Section 6.5.6.A.

VIIl.  GENERAL CONDITIONAL USE - AUTOMOBILE DEALERSHIP (Section 6.5.2)
As required under Section 6.5.1.A of the City’s Land Use Code, the Zoning Board of Appeals shall review all
conditional use applications, with the exception that the Planning Board shall review all conditional use
applications for specific uses for which the Planning Board is identified as the review authority under
section 6.5.6.

The ordinance under Section 6.5.2 requires the review authority shall find the following standards satisfied:

A. The volume and type of vehicle traffic to be generated, hours of operation, expanse
of pavement, and the number of parking spaces required are not substantially greater than
would normally occur at surrounding uses or other allowable uses in the same zone.

The City’s Consulting Traffic Engineer has reviewed the application materials and finds the change
in use would not be expected to generate substantially more traffic or parking spaces than current
or nearby uses.

The Applicant has indicated hours of operation from gam to spm, with no expansion of pavement
or increase to the existing 30 parking spaces.

B. The proposed use will not create unsanitary or harmful conditions by reason of noise,
glare, dust, sewage disposal, emissions to the air, odor, lighting, or litter.

City staff finds the proposed use will not create unsanitary or harmful conditions. The Applicant
has indicated there is no water inside the unit, stating that the drain inlets and lines were sealed off
from the City’s sewer system.

C. The design and operation of the proposed use, including but not limited to

landscaping, screening, signs, loading, deliveries, trash or waste generation, arrangement of
structures, and materials storage will not have a substantially greater effect/impact on
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surrounding properties than those associated with surrounding uses or other allowable uses
in the zone.

City staff finds the operations of the proposed use will not have a substantially greater
effect/impact on the surrounding properties than those associated with surrounding uses or other
allowable uses in the zone.

D. The proposed use will meet any additional zone or use-specific standards identified in
Tables 6-A to 6-F and Subsections 6.5.6 and 6.5.7.

The proposed use is subject to the Supplemental Conditional Use standards for Automobile
dealership, listed under Section 6.5.6.A.

IX.  SUPPLEMENTAL CONDITIONAL USE - AUTOMOBILE DEALERSHIP (Section 6.5.6.A)
As required under Section 6.5.6 of the City’s Land Use Code, in addition to the general conditional use
standards, the following applicable standards shall apply to specific conditional use:

A. Automobile, boat, and related dealerships and auto service stations:
1. The Planning Board shall be the review authority.

The Planning Board is the review authority for this application.

2. Signs shall not adversely affect visibility at intersections or access drives. Such signs shall
be constructed, installed, and maintained so as to ensure the safety of the public. Such
signs shall advertise only services or goods available on the premises.

City staff finds the existing sign location to not adversely affect visibility at intersection or access
drive. In addition, the Applicant is not proposing any new signage.

3. Noingress and egress driveways shall be located within 30 feet from an intersection. No
entrance or exit for vehicles shall be in such proximity to a playground, school, church,
other places of public assembly, or any residential zone that the nearness poses a threat
or potential danger to the safety of the public.

The applicant proposes to retain the existing driveway, which City staff finds appropriate to

support ingress and egress to and from the property. The existing driveway is not located within

30 feet of an intersection and does not pose a threat or potential danger to the safety of the

public.

4. A landscaped buffer, no less than five feet wide, shall be located along street frontages
(excluding driveways). The buffer shall consist of a variety of plantings in accordance
with the City of Portland Technical Manual.

The site currently contains a grass strip with wooden guardrail along its Forest Avenue frontage.

5. Car washes shall be designed to avoid the tracking of residual waters into the street.
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Not applicable. The applicant is not proposing a car wash.
X.  PROPOSED MOTIONS

A. CONDITIONAL USE - AUTOMOBILE DEALERSHIP
On the basis of the application, report and other information submitted by the applicant; findings
and recommendations contained in the Planning Board Report for the public hearing on January
09, 2024 for application CU-002683-2023 relevant to the Land Use Code Section 6.5.2 and Section
6.5.6(A) and the testimony presented at the Planning Board hearing, the Planning Board
[finds/does not find] that the plan is in conformance with the conditional use standards of the
Land Use Code.

Xl.  ATTACHMENTS

REPORT ATTACHMENTS
Att.1  City Consulting Civil Engineer comments 12-06-2023
Att.2  City Consulting Traffic Engineer comments 12-11-2023
Att.3 DPW Transportation review 12-11-2023
Att. 4 Planning Staff correspondence 12-23-2023

APPLICANT SUBMITTAL
A.  Project description
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CITY OF PORTLAND, MAINE
PLANNING BOARD

Brandon Mazer, Chair
Justin Barker, Vice Chair
Marpheen Chann

Sean Murphy

David Silk

Austin Smith

Maggie Stanley

January 23, 2023

Jack Soley and Ali Malone Michael Tadema-Wielandt
100 Commercial Street Terradyn Consultants, LLC
Portland, Main 04108 565 Congress Street Unit 21

Portland, ME 04101

Project Name: Major Site Plan Project ID:  PL-002614-2023

Address: 19 West Street CU-002693-202
Applicant: Ali Malone, Jack Soley CBL: o055 B013001, 055 BO13002
Planner: Maya Balassa

Dear Ali Malone and Jack Soley:

On January 9, the Planning Board approved a major site plan and conditional use application for a
proposed nine-unit multi-family residential development and separate off-street parking use at 19 West
Street in the R-6 zone and West End Historic District. The project consists of two two-unit townhouses
and the conversion of an existing medical office building into five a five-unit residential building. The
project also includes associated off-street parking for these residential units, along with a separate 23-
space surface parking lot, that is to be set up as a condominium, with individual parking spaces sold to
nearby residents. The decision is based upon the application, documents and plans as submitted. The
Planning Board reviewed the proposal for conformance with the standards of the Site Plan Ordinance,
Ch. 14, Article 14, Section 14.6, and the Conditional Use Standards related to an off-street parking use in
the R-6 zone, Ch. 14, Article 6, Section 6.5.2 and Section 6.5.6.H. Based on the information provided to
the Board in the application, plans, reports, through testimony and other information submitted by the
applicant, the Planning Board adopted the findings, conclusions and recommendations contained in the
Planning Board Report for the public hearing on January 9, 2024, which is attached hereto and
incorporated herein by reference. Based upon those findings, conclusions and recommendations, the
Planning Board found that the application met all relevant standards and voted 4-o (Barker absent, Silk
and Smith recused) to approve the application with the following waivers and conditions as presented
below.

Waivers
The Planning Board voted 4-o (Barker absent, Silk and Smith recused) to waive the following City of
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Portland Technical standards:

1. The Planning Board finds, based upon the third-party traffic engineers’ review, that extraordinary
conditions exist or undue hardship may result from strict compliance with the Technical Manual
standard 1.10.3, which requires a minimum two-way drive aisle width of 24 feet, that substantial
justice and the public interest are secured with the proposed variation in this standard, and that
variation is consistent with the intent of the ordinance. The Planning Board waives the Technical
Manual standard Section 1.10.3 to allow for a drive aisle width of 20 feet in the parking lot off of
West Street.

2. The Planning Board finds, based upon the third-party traffic engineers’ review, that extraordinary
conditions exist or undue hardship may result from strict compliance with the Technical Manual
standard 1.5.1.B which requires two-way drive ways to have a minimum width of 20 feet, that
substantial justice and the public interest are secured with the proposed variation in this
standard, and that variation is consistent with the intent of the ordinance. The Planning Board
waives the Technical Manual standard Section 1.5.1.B to allow a driveway width of 18 feet from
West Street.

Conditional Use

The Planning Board voted 4-o (Barker absent, Silk and Smith recused) to find the proposed conditional use
for off-street parking in the R-6 Residential zone does meet the standards of Land Use Code Section 6.5.2
and Section 6.5.6.H, with the following condition:

PRIOR TO ISSUANCE OF THE BUILDING PERMIT
1. The applicant shall submit draft condominium documents for the proposed off-street parking
condominium located at 19 West Street. These documents shall stipulate that spaces may only
be sold to residents and/or to other users of a legally permitted use that is located within the R-6
zone. These condominium documents shall be reviewed and approved by the Planning Authority
and Corporation Counsel.

The approval is based on the submitted plans and findings related to site plan and conditional use review as
contained in the Planning Board report dated January 9, 2024 for application PL-002614-2023 and CU-
002693-2023 which is attached.

Site Plan Review

The Planning Board voted 4-o (Barker absent, Silk and Smith recused) to find that the plan is in
conformance with the site plan standards of the Land Use Code subject to the following conditions of
approval:

PRIOR TO APPLYING FOR A BUILDING PERMIT
1. The applicant shall submit ability to serve confirmation to the Planning Authority from CMP and
Portland Water District.
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PRIOR TO THE ISSUANCE OF A BUILDING PERMIT

2.

The applicant shall submit an amendment or release of easement 2 that confirms parking

is permitted within the easement area to the satisfaction of corporation counsel and record the
same in the Cumberland County Registry of Deeds or submit another mechanism demonstrating
compliance with the easement to the satisfaction of corporation counsel.

The applicant shall submit the third-party testing information for the stormwater

cartridge proposed for review and approval of the Planning Authority.

PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY
4. The applicant shall pay $1,600 into the Street Tree Fund for the four additional street trees

required, or pay $1,200 and replace the fallen Linden with an approved alternative.

The approval is based on the submitted plans and findings related to site plan and conditional use review as
contained in the Planning Board report dated January 9, 2024 for application PL-002614-2023 and CU-
002693-2023 which is attached.

Standard Procedures
Note: The following standard procedures and requirements apply to all approved site plans:

Site Plan Expiration The site plan approval will be deemed to have expired unless work has
commenced within one (1) year of the approval or within a time period up to three (3) years
from the approval date as agreed upon in writing by the City and the applicant. Requests to
extend approvals must be received before the one (1) year expiration date.

Separate Building Permits Are Required This approval does not constitute approval of building
plans, which must be reviewed and approved by the City of Portland’s Permitting and
Inspections Department.

Performance Guarantee and Inspection Fees A performance guarantee covering the site
improvements and an inspection fee payment of 2.0% of the guarantee amount and three (3)
final sets of plans must be submitted to and approved by the Planning and Urban Development
Department and Public Works Department prior to the release of a building permit, street
opening permit or certificate of occupancy for site plans.

Construction Management Plans The applicant, contractor and subcontractors are required to
conform to the approved Construction Management Plan, and all conditions contained within
the project’s approval, for the entire duration of the project. Any amendments to the approved
Construction Management Plan shall be reviewed and approved by the Department of Public
Works prior to the execution. The Planning Authority and the Department of Public Works have
the right to seek revisions to an approved Construction Management Plan. The applicant shall
coordinate the project’s construction schedule with the timing of nearby construction activities
to avoid cumulative impacts on a neighborhood and prevent unsafe vehicle and pedestrian
movements. Accordingly, nearby construction activities could involve a delay in the
commencement of construction.
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Preconstruction Meeting Prior to the release of a building permit and scheduling of a
preconstruction meeting, a hard copy set of approved plans shall be submitted to the
Development Review Coordinator. A pre-construction meeting shall be held at the project site
with the contractor, Development Review Coordinator, Public Works representative, and owner
to review the construction schedule and critical aspects of the site work. At that time, the
Development Review Coordinator will confirm that the contractor is working from the approved
site plan and the approved Construction Management Plan. The site/building contractor shall
provide one (1) copy of a detailed construction schedule to the attending City representative. It
shall be the contractor’s responsibility to arrange a mutually agreeable time for the pre-
construction meeting.

Department of Public Works Permits If work or obstructions will occur within the public right-
of-way, such as utilities, curb, sidewalk, driveway construction, site deliveries and equipment
siting, a Street Opening and/or Occupancy Permits are required for your site. Please contact the
Department of Public Works Permit Clerk at (207) 874-8300, ext. 8828. (Only excavators
licensed by the City of Portland are eligible.)

Develop Site According to Plan The site shall be developed and maintained as depicted on the
site plan and in the written submission of the applicant. Any modifications of an approved site
plan or alteration of a parcel, or of any approved exterior elevations, which were the subject of
site plan approval after May 20, 1974, shall require the prior approval of an amended site plan by
the Planning Board or Planning Authority pursuant to the terms of Chapter 14, Land Use, of the
Portland City Code.

Stormwater Management The owner/operator of an approved stormwater management system,
and all assigns shall comply with the conditions of Chapter 32, Stormwater including Article Ill,
Post Construction Stormwater Management, which specifies the annual inspections and
reporting requirements.

A maintenance agreement for the stormwater drainage system, as attached, or in substantially
the same form, shall be submitted for review by Corporation Counsel. Once approved, the
document shall be signed and recorded at the Cumberland County Registry of Deeds prior to
the issuance of a building permit. Final copies shall be submitted to both the Department of
Planning and Urban Development and the Department of Public Works.

Third Party Inspections For all sites with one acre or greater of disturbance, the applicant shall
retain the services of a third-party inspector for the duration of construction until final site
stabilization is in place. The inspection is required in order to ensure that all construction and
stabilization activities comply with the approved drawings and specifications; that field decisions
regarding erosion control implementation, stormwater system installation, and natural resource
protection are based on sound engineering and environmental considerations; and that any
changes to the development’s erosion control plan, stormwater management plan, or final
stabilization plan is communicated to the City of Portland for additional review and approval.

The inspector will submit weekly written reports to the Stormwater Coordinator(s) in the Water
Resources Division of Public Works. Reports must include: project ID, project address, the
date(s) and time(s) of inspection(s), site photographs of areas under construction, and the
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date(s) and approximate duration(s) of any rainfall events. The report will identify and describe
any erosion problems or discharge of pollutants and what actions will be taken to address these
issues and repair any damage to other properties or natural resources, actions to eliminate the
erosion source, and actions to prevent future sediment discharges from the area.

Defect Guarantee A defect guarantee, consisting of 10% of the performance guarantee, must be
posted before the performance guarantee will be released.

As-Built Final Plans Final sets of as-built plans shall be submitted digitally to the Planning and
Urban Development Department, on a CD or DVD, in AutoCAD format (.dwg), release AutoCAD
2005 or greater. Please provide one hard copy of the mylar.

Mylar Copies Mylar copies of the as-built drawings for the public streets and other public
infrastructure in the subdivision must be submitted to Public Works prior to the issuance of a
certificate of occupancy.

13. Impact Fees New development or changes of use that result in net new residential dwelling

Sincerely,

Attachments:

units, non- residential building square footage, or water meters, are subject to the City of
Portland’s impact fee ordinance (Chapter 14, Article XVII). Impact fees are calculated at the
time of building permit and must be paid prior to the certificate of occupancy. For more
information, visit https:/www.portlandmaine.gov/2409/Impact-Fees

The Development Review Coordinator must be notified five (5) working days prior to the date required
for final site inspection. The Development Review Coordinator can be reached at the Planning and Urban
Development Department at (207)874-8901 or via email at DRC@portlandmaine.gov. All site plan
requirements must be completed and approved by the Development Review Coordinator prior to
issuance of a Certificate of Occupancy. Please schedule any property closing with these requirements in

If there are any questions, please contact Maya Balassa at (207) 207-874-8718 or via
mbalassa@portlandmaine.gov.

Brandon Mazer, Planning Board Chair

Planning Board Report

Portland City Code: Chapter 32

Sample Stormwater Maintenance Agreement
Performance Guarantee Packet

389 Congress Street, Portland, Maine 04101 | c: 207.874.8719

Page 28


https://www.portlandmaine.gov/2409/Impact-Fees
mailto:shukriaw@portlandmaine.gov

CITY OF PORTLAND, MAINE

PLANNING BOARD

Brandon Mazer, Chair
Justin Barker, Vice Chair
Maggie Stanley
Marpheen Chann

Sean Murphy

David Silk

Austin Smith

January 23,2024

Josh Trombley Steve Bushey

Developers Collaborative Gorrill Palmer

631 Stevens Avenue, Suite 203 300 Southborough Drive, Suite 200
Portland, ME 04103 South Portland, ME 04106

Project Name: Major Site Plan + Inclusionary Zoning Conditional Use
Project ID: PL-002673-2023 + CU-002791-2024

Address: 509 Forest Avenue

CBL: 127 A0O02001

Applicant: DC 509 Forest LLC

Planner: Natasha Kypfer

Dear Josh Trombley and Steve Bushey:

On January 23, 2024, the Planning Board approved a major site plan and conditional use application for inclusionary
zoning to facilitate the conversion of a commercial office space located at 509 Forest Avenue, to a commercial/retalil
and residential use, with 38 residential unit apartments. The property is located in the B-2b Community Business zone.
Based on the information provided to the Board in the application, plans, reports, through testimony and other
information submitted by the applicant, the Planning Board adopted the findings, conclusions and recommendations
contained in the Planning Board Report for the public hearing on January 23, 2024 which is attached hereto and
incorporated herein by reference. Based upon those findings, conclusions and recommendations, the Planning Board
found that the application met all relevant standards and voted [to be added] to approve the application with the
following conditions as presented below.

A. WAIVERS

On the basis of the application, plans, reports, and other information submitted by the applicant, findings, and
recommendations contained in the Planning Board Report for the public hearing on January 23, 2024 for application PL-
002662-2023 at 509 Forest Avenue relevant to the Site Plan Standards of the Land Use Code and Portland’s Technical
and Design Standards, and other regulations, and testimony presented at the Planning Board public hearing:

1. Waiver 1: Minimum Driveway Spacing Reduction
The Planning Board [finds/does not find] based upon the third-party traffic engineer’s Review and updated
materials from the applicant, that extraordinary conditions exist or undue hardship may result from strict
compliance with the Technical Manual Standard 1.5.1.C which requires 100 feet of spacing between
driveways, along arterial and collector streets with posted speeds of 35 mph or less, and therefore,
substantial justice and the public interest are secured with the proposed variation in this standard, and that
variation is consistent with the intent of the ordinance. The Planning Board [waives/does not waive] the
Technical Manual standard Section 1.5.1.C to allow for the current separation of 75 feet.

2. Waiver 2: Drive Aisle Width Reduction
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The Planning Board [finds/does not find] based upon the third-party traffic engineer’s Review, that
extraordinary conditions exist or undue hardship may result from strict compliance with the Technical
Manual Standard 1.10.3 which requires a minimum two-way drive aisle width of 24 feet for standard, right-
angle parking, the substantial justice and the public interest are secured with the proposed variation in this
standard, and that variation is consistent with the intent of the ordinance. The Planning Board [waives/does
not waive | the Technical Manual standard Section 1.10.3 to allow for the reduction of the drive aisle from
24’ to 23.

B. SITE PLAN REVIEW

Based upon the information provided to the Board in the application, plans, reports, through testimony and other
information submitted by the applicant, the Planning Board adopted the findings, conclusions and recommendations
contained in Section IX of the Planning Board Report for the public hearing on January 23, 2024, which is attached
hereto and incorporated herein by reference. The Planning Board voted [to be added] to find that the plan is in
conformance with the site plan standards of the Land Use Code, subject to the following conditions of approval:

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1. The applicant shall submit updates to the Planning Authority relative to the configuration of the esplanade(s)
along the Forest Avenue frontage, as requested by Staff.
2. The applicant shall provide ability to serve conformation letters to the Planning Authority from CMP, the
Portland Water District, and a Wastewater Capacity Authorization.

PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY
3. The applicant shall contribute to the tree fund in the amount of $400 per tree for 35 trees, for a total of
$14,000.

C. INCLUSIONARY ZONING CONDITIONAL USE

Based upon the information provided to the Board in the application, plans, reports, through testimony and other
information submitted by the applicant, the Planning Board adopted the findings, conclusions and recommendations
contained in Section VIII. B. of the Planning Board Report for the public hearing on January 23, 2024, which is attached
hereto and incorporated herein by reference. The Planning Board voted [to be added] to find that the plan is in
conformance with the conditional use standards of the Land Use Code, subject to the following conditions of approval:

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1. The Applicant and the City shall enter into an Affordable Housing Agreement (AHA) for all on-site workforce
housing units, or the project may pay a fee-in-lieu for some or all of the required units prior to issuance of
certificate of occupancy.

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY
2. The Affordable Housing Agreement (AHA) be filed as covenant to the 509 Forest Avenue property’s deed with
the Cumberland County Registry of Deeds.
3. Or the applicant may choose to provide a fee in-lieu of the required units, which is calculated at $172,485 per
residential unit in 2023,

D. PLANNING BOARD DECISION

On the basis of the findings, conclusions and recommendations contained in the Planning Board report for the public
hearing on January 23, 2024 related to application PL-002662-2023 and application CU-002791-2024for 509 Forest
Avenue, which is attached to the draft approval letter and incorporated therein, the Planning Board adopts the
approval letter as drafted as the Planning Board’s decision for application PL-002662-2023 and application CU-002791-
2024, and authorizes the Planning Board Chair to sign the approval letter as drafted.

The approval is based on the submitted plans and findings related to site plan review as contained in the Planning Board
report dated January 23, 2024 for application PL-002662-2023 which is attached.
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Standard Procedures
Note: The following standard procedures and requirements apply to all approved site plans:

1. Site Plan Expiration The site plan approval will be deemed to have expired unless work has commenced
within one (1) year of the approval or within a time period up to three (3) years from the approval date as
agreed upon in writing by the City and the applicant. Requests to extend approvals must be received before
the one (1) year expiration date.

2. Separate Building Permits Are Required This approval does not constitute approval of building plans, which
must be reviewed and approved by the City of Portland’s Permitting and Inspections Department.

3. Performance Guarantee and Inspection Fees A performance guarantee covering the site improvements and
an inspection fee payment of 2.0% of the guarantee amount and three (3) final sets of plans must be
submitted to and approved by the Planning and Urban Development Department and Public Works
Department prior to the release of a building permit, street opening permit or certificate of occupancy for
site plans.

4. Construction Management Plans The applicant, contractor and subcontractors are required to conform to
the approved Construction Management Plan, and all conditions contained within the project’s approval, for
the entire duration of the project. Any amendments to the approved Construction Management Plan shall
be reviewed and approved by the Department of Public Works prior to the execution. The Planning
Authority and the Department of Public Works have the right to seek revisions to an approved
Construction Management Plan. The applicant shall coordinate the project’s construction schedule with the
timing of nearby construction activities to avoid cumulative impacts on a neighborhood and prevent unsafe
vehicle and pedestrian movements. Accordingly, nearby construction activities could involve a delay in the
commencement of construction.

5. Preconstruction Meeting Prior to the release of a building permit and scheduling of a preconstruction
meeting, a hard copy set of approved plans shall be submitted to the Development Review Coordinator. A
pre-construction meeting shall be held at the project site with the contractor, Development Review
Coordinator, Public Works representative, and owner to review the construction schedule and critical
aspects of the site work. At that time, the Development Review Coordinator will confirm that the contractor
is working from the approved site plan and the approved Construction Management Plan. The site/building
contractor shall provide one (1) copy of a detailed construction schedule to the attending City
representative. It shall be the contractor’s responsibility to arrange a mutually agreeable time for the pre-
construction meeting.

6. Department of Public Works Permits If work or obstructions will occur within the public right-of-way, such
as utilities, curb, sidewalk, driveway construction, site deliveries and equipment siting, a Street Opening
and/or Occupancy Permits are required for your site. Please contact the Department of Public Works
Permit Clerk at (207) 874-8300, ext. 8828. (Only excavators licensed by the City of Portland are eligible.)

7. Develop Site According to Plan The site shall be developed and maintained as depicted on the site plan and
in the written submission of the applicant. Any modifications of an approved site plan or alteration of a
parcel, or of any approved exterior elevations, which were the subject of site plan approval after May 20,
1974, shall require the prior approval of an amended site plan by the Planning Board or Planning Authority
pursuant to the terms of Chapter 14, Land Use, of the Portland City Code.

8. Third Party Inspections For all sites with one acre or greater of disturbance, the applicant shall retain the
services of a third-party inspector for the duration of construction until final site stabilization is in place.
The inspection is required in order to ensure that all construction and stabilization activities comply with
the approved drawings and specifications; that field decisions regarding erosion control implementation,
stormwater system installation, and natural resource protection are based on sound engineering and
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environmental considerations; and that any changes to the development’s erosion control plan, stormwater
management plan, or final stabilization plan is communicated to the City of Portland for additional review
and approval.

9. The inspector will submit weekly written reports to the Stormwater Coordinator(s) in the Water Resources
Division of Public Works. Reports must include: project ID, project address, the date(s) and time(s) of
inspection(s), site photographs of areas under construction, and the date(s) and approximate duration(s) of
any rainfall events. The report will identify and describe any erosion problems or discharge of pollutants
and what actions will be taken to address these issues and repair any damage to other properties or natural
resources, actions to eliminate the erosion source, and actions to prevent future sediment discharges from
the area.

10. Defect Guarantee A defect guarantee, consisting of 10% of the performance guarantee, must be posted
before the performance guarantee will be released.

1. As-Built Final Plans Final sets of as-built plans shall be submitted digitally to the Planning and Urban
Development Department, on a CD or DVD, in AutoCAD format (dwg), release AutoCAD 2005 or greater.
Please provide one hard copy of the mylar.

12. Mylar Copies Mylar copies of the as-built drawings for the public streets and other public infrastructure in
the subdivision must be submitted to Public Works prior to the issuance of a certificate of occupancy.

13. Impact Fees New development or changes of use that result in net new residential dwelling units, non-
residential building square footage, or water meters, are subject to the City of Portland’s impact fee
ordinance (Chapter 14, Article XVII). Impact fees are calculated at the time of building permit and must be
paid prior to the certificate of occupancy. For more information, visit
https;//www.portlandmaine.gov/2409/Impact-Fees

The Development Review Coordinator must be notified five (5) working days prior to the date required for final site
inspection. The Development Review Coordinator can be reached at the Planning and Urban Development Department
at drc@portlandmaine.gov or (207) 874-8901. All site plan requirements must be completed and approved by the
Development Review Coordinator prior to issuance of a Certificate of Occupancy. Please schedule any property closing
with these requirements in mind.

If there are any questions, please contact Natasha Kypfer at (207) 874-8725 or via email at nkypfer@portlandmaine.gov.

Sincerely,

Brandon Mazer, Planning Board Chair

Attachments:
1. Planning Board Report
2. Performance Guarantee Packet
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Planning Board Report

Planning & Urban Development Department

Cityo

portland

509 Forest Avenue
Major Site Plan + Inclusionary Zoning Conditional Use
PL-002662-2023 + CU-002791-2024

DC 509 Forest LLC

DC 509 Forest, LLC, seeks approval of a Major Site Plan
for a building renovation at 509 Forest Avenue. The
project involves a change of use for the upper two floors
of the three-story, 73,750 square foot building from
commercial office space to 38 residential units, which
will include a mixture of market-rate units (28) and
workforce units (10). The ground level of the building
will remain in commercial use, and will feature multiple
commercial tenant spaces. The basement of the building
is proposed to remain as off-street parking, and can
accommodate approximately 68 vehicles, plus bicycle
parking. Other improvements include utility upgrades

for the building, installation of a canopy along the

building’s Forest Avenue frontage, and updates to the

building’s facade.

The Planning and Urban Development Department

mailed 164 notices advertising this meeting to

property owners within 500 feet of the site. A legal

advertisement ran in the January 13, 2024 and the

January 16, 2024 editions of the Portland Press Herald.

Applicant: DC 509 Forest LLC, represented
Owners: DC 509 Forest LLC
Consultants:  Steve Bushey, P.E. of Gorrill Palm

by: Gorrill Palmer

er Consulting Engineers

Virginie Stanley, Invivid Architecture

Josh Trombley, Developers Colla

. REQUIRED REVIEWS

borative

Submitted to: Portland Planning Board Prepared By: Natasha Kypfer
Public Hearing Date: January 23,2024 Date: January 23,2024
. INTRODUCTION

Figure 1: 509 Forest Avenue parcel.

Review

Applicable Standards

Site Plan

Section 14.6

Inclusionary Zoning

Section 18.2.3

Waiver Requests

‘ Applicable Standards
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Planning Board Public Hearing | January 23, 2024

509 Forest Avenue

1. The applicant is requesting a waiver of the
minimum driveway spacing of 100 feet, where
the current separation is 75 feet.

Technical Manual, Standard 1.5.1.C - requires 100
feet along arterial and collector streets with
posted speeds of 35 mph or less.

2. The applicant is requesting a waiver to allow
for a 23 feet wide drive aisle in an existing
parking lot, where the requirement is 24 feet.

Technical Manual, Standard 1.10.3 - requires a
minimum two-way drive aisle width of 24 feet for
standard, right-angle parking.

PROJECT DATA

Existing Zoning

B-2b Community Business zone

Property Size

26,699 sq. ft. (0.61ac.)

Existing Use

Commercial

Proposed Use

Residential & Commercial/Retail

Existing Proposed Net Change
Building Footprint 70,425 sq. ft. 70,425 sq. ft. o
Building Floor Area 73,750 sq. ft. 73,750 sq. ft. o
Impervious Surface Area | 95<100% 95<100% o)
Parking Spaces 84 77 -7
Bicycle Parking Spaces o 36 36

V. EXISTING CONDITIONS AND SURROUNDING AREA

The current building, a three-story structure, is located along Forest Avenue, proximate to many
businesses, including retail, restaurants, and coffee shops. The site is surrounded by multiple adjacent
parcels, which are fully developed and include tenants such as Portland Ballet at 517 Forest Avenue,
Gateway Community Services Maine at 501 Forest Avenue, and to the rear the Ricker Park Condominiums
development and the Back Cove waterfront area and trails.

The building is located in the B-2b Community Business zone. Per the City’s Land Use Code, the B-2b zone
seeks to provide neighborhood and community retail, business, and service establishments that are
oriented to and built close to the street. Further, the zone is intended to accommodate moderate to high-
density housing in urban neighborhoods along arterials.

Figure 2: Existing Fagade, photo provided by applicant.

Figure 3: Proposed Fagade, rendering provided by applicant.
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V. PROPOSED DEVELOPMENT
The proposed development site (Plan 15) comprises 70,425 sq. ft. The lot has frontage along Forest Avenue,
but proposes vehicular site access along Indian Lane, a private roadway shared by both DC 509 Forest, LLC
and the Ricker Park Condominium Association. The proposed development will include interior
renovations, exterior facade work, and a change of use for the property, from existing commercial to a
combined residential and commercial/retail use. The new use will include 38 residential apartment units,
which breakdown to a mixture of market-rate units (28 total) and workforce units (10 total), and include a
combination of studios (11), one-bedrooms (3), and two-bedrooms (24). Furthermore, the proposed
project includes five commercial units, totaling approximately 15,092 sq. ft. of commercial/retail space on
the first floor. The gross square footage, including the basement, floors 1-3, and the shared roof deck on the
third floor is approximately 73,750 sq. ft.
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Figure 4: A section from the Site & Utility Plan (Plan 15) at 509 Forest Avenue, created by Gorrill-Palmer.

VI. RIGHT, TITLE, & INTEREST
The owners of the property, DC 509 Forest, LLC, have provided a quitclaim deed with covenant recorded at
the Cumberland County Registry of Deeds (Book 45269 Page 7) as evidence of right, title and interest in the
property (Attachment 2).
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VII. FINANCIAL & TECHNICAL CAPACITY
The applicant has submitted a letter from Maine Community Bank, dated September 9 2023, as
demonstration of their financial capacity to complete the proposed development (Attachment 4).
Accompanying this, the applicant included the technical capacity documentation which includes: Stephen
Bushey, P.E. of Gorrill-Palmer Consulting Engineers; Virginie Stanley of Invivid Architecture; Surveyor Randy
Loubier of Owen Haskell Inc; Owners representative Josh Trombley of Developers Collaborative; and,
Construction Manager Patrick Ducas of Ducas Construction (Attachment 5).

VIIl. ZONING ANALYSIS

A. DIMENSIONAL AND USE REQUIREMENTS
A zoning review has been conducted on this application and this project meets the requirements of the B-
2b Community Business zone, see below.

Required Proposed
Lot Area None 26,699 sq. ft. (0.61ac.) - Existing
Lot Area Per Dwelling Unit 435 sq. ft. 814 sq. ft.
Street Frontage (Min.) 20’ 121.29’ - Existing
Front Setback (Max.) 10’ 2.85’ - Existing
Structure Height (Max.) 50’ 40’ - Existing
Lot Coverage (Max.) Up to 100% 95>100% - Existing
Off-Street Parking o* 77
*Exempt through Table 19-B

The proposed uses of residential and commercial/retail are permitted uses within the B-2b Community
Business zone per Table 6-C of the Land Use Code.

B. CONDITIONAL USE - INCLUSIONARY ZONING
The proposed development has been reviewed by Staff for conformance with the relevant review
standards of Article 18 related to the City’s Inclusionary Zoning requirements for residential projects:

At least 25% of the units in the project shall meet the definition of workforce housing for sale or for rent as
defined in Article 3 to qualify. Of the 38 total units, 10 are proposed as workforce housing, which the
applicants are proposing to provide on-site, and which therefore meets this standard. Per the

Inclusionary Zoning guidelines, all non-studio units must have a closet within each bedroom.

As required by the City’s Inclusionary Zoning for Ensuring Workforce Housing (18.2.3.C.2) Standards:
At least 25% of the units in the project shall meet the definition of workforce housing unit for sale
or for rent as defined in Article 3. The project shall have the option of paying a partial fee-in-lieu as
per (6) below or providing an additional unit onsite for any fractional value.

Fee-in-lieu alternative:
As an alternative to providing workforce housing units, projects may pay a fee-in- lieu of some or all
of the units. In-lieu fees shall be paid into the Housing Trust Fund. The fee for affordable units not
provided shall be $172,485 per unit, adjusted annually in the same way as the fee under Subsection
18.1.8.
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Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met. The applicant is meeting the 25% requirement and
intends to provide the 10 workforce units on site.

IX. SITE PLAN STANDARDS (Section 14.6)
The proposed development has been reviewed by staff for conformance with the relevant review standards
of the City of Portland’s Site Plan Ordinance, Section 14.6. Staff comments are below.

1. Transportation Standards (Section 14.6.1)

A.

Impact on Surrounding Street Systems

The applicant’s proposal involves the renovation of a 73,750 square foot building located at 509
Forest Avenue and, a change of use, for floors two and three from commercial office space into 38
residential units. The ground floor will remain in commercial use, though there may be new tenants
for this space.

The project proposes 77 parking spaces within the basement space under the building and a strip
of surface spaces proximate to Indian Lane at the rear of the project site. An additional 40 parking
spaces are under common ownership at 41 Ashmont Street, located approximately 1,000 square
feet from the property. The property at 41 Ashmont Street is being considered for redevelopment,
and given this, is not being considered as part of the overall parking supply for this development.
Visitors to the site are expected to park on-street in the vicinity of the project site.

The applicant details that the parking at the rear of the building will be reserved for first floor
commercial tenants and signage will be used to designate parking by each tenant. Further, it is
anticipated that residents seeking to walk to Back Cove, or other destinations, may exit the building
via a resident only stairwell at the rear of the building and walk down Indian Lane to Dartmouth
Street where the sidewalk continues either to Forest Avenue or down to Back Cove. The applicant
states that signage will be posted in the building advising residents to avoid unauthorized access
thru the Ricker Park development.

According to the applicant, redevelopment of this property is not expected to generate new traffic
above the former use, and trip generation calculations are anticipated to yield a net decrease of
trips of -46 and -38 in the AM and PM peak hour respectively.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

Access and Circulation

The property is located on Forest Avenue, which is a major arterial within the City. Outer Forest
Avenue in this location features a variety of commercial uses, and is considered one of Portland’s
more ‘complete neighborhoods’ off-peninsula, featuring numerous services and amenities all
conveniently accessible to pedestrians, bicyclists, and transit users. Visitors to the site will likely
arrive at the property via Forest Avenue, where there is ample on-street parking, and nearby fixed
transit stops. Forest Avenue features an 11-foot concrete sidewalk along the property’s frontage,
from which visitors and residents alike will be able to access the proposed commercial spaces and
residences.
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WAIVER REQUESTS
Two waivers are proposed for this project. Both waivers are in relation to access and circulation
relative to existing conditions on site.

The first waiver requests a 25-foot reduction from the 100-foot driveway spacing requirement
to allow 75-foot driving spacing. The request to allow an entering-only driveway into 509 Forest
Avenue to remain as it has existed; the driveway opening is separated from another driveway to
the north by approximately 75 feet and a driveway to the south located approximately 190 feet
distance away. The City’s Department of Public Works (DPW) does not support this request
because of the width of the curb cut and the requirement for vehicles to have to back-out on
to Forest Avenue to exit. Planning & Urban Development staff similarly did not support this
waiver request because vehicular access to the site can be accommodated to the rear via
Indian Lane and there is an opportunity to restore a continuous sidewalk condition resulting in
a better pedestrian experience and minimizing potential vehicular conflicts with pedestrians.
However, additional materials provided by the applicant (Attachment 15), provided additional
insights into the use of the #509 alley for tenants The Lux Box Co., Casco Bay Movers Dance
Studios, and Portland Ballet to utilize it as a primary entrance. On this basis, Planning staff
reconsiders the waiver request and does support the maintenance of the existing curb cut and
alley for vehicular unloading/loading purposes.

The second waiver request seeks to allow for the existing 23’ wide drive aisle to remain within
the existing basement parking scheme. While the Technical Manual requires a minimum two-
way drive aisle width of 24 feet for standard right-angle parking, the current width of 23’ is an
existing condition, which for the purposes of this redevelopment project, is why staff supports
the waiver request.

Staff Finding: The proposed development has been reviewed by Staff for conformance with these
standards, and consider this standard to be unmet, however, the applicants are seeking two
Waivers. In summary, concerning the first (i) and second waiver (ii), staff does support both of the
waiver requests. Should the applicant close the existing curb cur along Forest Avenue staff
recommend that this standard be considered met.

Public Transit Access
As the project involves the creation of more than 20 residential units, this development is subject
to the City’s Public Transit Access standard.

The project site is located on Forest Avenue, which provides direct public transit access to the
METRO Route 2 line. The nearest transit stop is approximately 300 feet from the project site,
however, the nearest transit shelter is located at the University of Southern Maine, or further up
Forest Avenue past the Woodford’s Corner intersection. Both of these locations are well beyond a
quarter mile from the project site, and therefore the applicant is required to provide a new transit
shelter. However, Planning staff connected with Mike Tremblay, METRO’s Director of Transit
Development, and his guidance resulted in Planning staff determining that for this particular
project a transit shelter will not be required (Attachment E).
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Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

D. Parking
Per Article 19, Table 19-A, multi-family development is required to provide one off-street parking

space per unit. Meanwhile, retail uses are required to provide one space per 200 square feet of
floor area in excess of 2,000 square feet, and one space per 700 square feet of floor area for upper
floors.

The property includes 77 off-street parking spaces, 68 located within the basement of the existing
building and nine located along a strip of surface spaces proximate to Indian Lane at the rear of the
project site. According to the applicant’s materials, of which a Transportation Demand
Management (TDM) Plan has been submitted (Attachment 12), which has been prepared to qualify
for the transit-proximate categorical exemption specified in Article 19, Table 19-B. Per the code,
development within a quarter mile of fixed public transit is exempt from providing off-street
parking, though development exceeding 10,000 square feet of floor area is required to provide a
TDM Plan in order to be eligible to take advantage of this exemption.

The project is also required to provide bicycle parking, at a rate of two spaces per every five
residential units, and two spaces for every 10 vehicle parking spaces for non-residential uses. Based
upon the 38 residential units being proposed, the applicant would be required to provide 16 bicycle
parking spaces. The applicants have accounted for ample bicycle parking by providing a bike
storage room within the basement that provides wall-mounted bike storage for 34 bicycles in total.
Further, the applicant notes an additional City standard bike rack, with a capacity for two bicycles,
will be provided at the front of the building.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

E. Transportation Demand Management (TDM)
New commercial or mixed-use development with more than 50,000 square feet of floor area are
required to provide a TDM plan in accordance with Section 17 of the Technical Manual. The
applicant has provided a TDM Plan prepared by Gorrill Palmer (Attachment 12), which includes the
following measures as detailed in their Plan: future trip generation is expected to be less than the
historical trip generation associated with the previous commercial land use on the second and
third floors; the ground level is expected to be a low turnover / low volume commercial tenant(s);
and, it is expected that this infill development will blend with the surrounding Forest Avenue land
uses, benefiting from the general proximity of transit, parking, and multi-modal transportation
options available.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

2. Environmental Quality Standards (Section 14.6.2)
A. Preservation of Significant Natural Features
The site is fully developed and includes no significant natural features. This standard is considered
not applicable.
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Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

B. Landscape Preservation
The site is minimally vegetated at present, and all shrubs along the project’s frontage are proposed
to be removed during construction. The landscape preservation standards do not require that
these shrubs be preserved. This standard is considered not applicable.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

C. Site Landscaping and Buffers
The proposed development has been reviewed by Staff for conformance with the relevant review
standards of Portland’s Land Use Code, recommending one Condition of Approval. As part of the
landscaping, the applicant proposes planting three street trees in raised planters on Congress
Street. This project triggers a street tree requirement, as detailed under Sec. 14.6.2.C., equating to
one tree per residential unit, or 38 trees in total. Staff is recommending that the applicant pay a
fee-in-lieu at a rate of $400 per tree. As the project is providing three trees, this will total 35 trees,
and so a total contribution of $14,000. Please note this is included as a condition of approval, to be
provided prior to issuance of the Certificate of Occupancy.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, with a single Condition of Approval regarding the fee-in-lieu payment for the remaining
requirement of street trees that cannot be accommodated on site.

D. Water Quality, Stormwater Management, and Erosion Control
As the site is almost entirely built-out, and limited exterior improvements are anticipated, the
project is not required to meet the Maine DEP Chapter 500 General or Flooding standard. The
applicant is proposing to employ typical erosion control measures, including sediment sacks at
nearby catch basins.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

3. Public Infrastructure and Community Safety Standards (Section 14.6.3)
A. Consistency with City Master Plans
This redevelopment will introduce 38 residential units at 509 Forest Avenue, a location that
conveniently located near a variety of services and amenities, and which is considered walkable,
bikeable, and transit-accessible. This project will help to contribute to Woodford’s Corner and the
Forest Avenue corridor’s identity as a complete neighborhood, one of the goals of Portland’s Plan
2030.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

B. Public Safety and Fire Prevention
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The City’s Life Safety Reviewer has reviewed the project and has found the project to comply with
the City’s Public Safety and Fire Prevention standard.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

C. Availability and Capacity of Public Utilities
The development will generally be making use of existing utility connections and is still in the
process of confirming the adequacy of this infrastructure. The applicant is proposing to video
examine the existing sewer and is working with CMP to confirm that they have capacity to service
the new development. The applicant is also proposing to install a backflow preventer to comply
with Portland Water District requirements.

1. Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, with a single Condition of Approval regarding the providing of ability to serve letters from
CMP, the Portland Water District, and a Wastewater Capacity Authorization.

4. Site Design Standards (Section 14.6.4)
A. Massing, Ventilation, and Wind Impact
The applicant is not proposing to vertically or horizontally expand the existing building, and aside from
changes to the building’s facade, virtually all improvements will be interior to the building. Therefore, this
standard is considered not applicable.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

B. Shadows
The applicant is not proposing to vertically or horizontally expand the existing building, and aside
from changes to the building’s facade, virtually all improvements will be interior to the building.
Therefore, this standard is considered not applicable.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

C. Snow and Ice Loading
The existing building features a flat roof, which is not anticipated to result in snow or ice falling
onto adjacent properties.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

D. View Corridors
The project site is not located within an established view corridor, and therefore, this standard is

not applicable.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.
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E. Historic Resources
The project site is not located within, or within 100 feet of an established Historic District, and
therefore, the project is not required to undergo Historic Preservation review, or Historic
Preservation advisory review.

Staff Finding: This standard is not applicable.

F. Exterior Lighting
The submission materials note that there is existing lighting on Forest Avenue, and some
pedestrian scale wall packs on the rear of the building. Building mounted security lights are
proposed at the residential entries at the rear of the building, and there is currently ceiling lighting
in the basement parking area. The four existing wall mount LED lights proximate to Indian Lane, are
presently mounted approximately 10 feet above grade; per the applicant, these lights will be
replaced with new lights. Further, per the provided photometric plan and details, the proposed
exterior lighting is in compliance with the Site Lighting Standards found in the Technical Manual,
Section 12.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

G. Noise and Vibration
The building currently includes both roof-mounted mechanical equipment, which is screened, as
well as ground-mounted HVAC equipment at the rear of the building. The applicant does not
anticipate providing additional equipment which may result in either noise or vibration. This
standard is considered met.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

H. Signage and Wayfinding
All tenant signage will be permitted separately through Permitting & Inspections.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

. Zoning-related Design Standards
The project site, being located in the B-2b Community Business zone, is subject to the B-2
Community Business Zone design standards and multi-family design standards. City staff, including
the Planning and Urban Development Department’s Urban Designer, have provided an initial memo
dated October 23, 2023 (Attachment B) and an updated memo dated January 11, 2024 (Attachment
C) detailing the project’s adherence to the zoning-related design standards.

Staff Finding: The proposed development has been reviewed by Staff for conformance with this
standard, and consider this standard to be met.

10
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X. NEIGHBORHOOD MEETING & PUBLIC COMMENT

The applicant held a neighborhood meeting on November 6, 2023, as required as part of this project, wherein
16 members of the public attended (Attachment 14), as well as the applicant, Josh Trombley, and the
representative from Gorrill Palmer, Steve Bushey, PE. Questions and concerns raised at the meeting were
pertaining to: expected start date for construction and when it is hoped to be completed; whether Indian
Lane is proposed to be blocked temporarily during the construction phase of redevelopment; and,
anticipated processes for abutters at Ricker Park Condominium to coexist during the construction phases
and when new residents begin residing at 509 Forest Avenue.

The Planning and Urban Development Department has received four public comments regarding this
application at the time of publication of this memo.

Xl. STAFF RECOMMENDATION
Subject to the proposed motions and conditions of approval listed below, Planning Department staff
determines that the application PL-002662-2023, a Major Site Plan to redevelop the building located at 509
Forest Avenue into a combined residential and commercial retail use meets the applicable standards of
Portland’s Land Use Code.

Xll. PROPOSED MOTIONS

A. WAIVERS

On the basis of the application, plans, reports, and other information submitted by the applicant, findings,
and recommendations contained in the Planning Board Report for the public hearing on January 23, 2024
for application PL-002662-2023 at 509 Forest Avenue relevant to the Site Plan Standards of the Land Use
Code and Portland’s Technical and Design Standards, and other regulations, and testimony presented at the
Planning Board public hearing;

1. Waiver 1: Minimum Driveway Spacing Reduction
The Planning Board [finds/does not find] based upon the third-party traffic engineer’s Review
and updated materials from the applicant, that extraordinary conditions exist or undue
hardship may result from strict compliance with the Technical Manual Standard 1.5.1.C which
requires 100 feet of spacing between driveways, along arterial and collector streets with
posted speeds of 35 mph or less, and therefore, substantial justice and the public interest are
secured with the proposed variation in this standard, and that variation is consistent with the
intent of the ordinance. The Planning Board [waives/does not waive] the Technical Manual
standard Section 1.5.1.C to allow for the current separation of 75 feet.

2. Waiver 2: Drive Aisle Width Reduction
The Planning Board [finds/does not find] based upon the third-party traffic engineer’s Review,
that extraordinary conditions exist or undue hardship may result from strict compliance with
the Technical Manual Standard 1.10.3 which requires a minimum two-way drive aisle width of 24
feet for standard, right-angle parking, the substantial justice and the public interest are secured
with the proposed variation in this standard, and that variation is consistent with the intent of
the ordinance. The Planning Board [waives/does not waive] the Technical Manual standard
Section 1.10.3 to allow for the reduction of the drive aisle from 24’ to 23".

1
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B. SITE PLAN REVIEW

On the basis of the application, plans, reports and other information submitted by the applicant; findings
and recommendations contained in the Planning Board Report for the public hearing on January 23, 2024
for application PL-002662-2023 at 509 Forest Avenue relevant to the site plan regulations; and the
testimony presented at the Planning Board hearing, the Planning Board [finds/does not find] that the plan
is in conformance with the Site Plan Standards of the Land Use Code subject to the following conditions of
approval:

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1. The applicant shall submit updates to the Planning Authority relative to the configuration of the
esplanade(s) along the Forest Avenue frontage, as requested by Staff.
2. The applicant shall provide ability to serve conformation letters to the Planning Authority from
CMP, the Portland Water District, and a Wastewater Capacity Authorization.

PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY
3. The applicant shall contribute to the tree fund in the amount of $400 per tree for 35 trees, for a
total of $14,000.

C. INCLUSIONARY ZONING CONDITIONAL USE

On the basis of the application, plans, reports, and other information submitted by the applicant, findings,
and recommendations contained in the Planning Board Report for the public hearing on January 23, 2024
for application CU-002791-2024 at 509 Forest Avenue relevant to Portland’s Inclusionary Zoning
Conditional Use Standards and other regulations, and the testimony presented at the Planning Board
hearing, the Planning Board, [finds/does not find] the proposed conditional use for workforce housing and
low-income housing minimum for hotel projects meets the standards of Section 18.2.3 with the following
condition(s):

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1. The Applicant and the City shall enter into an Affordable Housing Agreement (AHA) for all on-site
workforce housing units, or the project may pay a fee-in-lieu for some or all of the required units
prior to issuance of certificate of occupancy.

PRIOR TO ISSUANCE OF CERTIFICATE OF OCCUPANCY
2. The Affordable Housing Agreement (AHA) be filed as covenant to the 509 Forest Avenue
property’s deed with the Cumberland County Registry of Deeds.
3. Or the applicant may choose to provide a fee in-lieu of the required units, which is calculated at
$172,485 per residential unit in 2023.

D. PLANNING BOARD DECISION

On the basis of the findings, conclusions and recommendations contained in the Planning Board report for
the public hearing on January 23, 2024 related to application PL-002662-2023 and application CU-002791-
2024 for 509 Forest Avenue, which is attached to the draft approval letter and incorporated therein, the
Planning Board [adopts/does not adopt] the approval letter as drafted as the Planning Board’s decision
for application PL-002662-2023 and application CU-002791-2024, and authorizes the Planning Board Chair
to sign the approval letter as drafted.
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Att. A

Dear Josh Trombley and Steve Bushey,

We have completed our review of your application (PL-002662-2023) to redevelop the building at 509
Forest Avenue. The project involves a change of use for the upper two floors of the three-story, 73,750
square foot building from commercial office space to 38 residential units, which will include a mixture of
market-rate units and workforce units. The ground level of the building will remain in commercial use, and
will feature multiple commercial tenant spaces. The basement of the building is proposed to remain as off-
street parking, and can accommodate approximately 84 vehicles. Other improvements include utility
upgrades for the building, installation of a canopy along the building’s Forest Avenue frontage, and updates
to the building’s fagade.

This development triggers major site plan review and conditional use review for inclusionary zoning, and is
subject to the following regulations:

e Site Plan - Article 14.6 e Zoning - Table 6C, and Table 7E
e Conditional Use - Article 6.5 e Inclusionary Zoning - Article 18.2

An overview of the City’s review can be viewed in the attached project review worksheets and peer review
comments.

Next Steps
Please review all feedback and reach out to the project review manager, Natasha Kypfer, if you have any

questions or would like to discuss this feedback in more detail. In order to proceed, the applicant shall
prepare a written response to all feedback, and shall update plans, documents and other materials as
necessary to address the above listed comments. The applicant shall notify the project review manager by
email when a resubmission is uploaded to ProjectDox. Once received, the project review manager will
notify the applicant of their scheduled review timeline for this resubmission.

Based upon the City’s findings related to your application, the City would request that the applicant
resubmit updated plans prior to scheduling a Planning Board meeting. Given the scope of work, and the
fact that other changes of use of a similar nature have gone straight to a public hearing, staff would
recommend that this application not hold a Planning Board workshop.

Sincerely,

Matthew R. Grooms, AICP
Development Review Services Manager

Attachments
1. Site Plan Worksheet
2. Zoning Worksheet
3. Conditional Use Worksheet
4. Design Review Memo
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Site Plan Review Standards (Sec. 14.6)

Transportation Standards (Sec. 14.6.1)

Standard Discussion Finding
Impact on Overview: The applicant’s proposal involves the renovation of a 73,750 square | Additional
Surrounding foot building located at 509 Forest Avenue, and change of use for floors two information
Street Systems | and three from commercial office space into 38 residential units. The ground required

floor will remain in commercial use, though there may be new tenants for this
space.

Currently, the property includes 84 parking spaces within the basement space
under the building, and an additional 40 parking spaces under common
ownership at 41 Ashomont Street, approximately 1,000 square feet from the
property. The property at 41 Ashmont Street is being considered for
redevelopment, and given this, is not being considered as part of the overall
parking supply for this development. Visitors to the site are expected to park
on-street in the vicinity of the project site.

According to the applicant, redevelopment of this property is not expected to
generate new traffic above the former use, and trip generation calculations are
anticipated to yield a net decrease of trips of -46 and -38 in the AM and PM
peak hour respectively.

Updates Requested

e *INFORMATIONAL - The applicant has conducted a trip generation
analysis and the project will decrease AM and PM peak hour trip
generation. Accordingly, the project will not have an impact on traffic
mobility and safety in the vicinity of the project.

e  The applicant should note how parking along the rear of the building
along Indian Lane will be regulated/managed. | would also note that
given the conversion to a residential land use, and a likely walking
route towards Back Cove, the provisionfaccommodation for
pedestrian activity on Indian lane to Dartmouth Street should be

considered.
Access and Overview: The property at 509 Forest Avenue is located on Forest Avenue, Additional
Circulation which is a major arterial within the City. Outer Forest Avenue in this location information
features a variety of commercial uses, and is considered one of Portland’s and plan
more ‘complete neighborhoods’, featuring numerous services and amenities all ::;'Z;f:;

conveniently accessible to pedestrians, bicyclists and transit users. Visitors to
the site will likely arrive at the property via Forest Avenue, where there is
ample on-street parking, and nearby fixed transit stops. Forest Avenue features
an 11-foot concrete sidewalk along the property’s frontage, from which visitors
and residents alike will be able to access the proposed commercial spaces and
residences.
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portland

Property tenants driving to the site will have access to 84 off-street parking
spaces within the basement of the building, which is accessible off of Indian
Lane, which is located to the rear of the building.

Updates Requested

e The entry only driveway on Forest Avenue into the site does not
meet city standards for driveway separation and a formal waiver shall
be provided. Additionally, the width of the driveway shall be noted.

e  The basement parking layout plan shall include dimensions and the
applicant shall document if city standards are met.

e Theapplicant shall remove and reconstruct the existing sidewalk and
close the driveway opening along the frontage of the property. The
sidewalk and driveway removal shall be reconstructed in accordance
with the City’s Sidewalk and Driveway Apron Material Policy and per
the City’s Technical Manual Section 1. The applicant shall update the
plans and provide spot grades and slopes for the proposed sidewalk.

The property includes 84 off-street parking spaces, located within the
basement of the existing building. According to the applicant’s materials, a
minimum of nineteen spaces are being allocated for this development, though
it is unclear if this is specific to the proposed residential units, or if this
includes both residential and commercial spaces. The applicant should clarify
with a more detailed narrative and breakdown for off-street parking use and
demand.

There are multiple means by which the City may consider an alternative off-
street parking count, beyond what is required by zoning per Table 19-A. Table
19-B includes a number of exemptions, which may be utilized. For example, the
Planning Board may set an off-street parking count based upon a parking
study. Multi-family housing requirements may be relaxed in conjunction with a
Transportation Demand Management (TDM) plan. Development within a
quarter mile of fixed public transit is exempt from providing off-street parking,

Public Transit Overview: As the project involves the creation of more than 20 residential Not met
Access units, this development is subject to the City’s Public Transit Access standard.
Plan
The project site is located on Forest Avenue, which provides direct public updates are
transit access to the METRO Route 2 line. The nearest transit stop is required.
approximately 300 feet from the project site, however, the nearest transit
shelter is located at the University of Southern Maine, or further up Forest
Avenue past the Woodford’s Corner intersection. Both of these locations are
well beyond a quarter mile from the project site, and therefore the applicant is
required to provide a new transit shelter.
Updates Requested
e  City staff will coordinate with the applicant and GP METRO to determine
a suitable location for the required transit shelter.
Parking Overview: Per Article 19, Table 19-A, multi-family development is required to Not met
provide one off-street parking space per unit. Meanwhile, retail uses are
required to provide one space per 200 square feet of floor area in excess of Additional
2,000 square feet, and one space per 700 square feet of floor area for upper information
floors. required.
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though development exceeding 10,000 square feet of floor area is required to
provide a TDM plan in order to be eligible to take advantage of this exemption.

The project is also required to provide bicycle parking, at a rate of two spaces
per every five residential units, and two spaces for every 10 vehicle parking
spaces for non-residential uses. Based upon the 38 residential units being
proposed, the applicant would be required to provide 16 bicycle parking
spaces. It is unclear how many vehicle parking spaces are being allocated for
non-residential uses, and therefore this requirement cannot be calculated at
this time.

Updates Requested:

e Theapplicant shall indicate whether they intend to meet the base zoning
requirements for off-street parking, or make use of an available
exemption. The use of an exemption, as described above, may require
that a parking study or TDM plan be submitted to support such
exemption.

e  The submitted narrative around off-street parking will need to be
updated to provide a more detailed breakdown of how both on-site and
off-site off-street parking is being allocated for residents/tenants/other
users of the site.

e The applicant shall detail the number of bicycle parking spaces being
provided, and shall further outline the number of vehicle spaces being
allocated for commercial uses on the property, to determine the
number of required spaces. The applicant is encouraged to provide a
mixture of bicycle parking spaces, for example within the building, as well
as along the building’s frontage for use by visitors.

Transportation Overview: All mixed-use development with 50,000 square feet or more of Not met

Demand floor area is required to provide a TDM plan. Furthermore, all development

Management with floor area exceeding 10,000 square feet, seeking to take advantage of the | Plan
transit-proximate parking exemption, is required to provide a TDM plan. updates are
Updates Requested required.

e Theapplicant shall provide a TDM plan developed in accordance with
Section 17 of the City’s Technical Manual.

Environmental Quality Standards (Sec. 14.6.2)

Standard Discussion Finding
Preservation of | Qverview: The site is fully developed and includes no significant natural Met
Significant features. This standard is considered not applicable.

Natural Features

Updates Requested
e Noaction is required

Landscape Overview: The site is minimally vegetated at present, and all shrubs along the Met
Preservation project’s frontage are proposed to be removed during construction. The
landscape preservation standards do not require that these shrubs be
preserved. This standard is considered not applicable.
Updates Requested

e Noaction is required.

Site Landscaping | Overview: The applicant has not provided a landscape plan, though they note | Not met
and Buffers that the existing landscape beds along the property’s frontage will be replanted
with new plant material in accordance with City standards. Further, the
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applicant does not propose to plant any street trees. Street trees are required | Additional
at a rate of one street tree for every residential unit, for a total of 38 street information
trees. and plan
revisions

Updates Requested are

®  Provide a landscape plan that shows the proposed species to be required.
placed in the landscaped strip so we can determine if street tree
credit requirements are met

o Please do not include any trees in the Acer genus (Maples)

e The property’s frontage could likely support two to three street
trees, to count towards the project’s overall street tree requirement.
The provision of street trees along the property’s frontage should be
evaluated and ruled out before street tree alternatives are
considered.

Water Quality, Overview: As the site is almost entirely built-out, and limited exterior
Stormwater improvements are anticipated, the project is not required to meet the Maine
Management and | pEp Ch. 500 General or Flooding standard. The applicant is proposing to
Erosion Control employ typical erosion control measures, including sediment sacks at nearby
catch basins.

Updates Requested
e Confirm

Public Infrastructure and Community Safety Standards (Sec. 14.6.3)

Standard Discussion Finding

Consistency with | Qverview: This redevelopment will introduce 38 residential units at 509 Forest | Met
City Master Plans | Avenue, a location that conveniently located near a variety of services and
amenities, and which is considered walkable, bikeable, and transit accessible.
This project will help to contribute to Woodford’s Corner and the Forest
Avenue corridor’s identity as a complete neighborhood, one of the goals of
Portland’s Plan 2030.

Updates Requested
e Noaction is required.

Public Safety and | Overview: The City’s Life Safety Reviewer has reviewed the project and has Met
Fire Prevention | found the project to comply with the City’s Public Safety and Fire Prevention
standard.

Updates Requested
e Noaction is required.

Public Utilities Overview: The development will generally be making use of existing utility More
connections and is still in the process of confirming the adequacy of this information
infrastructure. The applicant is proposing to video examine the existing sewer | is required.
and is working with CMP to confirm that they have capacity to service the new
development. The applicant is also proposing to install a backflow preventer to
comply with Portland Water District requirements.

Updates Requested
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e The applicant should provide information on proposed sewer, storm
drains and basement floor drain connections. The applicant shall
verify that existing basement floor drains and domestic sanitary lines
are routed to the sanitary sewer line in Indian Lane and that non-
contaminated roof drains are directed to the existing Coyle’s Gully
storm drain line located adjacent and under 533 Forest Avenue per
recent conversations with DPW.

e Any existing sewer and storm drain lateral lines should be
inspected. Any lines found to be defected should be repaired or
replaced per City code 24-42

Site Design Standards (Sec. 14.6.4)

Standard Discussion Finding

Massing, Overview: The applicant is not proposing to vertically or horizontally expand Met
Ventilation and the existing building, and aside from changes to the building’s fagade, virtually
Wind Impact all improvements will be interior to the building. Therefore, this standard is
considered not applicable.
Updates Requested

e Noaction is required.

Shadow Overview: The applicant is not proposing to vertically or horizontally expand Met
the existing building, and aside from changes to the building’s fagade, virtually
all improvements will be interior to the building. Therefore, this standard is
considered not applicable.
Updates Requested

e Noaction is required.

Snow and Ice Overview: The existing building features a flat roof, which is not anticipated to | Met
Loading result in snow or ice falling onto adjacent properties.

Updates Requested
e Noaction is required.

View Corridors Overview: The project site is not located within an established view corridor, Met
and therefore, this standard is not applicable.

Updates Requested
e Noaction is required.

Historic Overview: The project site is not located within, or within 100 feet of an Met
Resources established Historic District, and therefore, the project is not required to
undergo Historic Preservation review, or Historic Preservation advisory review.

Updates Requested
e Noaction is required.

Exterior Lighting | Overview: The submission materials note that there is existing lighting on More
Forest Avenue, and some pedestrian scale wall packs on the rear of the information
building. Building mounted security lights are proposed at the residential is required.

entries at the rear of the building, and there is currently ceiling lighting in the
basement parking area.

Updates Requested
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e The applicant will need to confirm that all existing building and site
lighting complies with the City’s site lighting standards, which would
include information on fixture type, placement, and light levels emitted
by either proposed or existing site lighting. This

e The applicant will need to provide a photometric plan which details light
levels across the site and at the property boundary and specific lighting
specifications.

Noise and Overview: The building currently includes both roof-mounted mechanical Met
Vibration equipment, which is screened, as well as ground-mounted HVAC equipment at
the rear of the building. The applicant does not anticipate providing additional
equipment which may result in either noise or vibration. This standard is
considered met.

Updates Requested
e Noaction is required.

Signage and Overview: All tenant signage will be permitted separately through Permitting | Met
Wayfinding & Inspections.

Updates Requested
e Noaction is required.

Design Standards | Overview: The project site, being located in the B-2b Community Business Not met
zone, is subject to the B-2 Community Business Zone design standards and
multi-family design standards. See
Separate
Updates Requested design
e Design Review memo is attached. review
memo for
more
information.
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portland

Zoning Use Review (Article 6)

Use Permissions (Table 6-A — Table 6-F)

noise, lighting, odor, vibration, waste disposal
and outdoor effects, among others. The
application materials discuss each of these
elements, and strategies to limit or mitigate
impacts associated with these requirements.
In reviewing this application, staff find the
project to comply with all applicable general
performance standards.

Updates Requested
e Noaction is required.

Zoning Dimensional Review (Article 7)
Dimensional Standards (Table 7-A - Table 7-H)

Proposed Use Permitted, Conditional or Accessory Use 2Zone Use Std
Multi-family Permitted B-2b None
Residential

Retail Permitted B-2b Sec. 6.4.15
Zoning Performance Standards (Sec. 6.8)

Standard Discussion Finding

Sec. 6.8 - General | Overview: The project is subject to the City’s | Met

Performance general performance standards, which

Standards establish limits of impact associated with

Standard Requirement 1 Requirement 2 Proposed Finding
Lot Area Per 435 sf N/A 814 sf Met
Dwelling Unit
Minimum Street 20 ft N/A 121.29 ft Met
Frontage
Front Yard 10 ft N/A 2.85 ft Met
Maximum
Rear Yard 10 ft N/A Less than 10 feet (existing Met

condition)
Stepback 55 ft N/A Greater than required Met
stepback (existing condition)
Maximum Height 5o ft N/A 40 ft Met
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Conditional Use Review (Sec. 6.5)

General Conditional Use Standards (Sec. 6.5.2)

Standard Discussion Finding
Traffic, hours of | Overview: The commercial and residential uses being proposed are all Met
operation, permitted by right within the B-2b Community Business zone, and therefore,
expanse of are expected to have similar levels of impact with respect to this standard, as
pavement, a”d. compared with surrounding uses.
off-street parking

Updates Requested
e Noaction is required.
Will not cause Overview: The commercial and residential uses being proposed are all Met
unsanitary or permitted by right within the B-2b Community Business zone, and therefore,
harmful are expected to have similar levels of impact with respect to this standard, as
conditions

compared with surrounding uses.
Updates Requested

e Noaction is required.
Design and Overview: The commercial and residential uses being proposed are all Met
operation of the | permitted by right within the B-2b Community Business zone, and therefore,
proposed use will | 3re expected to have similar levels of impact with respect to this standard, as

not have. compared with surrounding uses.
substantially

. Updates Requested
greater impact = )
than other e Noaction is required.
allowable uses in
the zone

Use Specific Conditional Use Standards (Sec. 18.2.3)

Standard Discussion Finding
Inclusionary Overview: Per Article 18.2.3, the project as proposed is subject to the City’s More
Zoning inclusionary zoning requirements as applicable to residential uses. information

is required.

Article 18.2.3.C requires that residential projects totaling 10 or more residential
units, provide a minimum of 25% of those units as workforce housing units,
being affordable to households earning 80% of the area median income. The
applicant may also pay a fee in-lieu of providing the units themselves, at a ratio
of $172,485 per units, based upon the 2023 I1Z fee. Based upon there being 38
residential units, the applicant is responsible for providing the equivalent of 9.5
workforce units. This may be accomplished by providing either 10 workforce
housing units, or $1,638,607.50, or a combination thereof.
Updates Requested

e Theapplicant will need to indicate how they intend to meet the City’s

inclusionary zoning requirements.

Page 55


mailto:mgrooms@portlandmaine.gov
mailto:nkypfer@portlandmaine.gov

Design Review City of
Planning and Urban Development Department Portland
Subject: 509 Forest Avenue
Zone: B2b
Date of Review: Monday, October 23, 2023
Reviewer(s): Sean King (Urban Designer), Zachary Powell (Senior Planner), Charles
Tetleman (Planner)
Project ID: PL-002662-2023

. INTRODUCTION

The development project at 509 Forest Ave is subject to the site design review standards, Land Use Code
section 14.6.4. Design standards.

The proposed redevelopment of the building at 509 Forest Avenue is located in the B-2 Community
Business zone, and is subject to the design standards of the City of Portland Design Manual - (d) B-2
Commercial Business Zone, Appendix 2 and (i) Two-family, special needs independent living units,
multiple-family, lodging houses, bed and breakfasts and emergency shelters.

Il.  DESIGN REVIEW COMMENTS: bold text denotes recent updates met, red text denotes standards
not met and require resubmission.

(d) B-2b STANDARDS

a. Urban street wall: In the B-1, B-1b and B-2b zone it shall be required that buildings shall be located to
create and preserve an urban street wall

Staff comment: The proposed change of use maintains building location and preservation of the
urban street wall.

b. Mixed Uses: In B-1b zone buildings shall be multi-stories with mixed uses.
Staff comment: Not applicable in B-2b

C. Building entrances: In the B-1 and B-2b zone building entrances shall be oriented toward, located
adjacent to, and directly accessible from, a sidewalk in a public right-of-way.

Staff comment: The proposed change of use development adds a suspended canopy above the
primary retail entrance that Staff finds is well integrated into the proposed facade. There is a
secondary building entrance that terminates the pedestrian walkway at the north side of building
with storefront windows that Staff also finds appropriate.

d. Windows: In the B-1, B-1b, B-2, B-2b zones windows shall be required along the street frontage of a

building. Windows shall be transparent (with visible transmittance (VT) of .7 or greater) and installed at
a height to allow views into the building by passerby.
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Staff comment: The proposed change of use includes windows in all building facades which are
visible from the public way. These vary in size and help to articulate the building, which Staff finds
appropriate. The Applicant shall specify the transparent visible transmittance (VT) of .7 or greater
for windows adjacent to the public sidewalks at the ground floor for Staff review.

e. Facade character: In the B-1, B-1b, B-2, B-2b zones, active and public portions of the buildings (e.g.
doors, windows, entries retail displays) shall be oriented to and, where possible, be located adjacent to
the public sidewalk to create an active presence along the sidewalk.

Staff comment: Staff finds that the proposed building renovations create an active frontage
through the use of storefront windows.

f.  Building design: B-1, B-1b, B-2 and B-2b commercial buildings shall be designed to be compatible with
their residential and commercial neighbors.

Staff comment: The proposal includes exterior renovations at the ground level (commercial uses)
as well as upper levels (residential use) that expand upon the existing fenestration pattern and
rhythm of exterior materials within the neighborhood, which Staff finds appropriate to convey a
relationship with nearby commercial development.

g. Building materials: Facade materials of buildings located in the B-1, B-1b, B-2 and B-2b zones shall be
compatible with those materials of surrounding residential and commercial use.

Staff comment: The proposed development relates to the architectural style of adjacent
commercial buildings within the neighborhood that are predominately brick structures with
repetitive fenestration patterns and prominent storefronts. Staff requests the Applicant provide
proposed fagade materials for review.

h. Building scale: In the B-1 and B-1b zones building scape must relate and be compatible with surrounding
residential structures.

Staff comment: Not applicable, the proposed change of use development is located in zone B-2b.

Landscaping and buffers: In the B-1, B-1b, B-2 and B-2b zones buildings and associated parking areas
must be screened to buffer abutting properties. A densely planted landscape buffer and/or fencing will
be required to protect neighboring properties from the impacts associated with the development,
including lighting, parking, traffic, noise, odor, smoke, or other incompatible uses. Where buildings are
setback from the street, a landscaped area must be planted along the front yard street line.

Staff comment: The proposed change of use maintains existing on-street parking for visitors and
subsurface garage parking for residents. Staff recommends that the Applicant consider the
addition of trees in parking islands at the rear of the building to screen the neighboring property. In
addition, the Applicant should indicate the location of proposed street trees along Forest Avenue
for the proposed change of use. Along the building’s front fagade and within proposed courtyard
areas, Staff would request a detailed landscape plan that could include low, drought-tolerant
plantings, and further detail how the streetscape will be activated. This for example could include
seating, shade trees, and other pedestrian amenities.
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(d) B-2b GUIDELINES
Please refer to Appendix 2 of this manual, The B-1, B-1b, B-2, B-2b Design Guidelines, for applicable
design guidelines for the B-1and B-2 zones. In addition, the following design guidelines shall also

apply:

1) Buildings located in the B-2 zone are specifically encouraged to adhere to the design
guidelines contained in the B-1, B-1b, B-2, B-2b Design Guidelines (Appendix 2) of this
section concerning the creation and preservation of an urban street wall.

2) Inthe B-1b and B-2 zones, buildings are specifically encouraged to adhere to the
guidelines contained in the B-1, B-1b, B-2, B-2b Design Guidelines (Appendix 2) of this
section concerning building entrances.

B-2b STANDARDS (Appendix 2 of the Design Manual)

1.

Building location and form

Buildings shall be located near the street so as to create an urban street wall.

Staff comment: The proposed development maintains the existing building location to preserve the
urban street wall and further maintains the existing height and scale of the building that contribute
to the neighborhood’s built form.

Building function

An urban street and business district requires a substantial intensity and variety of uses.

Staff comment: The proposed development includes ground-floor commercial, retail and lobbies
for upper floor residential units that meet the intent of this design standard.

Orientation of buildings and their entrances to the street

Major building entries shall be designed and located to provide the primary building access
oriented to the public street and sidewalk.

Staff comment: Staff finds that major building entries are oriented towards the public street and
sidewalk and that these are framed by an overhead suspended canopy. The Applicant should
identify proposed or existing lighting on or along the building’s facade. Staff recommend additional
illumination at the building entries, canopy and pathway within the site.

Windows

Windows shall be located in all building facades visible from the public way, especially on building
facades along the major public street.

Staff comment: See above.
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5. Building character, detail, scale and graphic qualities

Building design will include various architectural and graphic amenities to provide a strong
presence along a street and relate a building to its community.

Staff comment: The proposed change of use development includes exterior renovations to the
ground floor commercial uses and upper floors of residential use that expand the fenestration
pattern and rhythm of exterior materials that Staff finds appropriate to convey a relationship with
existing commercial buildings in the neighborhood.

6. Signage and Building Entrances

Building entrances and building signage in the B-1, B-1b and B-2b zones will be designed and
constructed at the pedestrian scale.

Staff comment: The proposed change of use development adds a suspended canopy above the
primary retail entrance that Staff finds is well integrated into the proposed fagade. A secondary
building entrance terminates the pedestrian walkway at the north side of building with storefront
windows, which Staff finds appropriate.

7. Development relationship to street
Building facades and site amenities shall form a cohesive wall of enclosure along a street.
Staff comment: Not applicable, the proposed development is a change of use to residential units
with ground-floor retail that maintains the existing building location and relationship to Forest
Avenue.

8. Parking lots

Parking lots shall be screened from view of the public way.

Staff comment: The proposed change of use maintains existing surface parking for visitors and
subsurface garage parking for residents that are not visible from the public way.

Parking lots shall be screened from neighboring properties.

Staff comment: The proposed change of use maintains existing surface parking for visitors and
subsurface garage parking for residents. Staff recommends that the Applicant consider the
addition of trees in parking islands at the rear of the building to help screen neighboring this

parking from neighboring property.

Crosswalks shall be provided within parking lots and across entrance driveways, directing
pedestrians to building entrances.

Staff comment: The proposed change of use maintains existing surface parking for visitors that is
directly adjacent to the building without driveways to necessitate crosswalks.
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Street trees shall be planted along property frontage 25 feet on center.

Staff comment: The Applicant should indicate street trees along Forest Avenue for the proposed
change of use for Staff review.

9. Transit connections

Development proposed along established transit corridors must design uninterrupted access from
the proposed development to the transit stop.

Staff comment: The proposed change of use development maintains existing access to the transit
stop on Forest Avenue, however the Applicant will need to follow Article 14.6.1.C for requirements
to include a transit shelter for the proposed development consisting of 20 or more dwelling units.

() MULTIPLE-FAMILY STANDARDS
Multiple-family shall meet the following standards:
a. Proposed structures and related site improvements shall meet the following standards:

1. The exterior design of the proposed structure, shall be designed to complement and enhance
the nearest residential neighborhood.

Staff comment: The proposed development relates to the architectural style of adjacent
commercial buildings within the neighborhood that include large building footprints, two-to-
three-story building heights, proximity to the street and consistency of exterior building materials
of masonry, cementitious products and glass that provide positive visual interests.

2. The proposed development shall respect the existing relationship of buildings to public streets.

Staff comment: Not applicable, the proposed development is a change of use to residential units
with ground-floor retail that maintains the existing building location.

3. Open space on the site for all multiple-family development shall be integrated into the
development site.

Staff comment: Open space shall be integrated into the development as a requirement for
multiple families. The Applicant has indicated a shared roof deck that Staff would request
additional information on to ensure that it functions as a comfortable, protected and accessible
outdoor space for all residents. In addition, the Applicant could consider open space at the
ground level with landscape enhancements adjacent to paved entries.

4. The design of proposed dwellings shall provide ample windows to enhance opportunities for

sunlight and air in each dwelling in principle living areas and shall also provide sufficient storage
areas.
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Staff comment: Staff finds the development provides ample windows and internal storage
throughout and within each residential unit.

5. The scale and surface area of parking and driveways and paved areas are arranged and landscape
to properly screen vehicles from adjacent properties and streets.

Staff comment: The Applicant intends to keep existing visitor parking in place as part of this
redevelopment. Staff recommends the addition of parking islands for trees to screen rear

adjacent properties under the guidance of the Planning Board.

6.Multiple-family dwellings shall not be converted to lodging houses unless all units in building have
been vacant for at least one (1) year.

Staff comment: Not applicable
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. INTRODUCTION

The development project at 509 Forest Ave is subject to the site design review standards, Land Use Code
section 14.6.4. Design standards.

The proposed redevelopment of the building at 509 Forest Avenue is located in the B-2 Community
Business zone, and is subject to the design standards of the City of Portland Design Manual - (d) B-2
Commercial Business Zone, Appendix 2 and (i) Two-family, special needs independent living units,
multiple-family, lodging houses, bed and breakfasts and emergency shelters.

Il.  DESIGN REVIEW COMMENTS: bold text denotes recent updates met, red text denotes standards
not met and require resubmission.

(d) B-2b STANDARDS

a. Urban street wall: In the B-1, B-1b and B-2b zone it shall be required that buildings shall be located to
create and preserve an urban street wall

Staff comment: The proposed change of use maintains building location and preservation of the
urban street wall.

b. Mixed Uses: In B-1b zone buildings shall be multi-stories with mixed uses.
Staff comment: Not applicable in B-2b

C. Building entrances: In the B-1 and B-2b zone building entrances shall be oriented toward, located
adjacent to, and directly accessible from, a sidewalk in a public right-of-way.

Staff comment: The proposed change of use development adds a suspended canopy above the
primary retail entrance that Staff finds is well integrated into the proposed facade. There is a
secondary building entrance that terminates the pedestrian walkway at the north side of building
with storefront windows that Staff also finds appropriate.

d. Windows: In the B-1, B-1b, B-2, B-2b zones windows shall be required along the street frontage of a

building. Windows shall be transparent (with visible transmittance (VT) of .7 or greater) and installed at
a height to allow views into the building by passerby.
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Staff comment: The proposed change of use includes windows in all building facades which are
visible from the public way. These vary in size and help to articulate the building, which Staff finds
appropriate. The Applicant shall specify the transparent visible transmittance (VT) of .7 or greater
for windows adjacent to the public sidewalks at the ground floor for Staff review.

e. Facade character: In the B-1, B-1b, B-2, B-2b zones, active and public portions of the buildings (e.g.
doors, windows, entries retail displays) shall be oriented to and, where possible, be located adjacent to
the public sidewalk to create an active presence along the sidewalk.

Staff comment: Staff finds that the proposed building renovations create an active frontage
through the use of storefront windows.

f.  Building design: B-1, B-1b, B-2 and B-2b commercial buildings shall be designed to be compatible with
their residential and commercial neighbors.

Staff comment: The proposal includes exterior renovations at the ground level (commercial uses)
as well as upper levels (residential use) that expand upon the existing fenestration pattern and
rhythm of exterior materials within the neighborhood, which Staff finds appropriate to convey a
relationship with nearby commercial development.

g. Building materials: Facade materials of buildings located in the B-1, B-1b, B-2 and B-2b zones shall be
compatible with those materials of surrounding residential and commercial use.

Staff comment: The proposed development relates to the architectural style of adjacent
commercial buildings within the neighborhood that are predominately brick structures with
repetitive fenestration patterns and prominent storefronts. Staff requests the Applicant provide
proposed fagade materials for review.

h. Building scale: In the B-1 and B-1b zones building scape must relate and be compatible with surrounding
residential structures.

Staff comment: Not applicable, the proposed change of use development is located in zone B-2b.

Landscaping and buffers: In the B-1, B-1b, B-2 and B-2b zones buildings and associated parking areas
must be screened to buffer abutting properties. A densely planted landscape buffer and/or fencing will
be required to protect neighboring properties from the impacts associated with the development,
including lighting, parking, traffic, noise, odor, smoke, or other incompatible uses. Where buildings are
setback from the street, a landscaped area must be planted along the front yard street line.

Staff comment: The proposed change of use maintains existing on-street parking for visitors and
subsurface garage parking for residents. Staff recommends that the Applicant consider the
addition of trees in parking islands at the rear of the building to screen the neighboring property. In
addition, the Applicant should indicate the location of proposed street trees along Forest Avenue
for the proposed change of use. Along the building’s front fagade and within proposed courtyard
areas, Staff would request a detailed landscape plan that could include low, drought-tolerant
plantings, and further detail how the streetscape will be activated. This for example could include
seating, shade trees, and other pedestrian amenities.
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(d) B-2b GUIDELINES
Please refer to Appendix 2 of this manual, The B-1, B-1b, B-2, B-2b Design Guidelines, for applicable
design guidelines for the B-1and B-2 zones. In addition, the following design guidelines shall also

apply:

1) Buildings located in the B-2 zone are specifically encouraged to adhere to the design
guidelines contained in the B-1, B-1b, B-2, B-2b Design Guidelines (Appendix 2) of this
section concerning the creation and preservation of an urban street wall.

2) Inthe B-1b and B-2 zones, buildings are specifically encouraged to adhere to the
guidelines contained in the B-1, B-1b, B-2, B-2b Design Guidelines (Appendix 2) of this
section concerning building entrances.

B-2b STANDARDS (Appendix 2 of the Design Manual)

1.

Building location and form

Buildings shall be located near the street so as to create an urban street wall.

Staff comment: The proposed development maintains the existing building location to preserve the
urban street wall and further maintains the existing height and scale of the building that contribute
to the neighborhood’s built form.

Building function

An urban street and business district requires a substantial intensity and variety of uses.

Staff comment: The proposed development includes ground-floor commercial, retail and lobbies
for upper floor residential units that meet the intent of this design standard.

Orientation of buildings and their entrances to the street

Major building entries shall be designed and located to provide the primary building access
oriented to the public street and sidewalk.

Staff comment: Staff finds that major building entries are oriented towards the public street and
sidewalk and that these are framed by an overhead suspended canopy. The Applicant should
identify proposed or existing lighting on or along the building’s facade. Staff recommend additional
illumination at the building entries, canopy and pathway within the site.

Windows

Windows shall be located in all building facades visible from the public way, especially on building
facades along the major public street.

Staff comment: See above.
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5. Building character, detail, scale and graphic qualities

Building design will include various architectural and graphic amenities to provide a strong
presence along a street and relate a building to its community.

Staff comment: The proposed change of use development includes exterior renovations to the
ground floor commercial uses and upper floors of residential use that expand the fenestration
pattern and rhythm of exterior materials that Staff finds appropriate to convey a relationship with
existing commercial buildings in the neighborhood.

6. Signage and Building Entrances

Building entrances and building signage in the B-1, B-1b and B-2b zones will be designed and
constructed at the pedestrian scale.

Staff comment: The proposed change of use development adds a suspended canopy above the
primary retail entrance that Staff finds is well integrated into the proposed fagade. A secondary
building entrance terminates the pedestrian walkway at the north side of building with storefront
windows, which Staff finds appropriate.

7. Development relationship to street
Building facades and site amenities shall form a cohesive wall of enclosure along a street.
Staff comment: Not applicable, the proposed development is a change of use to residential units
with ground-floor retail that maintains the existing building location and relationship to Forest
Avenue.

8. Parking lots

Parking lots shall be screened from view of the public way.

Staff comment: The proposed change of use maintains existing surface parking for visitors and
subsurface garage parking for residents that are not visible from the public way.

Parking lots shall be screened from neighboring properties.

Staff comment: The proposed change of use maintains existing surface parking for visitors and
subsurface garage parking for residents. Staff recommends that the Applicant consider the
addition of trees in parking islands at the rear of the building to help screen neighboring this

parking from neighboring property.

Crosswalks shall be provided within parking lots and across entrance driveways, directing
pedestrians to building entrances.

Staff comment: The proposed change of use maintains existing surface parking for visitors that is
directly adjacent to the building without driveways to necessitate crosswalks.
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Street trees shall be planted along property frontage 25 feet on center.

Staff comment: The Applicant should indicate street trees along Forest Avenue for the proposed
change of use for Staff review.

9. Transit connections

Development proposed along established transit corridors must design uninterrupted access from
the proposed development to the transit stop.

Staff comment: The proposed change of use development maintains existing access to the transit
stop on Forest Avenue, however the Applicant will need to follow Article 14.6.1.C for requirements
to include a transit shelter for the proposed development consisting of 20 or more dwelling units.

() MULTIPLE-FAMILY STANDARDS
Multiple-family shall meet the following standards:
a. Proposed structures and related site improvements shall meet the following standards:

1. The exterior design of the proposed structure, shall be designed to complement and enhance
the nearest residential neighborhood.

Staff comment: The proposed development relates to the architectural style of adjacent
commercial buildings within the neighborhood that include large building footprints, two-to-
three-story building heights, proximity to the street and consistency of exterior building materials
of masonry, cementitious products and glass that provide positive visual interests.

2. The proposed development shall respect the existing relationship of buildings to public streets.

Staff comment: Not applicable, the proposed development is a change of use to residential units
with ground-floor retail that maintains the existing building location.

3. Open space on the site for all multiple-family development shall be integrated into the
development site.

Staff comment: Open space shall be integrated into the development as a requirement for
multiple families. The Applicant has indicated a shared roof deck that Staff would request
additional information on to ensure that it functions as a comfortable, protected and accessible
outdoor space for all residents. In addition, the Applicant could consider open space at the
ground level with landscape enhancements adjacent to paved entries.

4. The design of proposed dwellings shall provide ample windows to enhance opportunities for

sunlight and air in each dwelling in principle living areas and shall also provide sufficient storage
areas.
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Staff comment: Staff finds the development provides ample windows and internal storage
throughout and within each residential unit.

5. The scale and surface area of parking and driveways and paved areas are arranged and landscape
to properly screen vehicles from adjacent properties and streets.

Staff comment: The Applicant intends to keep existing visitor parking in place as part of this
redevelopment. Staff recommends the addition of parking islands for trees to screen rear

adjacent properties under the guidance of the Planning Board.

6.Multiple-family dwellings shall not be converted to lodging houses unless all units in building have
been vacant for at least one (1) year.

Staff comment: Not applicable
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. INTRODUCTION

The development project at 509 Forest Ave is subject to the site design review standards, Land Use Code
section 14.6.4. Design standards.

The proposed redevelopment of the building at 509 Forest Avenue is located in the B-2 Community
Business zone, and is subject to the design standards of the City of Portland Design Manual - (d) B-2b
Commercial Business Zone, Appendix zand (i) Two-family, special needs independent living units,
multiple-family, lodging houses, bed and breakfasts and emergency shelters.

. DESIGN REVIEW COMMENTS: bold text denotes recent updates met, red text denotes standards
not met and require resubmission.

(d) B-2b STANDARDS

a. Urban street wall: In the B-1, B-1b and B-2b zone it shall be required that buildings shall be located to
create and preserve an urban street wall

Staff comment: The proposed change of use maintains the existing building location and
preservation of the urban street wall approximately three feet from the public right of way.

b. Mixed Uses: In B-1b zone buildings shall be multi-stories with mixed uses.
Staff comment: Not applicable in B-2b

¢. Building entrances: In the B-1 and B-2b zone building entrances shall be oriented toward, located
adjacent to, and directly accessible from, a sidewalk in a public right-of-way.

Staff comment: The proposed change of use development replaces the existing building
canopy with a new metal canopy and building addressing that is suspended with metal bars
above the primary retail entrance on Forest Avenue. Staff finds the new canopy
complements the overall building character and relates to the new metal windows to meet
this design standard. A secondary building entrance terminates the service access at the
north side of the building with storefront windows, which Staff finds appropriate.
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d. Windows: In the B-1, B-1b, B-2, B-2b zones windows shall be required along the street frontage of a
building. Windows shall be transparent (with visible transmittance (VT) of .7 or greater) and installed at
a height to allow views into the building by passerby.

Staff comment: The proposed change of use includes windows in all building facades which are
visible from the public way. These vary in size and help to articulate the building, which Staff finds
appropriate. The Applicant has indicated in their “Response to the Staff comments - LOR#1”
letter dated 12/18/2023 that windows fronting the street will have a transparent visible
transmittance (VT) of .7 or greater.

e. Facade character: In the B-1, B-1b, B-2, B-2b zones, active and public portions of the buildings (e.g.
doors, windows, entries retail displays) shall be oriented to and, where possible, be located adjacent to
the public sidewalk to create an active presence along the sidewalk.

Staff comment: Staff finds that the proposed building renovations create an active frontage
through the use of storefront windows. The Applicant has resubmitted architectural elevations
for the proposed change of use development to include exterior renovations for the ground
floor retail units to replace the existing windows fronting Forest Avenue with storefront
windows with metal trim, new metal canopy at the main entrance and preservation of
existing masonry. The upper floors proposed for residential units expand the window type
with masonry trim detailing at the Forest Avenue frontage, replacement of metal roof
edging, and preservation of existing masonry that Staff finds appropriate in keeping with the
original building’s architectural elements. Staff finds the proposed renovations are
appropriate to convey a relationship with existing commercial buildings in the neighborhood.

f.  Building design: B-1, B-1b, B-2 and B-2b commercial buildings shall be designed to be compatible with
their residential and commercial neighbors.

Staff comment: The proposal includes exterior renovations at the ground level (commercial uses)
as well as upper levels (residential use) that expand upon the existing fenestration pattern and
rhythm of exterior materials within the neighborhood, which Staff finds appropriate to convey a
relationship with nearby commercial development.

g. Building materials: Fagade materials of buildings located in the B-1, B-1b, B-2 and B-2b zones shall be
compatible with those materials of surrounding residential and commercial use.

Staff comment: The proposed development relates to the architectural style of adjacent
commercial buildings within the neighborhood that are predominately brick structures with

repetitive fenestration patterns and prominent storefronts.

h. Building scale: In the B-1 and B-1b zones building scape must relate and be compatible with surrounding
residential structures.

Staff comment: Not applicable, the proposed change of use development is located in the B-2b
zone.

Page 69



Design Review Memo - Second Round | January 11, 2024 509 Forest Avenue

i.  Landscaping and buffers: In the B-1, B-1b, B-2 and B-2b zones buildings and associated parking areas
must be screened to buffer abutting properties. A densely planted landscape buffer and/or fencing will
be required to protect neighboring properties from the impacts associated with the development,
including lighting, parking, traffic, noise, odor, smoke, or other incompatible uses. Where buildings are
setback from the street, a landscaped area must be planted along the front yard street line. - Met

Staff comment: The proposed change of use maintains the building location that is connected to
adjacent buildings at each side. Existing on-street parking for visitors and subsurface garage parking
for residents is located and accessed by a driveway at the rear of the property. The Applicant has
resubmitted plans with proposed street trees along Forest Avenue within a three-foot wide
esplanade and planting areas with evergreen shrubs along the building frontage that Staff
finds appropriate.

(d) B-2b GUIDELINES
Please refer to Appendix 2 of this manual, The B-1, B-1b, B-2, B-2b Design Guidelines, for applicable
design guidelines for the B-1and B-2 zones.

7.

Building location and form - Met

Buildings shall be located near the street so as to create an urban street wall.

Staff comment: The proposed development maintains the existing building location to preserve the
urban street wall and further maintains the existing height and scale of the building that contribute
to the prevailing neighborhood built form that include low-rise commercial buildings within close
proximity to the street.

Building function - Met

An urban street and business district requires a substantial intensity and variety of uses.

Staff comment: The proposed development includes ground-floor commercial, retail and lobbies,
the upper second and third floor is proposed for residential units that meet this design standard.

Orientation of buildings and their entrances to the street - Met

Major building entries shall be designed and located to provide the primary building access
oriented to the public street and sidewalk.

Staff comment: Staff finds that major building entries are oriented towards the public street and
sidewalk and that these are framed by an overhead suspended canopy. The Applicant has
resubmitted plans that depict appropriate facade lighting mounted and integrated at the
building’s front facade that Staff finds appropriate.

4. Windows - Met
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Windows shall be located in all building facades visible from the public way, especially on building
facades along the major public street.

Staff comment: Staff finds the window type and placement appropriate as visible from the
street.

5. Building character, detail, scale and graphic qualities - Met

Building design will include various architectural and graphic amenities to provide a strong
presence along a street and relate a building to its community.

Staff comment: The Applicant has resubmitted architectural elevations for the proposed
change of use development to include exterior renovations for the ground floor retail units
to replace the existing windows fronting Forest Avenue with storefront windows with metal
trim, new metal canopy at the main entrance and preservation of existing masonry. The
upper floors proposed for residential units expand the window type with masonry trim
detailing at the Forest Avenue frontage, replacement of metal roof edging, and preservation
of existing masonry that Staff finds appropriate in keeping with the original building’s
architectural elements. Staff finds the proposed renovations are appropriate to convey a
relationship with existing commercial buildings in the neighborhood.

6. Signage and Building Entrances - Met

Building entrances and building signage in the B-1, B-1b and B-2b zones will be designed and
constructed at the pedestrian scale.

Staff comment: The proposed change of use development replaces the existing building
canopy with a new metal canopy and building addressing that is suspended with metal bars
above the primary retail entrance on Forest Avenue. Staff finds the new canopy
complements the overall building character and relates to the new metal windows to meet
this design standard. A secondary building entrance terminates the service access at the
north side of the building with storefront windows, which Staff finds appropriate.

7. Development relationship to street
Building facades and site amenities shall form a cohesive wall of enclosure along a street.
Staff comment: Not applicable, the proposed development is a change of use to residential units
with ground-floor retail that maintains the existing building location and relationship to Forest
Avenue which is within approximately three feet of the public right of way.

8. Parking lots - Met

Parking lots shall be screened from view of the public way.

Staff comment: The proposed change of use maintains existing surface parking for visitors and
subsurface garage parking for residents that are not visible from the public way.
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Parking lots shall be screened from neighboring properties.

Staff comment: The proposed change of use maintains existing surface parking for visitors and
subsurface garage parking for residents.

Crosswalks shall be provided within parking lots and across entrance driveways, directing
pedestrians to building entrances.

Staff comment: The proposed change of use maintains existing surface parking for visitors that is
directly adjacent to the building without driveways to necessitate crosswalks.

Street trees shall be planted along property frontage 25 feet on center.

Staff comment: The Applicant has resubmitted plans with proposed street trees along Forest
Avenue within a three-foot wide esplanade to allow for access to the building entrance and
existing driveway curb cuts that Staff finds to meet this design standard.

9. Transit connections - Met

Development proposed along established transit corridors must design uninterrupted access from
the proposed development to the transit stop.

Staff comment: The proposed change of use development proposes streetscape
improvements along Forest Avenue with a three-foot wide esplanade with street trees and
planting areas at the building frontage that maintains existing access to the transit stops on
Forest Avenue approximately seven hundred and fifty feet from the property.

() MULTIPLE-FAMILY STANDARDS
Multiple-family shall meet the following standards:
a. Proposed structures and related site improvements shall meet the following standards:

1. The exterior design of the proposed structure, shall be designed to complement and enhance
the nearest residential neighborhood. Met

Staff comment: The proposed development relates to the architectural style of adjacent
commercial buildings within the neighborhood that include large building footprints, two-to-
three-story building heights, proximity to the street and consistency of exterior building materials
of masonry, cementitious products and articulated window and entrances that provide positive
visual interests.

2. The proposed development shall respect the existing relationship of buildings to public streets.

Staff comment: Not applicable, the proposed development is a change of use to residential units
with ground-floor retail that maintains the existing building location.
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3. Open space on the site for all multiple-family development shall be integrated into the
development site. Met

Staff comment: Open space shall be integrated into the development as a requirement for
multiple families, the Applicant has indicated a shared roof deck accessed from a third-floor
conditioned corridor and streetscape improvements along Forest Ave. that Staff finds to meet
this design standard. Staff continues to recommend that the Applicant consider a shared
open space at the existing corridor between building address 517 and 509 Forest Ave that
currently functions for service access. Opportunities for shared open space may include
enhanced paved surfacing, landscaping and seating that allows for continued access for the
door entries to remain.

4. The design of proposed dwellings shall provide ample windows to enhance opportunities for
sunlight and air in each dwelling in principle living areas and shall also provide sufficient storage
areas. Met

Staff comment: Staff finds the proposed change of use provides ample windows and internal
storage throughout and within each residential unit to meet this design standard.

5. The scale and surface area of parking and driveways and paved areas are arranged and landscape
to properly screen vehicles from adjacent properties and streets. Met

Staff comment: The Applicant intends to keep existing visitor parking located at the rear of the
property in place. Staff finds that the existing site conditions with parking directly from the
driveway at the rear and existing overhead utilities do not allow for additional screening at
the rear of the property due to existing conditions at the site.

6. Multiple-family dwellings shall not be converted to lodging houses unless all units in the building
have been vacant for at least one (7) year.

Staff comment: Not applicable, the proposed development plan does not convert into lodging
houses
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Att. D

CITY OF PORTLAND, MAINE

PLANNING BOARD

Brandon Mazer, Chair
Justin Barker, Vice Chair
Maggie Stanley
Marpheen Chann

Sean Murphy

David Silk

Austin Smith

January 23,2024

Josh Trombley Steve Bushey

Developers Collaborative Gorrill Palmer

631 Stevens Avenue, Suite 203 300 Southborough Drive, Suite 200
Portland, ME 04103 South Portland, ME 04106

Project Name: Major Site Plan + Inclusionary Zoning Conditional Use
Project ID: PL-002673-2023 + CU-002791-2024

Address: 509 Forest Avenue

CBL: 127 A0O02001

Applicant: DC 509 Forest LLC

Planner: Natasha Kypfer

Dear Josh Trombley and Steve Bushey:

On January 23, 2024, the Planning Board approved a major site plan and conditional use application for inclusionary
zoning to facilitate the conversion of a commercial office space located at 509 Forest Avenue, to a commercial/retalil
and residential use, with 38 residential unit apartments. The property is located in the B-2b Community Business zone.
Based on the information provided to the Board in the application, plans, reports, through testimony and other
information submitted by the applicant, the Planning Board adopted the findings, conclusions and recommendations
contained in the Planning Board Report for the public hearing on January 23, 2024 which is attached hereto and
incorporated herein by reference. Based upon those findings, conclusions and recommendations, the Planning Board
found that the application met all relevant standards and voted [to be added] to approve the application with the
following conditions as presented below.

A. WAIVERS

On the basis of the application, plans, reports, and other information submitted by the applicant, findings, and
recommendations contained in the Planning Board Report for the public hearing on January 23, 2024 for application PL-
002662-2023 at 509 Forest Avenue relevant to the Site Plan Standards of the Land Use Code and Portland’s Technical
and Design Standards, and other regulations, and testimony presented at the Planning Board public hearing:

1. Waiver 1: Minimum Driveway Spacing Reduction
The Planning Board [finds/does not find | based upon the third-party traffic engineer’s review and feedback
from the City’s Department of Public Works (DPW), that conditions exist such that staff does not support
this request because of the width of the curb cut and the requirement for vehicles to have to back-out on
to Forest Avenue to exit. The Planning Board [waives/does not waive] the Technical Manual standard
Section 1.5.1.C to allow for the existing curb cut to remain.

2. Waiver 2: Drive Aisle Width Reduction
The Planning Board [finds/does not find] based upon the third-party traffic engineer’s Review, that
extraordinary conditions exist or undue hardship may result from strict compliance with the Technical

389 Congress Street, Portland, Maine 04101 | ¢: 207.874.8719
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Manual Standard 1.10.3 which requires a minimum two-way drive aisle width of 24 feet for standard, right-
angle parking, the substantial justice and the public interest are secured with the proposed variation in this
standard, and that variation is consistent with the intent of the ordinance. The Planning Board [waives/does
not waive ] the Technical Manual standard Section 1.5.1.C to allow for the reduction of the drive aisle from
24’ to 23.

B.  INCLUSIONARY ZONING CONDITIONAL USE

Based upon the information provided to the Board in the application, plans, reports, through testimony and other
information submitted by the applicant, the Planning Board adopted the findings, conclusions and recommendations
contained in Section VIII. B. of the Planning Board Report for the public hearing on January 23, 2024, which is attached
hereto and incorporated herein by reference. The Planning Board voted [to be added] to find that the plan is in
conformance with the conditional use standards of the Land Use Code, subject to the following conditions of approval:

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1. The applicant shall submit updates to the Planning Authority relative to the configuration of the esplanade(s)
along the Forest Avenue frontage, as requested by Staff.
2. The applicant shall provide ability to serve conformation letters to the Planning Authority from CMP, the
Portland Water District, and a Wastewater Capacity Authorization.

PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY
3. The applicant shall contribute to the tree fund in the amount of $400 per tree for 35 trees, for a total of
$14,000.

C. SITE PLAN REVIEW

Based upon the information provided to the Board in the application, plans, reports, through testimony and other
information submitted by the applicant, the Planning Board adopted the findings, conclusions and recommendations
contained in Section IX of the Planning Board Report for the public hearing on January 23, 2024, which is attached
hereto and incorporated herein by reference. The Planning Board voted [to be added] to find that the plan is in
conformance with the site plan standards of the Land Use Code, subject to the following conditions of approval:

PRIOR TO ISSUANCE OF A BUILDING PERMIT
1. The applicant shall submit updates to the Planning Authority relative to the configuration of the esplanade(s)
along the Forest Avenue frontage, as requested by Staff.
2. The applicant shall provide ability to serve conformation letters to the Planning Authority from CMP, the
Portland Water District, and a Wastewater Capacity Authorization.

PRIOR TO ISSUANCE OF A CERTIFICATE OF OCCUPANCY
3. The applicant shall contribute to the tree fund in the amount of $400 per tree for 36 trees, for a total of

$14,400.

D. PLANNING BOARD DECISION

On the basis of the findings, conclusions and recommendations contained in the Planning Board report for the public
hearing on January 23, 2024 related to application PL-002662-2023 and application CU-002791-2024for 509 Forest
Avenue, which is attached to the draft approval letter and incorporated therein, the Planning Board adopts the
approval letter as drafted as the Planning Board’s decision for application PL-002662-2023 and application CU-002791-
2024, and authorizes the Planning Board Chair to sign the approval letter as drafted.

The approval is based on the submitted plans and findings related to site plan review as contained in the Planning Board
report dated January 19, 2024 for application PL-002662-2023 which is attached.

Standard Procedures
Note: The following standard procedures and requirements apply to all approved site plans:
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Site Plan Expiration The site plan approval will be deemed to have expired unless work has commenced
within one (1) year of the approval or within a time period up to three (3) years from the approval date as
agreed upon in writing by the City and the applicant. Requests to extend approvals must be received before
the one (1) year expiration date.

Separate Building Permits Are Required This approval does not constitute approval of building plans, which
must be reviewed and approved by the City of Portland’s Permitting and Inspections Department.

Performance Guarantee and Inspection Fees A performance guarantee covering the site improvements and
an inspection fee payment of 2.0% of the guarantee amount and three (3) final sets of plans must be
submitted to and approved by the Planning and Urban Development Department and Public Works
Department prior to the release of a building permit, street opening permit or certificate of occupancy for
site plans.

Construction Management Plans The applicant, contractor and subcontractors are required to conform to
the approved Construction Management Plan, and all conditions contained within the project’s approval, for
the entire duration of the project. Any amendments to the approved Construction Management Plan shall
be reviewed and approved by the Department of Public Works prior to the execution. The Planning
Authority and the Department of Public Works have the right to seek revisions to an approved
Construction Management Plan. The applicant shall coordinate the project’s construction schedule with the
timing of nearby construction activities to avoid cumulative impacts on a neighborhood and prevent unsafe
vehicle and pedestrian movements. Accordingly, nearby construction activities could involve a delay in the
commencement of construction.

Preconstruction Meeting Prior to the release of a building permit and scheduling of a preconstruction
meeting, a hard copy set of approved plans shall be submitted to the Development Review Coordinator. A
pre-construction meeting shall be held at the project site with the contractor, Development Review
Coordinator, Public Works representative, and owner to review the construction schedule and critical
aspects of the site work. At that time, the Development Review Coordinator will confirm that the contractor
is working from the approved site plan and the approved Construction Management Plan. The site/building
contractor shall provide one (1) copy of a detailed construction schedule to the attending City
representative. It shall be the contractor’s responsibility to arrange a mutually agreeable time for the pre-
construction meeting.

Department of Public Works Permits If work or obstructions will occur within the public right-of-way, such
as utilities, curb, sidewalk, driveway construction, site deliveries and equipment siting, a Street Opening
and/or Occupancy Permits are required for your site. Please contact the Department of Public Works
Permit Clerk at (207) 874-8300, ext. 8828. (Only excavators licensed by the City of Portland are eligible.)

Develop Site According to Plan The site shall be developed and maintained as depicted on the site plan and
in the written submission of the applicant. Any modifications of an approved site plan or alteration of a
parcel, or of any approved exterior elevations, which were the subject of site plan approval after May 20,
1974, shall require the prior approval of an amended site plan by the Planning Board or Planning Authority
pursuant to the terms of Chapter 14, Land Use, of the Portland City Code.

Third Party Inspections For all sites with one acre or greater of disturbance, the applicant shall retain the
services of a third-party inspector for the duration of construction until final site stabilization is in place.
The inspection is required in order to ensure that all construction and stabilization activities comply with
the approved drawings and specifications; that field decisions regarding erosion control implementation,
stormwater system installation, and natural resource protection are based on sound engineering and
environmental considerations; and that any changes to the development’s erosion control plan, stormwater
management plan, or final stabilization plan is communicated to the City of Portland for additional review
and approval.
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10.

1.

12.

13.

Sincerely,

The inspector will submit weekly written reports to the Stormwater Coordinator(s) in the Water Resources
Division of Public Works. Reports must include: project ID, project address, the date(s) and time(s) of
inspection(s), site photographs of areas under construction, and the date(s) and approximate duration(s) of
any rainfall events. The report will identify and describe any erosion problems or discharge of pollutants
and what actions will be taken to address these issues and repair any damage to other properties or natural
resources, actions to eliminate the erosion source, and actions to prevent future sediment discharges from
the area.

Defect Guarantee A defect guarantee, consisting of 10% of the performance guarantee, must be posted
before the performance guarantee will be released.

As-Built Final Plans Final sets of as-built plans shall be submitted digitally to the Planning and Urban
Development Department, on a CD or DVD, in AutoCAD format (.dwg), release AutoCAD 2005 or greater.
Please provide one hard copy of the mylar.

Mylar Copies Mylar copies of the as-built drawings for the public streets and other public infrastructure in
the subdivision must be submitted to Public Works prior to the issuance of a certificate of occupancy.

Impact Fees New development or changes of use that result in net new residential dwelling units, non-
residential building square footage, or water meters, are subject to the City of Portland’s impact fee
ordinance (Chapter 14, Article XVII). Impact fees are calculated at the time of building permit and must be
paid prior to the certificate of occupancy. For more information, visit
https;//www.portlandmaine.gov/2409/Impact-Fees

The Development Review Coordinator must be notified five (5) working days prior to the date required for final site
inspection. The Development Review Coordinator can be reached at the Planning and Urban Development Department
at drc@portlandmaine.gov or (207) 874-8901. All site plan requirements must be completed and approved by the
Development Review Coordinator prior to issuance of a Certificate of Occupancy. Please schedule any property closing
with these requirements in mind.

If there are any questions, please contact Natasha Kypfer at (207) 874-8725 or via email at nkypfer@portlandmaine.gov.

Brandon Mazer, Planning Board Chair

Attachments:

Planning Board Report

Portland City Code: Chapter 32

Sample Stormwater Maintenance Agreement
Performance Guarantee Packet
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Att. E

City of

portlcmd Natasha Kypfer <nkypfer@portlandmaine.gov>

509 Forest Avenue Transit Shelter

Mike Tremblay <mtremblay@gpmetro.org> Tue, Jan 16, 2024 at 9:57 AM
To: Kevin Kraft <kkraft@portlandmaine.gov>
Cc: Natasha Kypfer <nkypfer@portlandmaine.gov>, Matthew Grooms <mgrooms@portlandmaine.gov>

Kevin,
Yes, | was speaking to Steve Bushey about this, but this is the first I've heard of this development from City staff.

| don't recall a transit shelter here being required in consultation with Metro, so | assume this requirement was borne out
of the 2011 Forest Avenue plan. Since 2011 we have done a significant amount of stop consolidation, in order to speed up
bus routes -- a bus stop used to exist at #509 Forest but it was removed circa 2015 -- and given the placement of the
upstream and downstream stops, | don't think I'd want a bus stop here, especially given its mid-block location. Requiring
the developer to place a shelter where there is no existing bus stop puts the impetus on Metro to provide a stop there,
which goes against the goals of the stop consolidation effort undertaken by Metro ~8-9 years ago.

Other considerations:

* A stop at #509 would be too close to the next downstream stop at Forest/Belmont -- just 600 feet. We aim for stops
every 1/8 mile to 1/4 mile, or ~675 to ~1350 feet or so, ideally somewhere in the middle. This is the reason it was
removed as part of stop consolidation -- too many stops slows bus routes down. We typically assume pedestrians
can walk 1/4 mile to a bus stop.

* A stop at #509 would typically require a crosswalk so people could access it from either side of the street. A
midblock crosswalk here is probably not desirable -- could verify with DPW but I'm sure they'd concur. The closest
crosswalk -- at Dartmouth Street -- is about halfway to the closest upstream northbound bus stop, further
diminishing the utility of a stop at #509. Stops without crosswalks can induce some unsafe crossing behavior.

* Astop at #509 would typically have a southbound pair. We could slide the stop at Dartmouth back to Noyes, but
then we have two stops that are not connected by a crosswalk. However, the sidewalk space is probably better at
Noyes than at Dartmouth. A tradeoff, but ultimately, this stop pair is not ultimately necessary at all for spacing
between the stops at Forest Ave Plaza and Forest/Ashmont/Belmont -- see first bullet.

« If a bus stop was to be placed here, we would want a landing area 4-5 parking spaces long designated as no
parking -- something that I'm not sure has been considered here.

* An outbound shelter in this general vicinity (at #509 or otherwise) is not a priority for Metro, given the low number
of boardings in the outbound direction between Forest Ave Plaza and Woodford's Corner. A shelter could induce
some transit ridership, but ultimately, there are higher priorities for shelter placement. See this map for October
2023 ridership activity along our Route 2 service; note that the boardings and alightings numbers are reflective of
the total weekday activity throughout the month of October 2023. To get daily ridership, divide any number by the
number of weekdays in October -- 23. Shelters are typically justified if you have 25 boardings per day or greater;
along this stretch of Forest Ave, we're seeing boardings of between 2-10 per day, depending on the stop.
Assuming Metro takes ownership of any shelter installed here, which would be the expectation, we'd immediately
need to consider moving it to a higher-demand location, which would likely ruffle some feathers.

* Ashelter at #509 has implications on pedestrian flow along the sidewalk, forcing peds to walk around the shelter
(assuming it's placed within the city sidewalk ROW and not behind the property line). Not a deal breaker per se,
but it's a tradeoff that should play into whether a shelter is really necessary here.

+ We've been in ongoing conversations about placing a shelter at Trinity Park (Forest at Lincoln), but there are some
ongoing thoughts of a park rehabilitation project there, so I'm not sure where that stands. If that's not happening
anytime soon, the developer could provide the concrete pad and shelter at that location -- about 1,000 feet away.
The park is City land and under PRF's jurisdiction.

Let me know if you have any questions. In the future please let me know when there are any requirements being placed
on developers that may or may not impact Metro service -- even if it's just temporary construction impacts. It is difficult to
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discuss projects with developers when | have not heard from the City. | am happy to attend Dev Rev meetings on those
projects so as to reduce the number of meetings and calls planners need to make. You could even include me on Dev
Rev agendas by default so | can keep an eye out for projects along Metro routes proactively.

Thanks,
Mike

Mike Tremblay, P.E. (he, him, his)

Director of Transit Development

Greater Portland Metro

114 Valley Street | Portland, ME 04102
Office: 207.517.3023 | Mobile: 508.451.0208

e-mail: mtremblay@gpmetro.org | website: www.gpmetro.org

[Quoted text hidden]
[Quoted text hidden]
Notice: Under Maine law, documents - including e-mails - in the possession of public officials or city employees about
government business may be classified as public records. There are very few exceptions. As a result, please be
advised that what is written in an e-mail could be released to the public and/or the media if requested.
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Att. |

GOR R I L L 300 Southborough Drive, Suite 200

South Portland, Maine 04106

PALMER 207.772.2515

September 21, 2023

Ms. Christine Grimando -Director

City of Portland Planning & Urban Development
389 Congress Street, 4th Floor

Portland, ME 04101

Subject: 509 Forest Avenue - Major Site Plan Application
Change of Use development - Office space to Residential
Applicant - DC 509 Forest LLC

Dear Christine:

On behalf of DC 509 Forest LLC, Gorrill Palmer is submitting application materials for a Major Site Plan
Application, for building renovations and change of use at 509 Forest Avenue. The proposal is to complete
interior renovations to create up to 38 condominium apartments, a mix of market rate and affordable in
compliance with City Inclusionary Zoning requirements, on the second and third floors of the existing
building. These floors were historically commercial office space. The original building was constructed in
1927 and contains approximately 73,750 SF (including the basement) per City GIS records’. The existing
commercial uses on the ground floor will remain, although some spaces may have new tenants. According
to the boundary survey by Owen Haskell the 509 Forest site is 21,841 SF (0.50 acres) in size. The
development includes greater than three dwelling units therefore the proposal qualifies for a Major Site
Plan approval from the Planning Board in accordance with Table 14-A of the ReCode. We attended a Pre
application meeting with City staff on June 28, 2023.

Existing Conditions

The existing site is located at 509 Forest Avenue and
contains an existing 3 story structure and shared vehicular
access route off Indian Lane. The Indian Lane access
includes shared access to the abutting property, which is
under common ownership. The building is part of a total
of six lots under common deed generally identified as #501
Forest Avenue to #537 Forest Avenue?. There are eleven
surface parking spaces behind the #509 Building, and access
to the basement where additional parking is available. The
basement parking is accessed via a single direction entry
lane from Forest Avenue and an exit onto

Figure 1 - Zoning Map Excerpt

" The Architect has a measure of 73,246 SF total GLA for the building.
2 See CCRD Book 39688 page 7. The deed also includes land containing a parking lot at 41 Ashmont Street.

www.gorrillpalmer.com Maine | Virginia




Ms. Christine Grimando
September 21, 2023
Page 2 |

Indian Lane. Indian Lane also provides access to the Ricker Park development north of the building?. Forest
Avenue in front of the site contains some parallel parking capacity.  The site is located in the B-2b zone
as identified in Figure 1.

According to City records, underground utilities in Forest Avenue include water, gas, and sewer. The City
maintains a separated storm drain line that passes under #533 and #537 (aka Coyle’s Gully Drain).
Overhead and underground power and communications lines are located off Indian Lane. The proposed
change of use involves only one significant exterior change and that is restoration of the front building
elevations to their original architecture. = A comparison of the existing Forest Avenue facade versus the
proposed is shown below. All other improvements consist of interior renovations and fit-up for the
residential units on the second and third floors.

Fig 2 Existing Facade Fig 3 Proposed Facade

Traffic/parking

The site has been previously developed for commercial land use with very limited outside onsite parking at
the rear of the building, but an ample supply of up to 84 spaces in the basement space under #509 and
#517. The overall property also includes the parking lot at 41 Ashmont Street, which is managed for
parking for the building tenants. There are 40 or more spaces on the Ashmont Street site, approximately
1,000 feet distance from the site. However, the Ashmont Street lot is expected to become a development
site within the next 2-3 years so the Applicant is actively reorganizing the parking demand such that it can
all be met on the site or 501-537 Forest Avenue. Tenants of the building will be offered parking in the
basement space. Maine Health was the primary office tenant and will be vacating the building at the end of
2023. They leased greater than 40 spaces in the basement as well as outside surface spaces at the rear of
the building. Based on the current parking supply, at least one-half (0.5) space per new apartment will be
made available. The ground level commercial tenants also have access to the basement spaces and Ashmont
Street site. Visitors will use nearby on-street 2-hour parking as is typical for the Forest Avenue corridor.
The project is not expected to generate new traffic above the former use traffic generated by the building
occupants. Trip generation calculations yield a net decrease of trips of -46 and -38 in the AM and PM peak

3 Indian Lane is identified as a 20-foot wide private way per the ALTA Survey.
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hours respectively®. The owner is coordinating the continuation of access and related use benefiting their
property which extends from #501 to #533.

Utilities

The building project contains the following existing utilities:

e The building is sprinkled and contains a
4” domestic water service off Forest
Avenue and a 6” Fire service off the 12”
water main in Forest Avenue. The Fire
Dept connection is located at the front
of the building. Upgrades to the water
services for backflow prevention as
required by the PWD will be made part
of the improvements scope.

e It is believed the building’s sewer exits into an existing 8” separated sewer that extends from the
property under the Ricker Park development and over to the Baxter Boulevard interceptor’. A
video examination of the existing sewer will be performed to verify its condition for continued use.
A meeting with Brad Roland of Engineering has been conducted to review City records and the
development team is currently undertaking additional exploratory work to uncover the building’s
plumbing conditions.

e The building will be served by Natural gas coming from Forest Avenue.

e There are overhead power and communications in Indian Lane. The design team is currently
coordinating with CMP and the communications providers on any required upgrades to these
services.

Consistency with Master Plan

On Portland’s Future Land Use Plan, 509 Forest Avenue remains located in a Mixed Use/Commercial/Office
zone and is located near an enhanced Priority Corridor (Forest Avenue). Priority Corridors are “major
arterials that often see heavy vehicular traffic, but also have the capacity to improve mobility by capitalizing on
their potential for increased walking, bicycling, and transit use. Priority corridors can also serve as areas of additional
mixed-use, higher density gromth to take advantage of the transit benefits and services that well-designed, diverse
cormidors can offer:” Located on Forest Avenue the site is proximate to the Downtown area yet removed
from the peninsula’s higher intensity of land use. The site location allows a robust level of activity and
development in the transitional zone between the peninsula and outer neighborhoods of the City. This
site is an ideal location for the change of use with ground level Commercial/retail and residential above.
We believe the proposed uses go hand in hand as complimentary uses to the surrounding businesses and

4 Comparing current LUC 710 Office Space versus proposed LUC 220 Apartments
5 As depicted on Sheet 45 of the Contract No. 1 Baxter Boulevard Interceptor Ricker Park Connection plan by CDM, Record drawing
on file in City Archives (00501_001_045.pdf)
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land use an envisioned in the Comprehensive plan and current zoning. Proximity to transit, Back Cove,
retail, bike routes, etc. contribute to the site’s ideal mixed-use setting.
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In accordance with the Major Site plan General Document Checklist, we offer the following abbreviated
information along with the relevant sections uploaded to EPlan:

General Documents

1. Project Description — New mixed use building construction with greater than three dwelling units,
located in the B-2b zoning District. See description above.

2. Completed Checklist — See upload to Eplan

3. Evidence of Right, Title, and Interest. The site is owned by DC 509 Forest LLC per Deed
recorded at the CCRD Book 45269, page 7, a copy of which is attached to this submission document.

4. Zoning Assessment — see attached. The site is located in the B-2b zone which provides for locations
for moderate to high density housing in urban neighborhoods along arterials.

5. Site plan Standards Assessment — see the attached narratives and information below.

Page 83



Ms. Christine Grimando
September 21, 2023

Page 5 |

Summary of Existing and/or proposed easements or covenants — See the ALTA survey
completed by Owen Haskell Inc made for DC 509 Forest, LLC.

Waiver Request — none requested.

Evidence of financial and Technical Capacity — The applicant has retained Invivid Architecture,
and Gorrill Palmer Consulting Engineers to assist with the design and construction of the proposed
project. A letter from Maine Community Bank indicating adequate financial capacity accompanies this
application. DC 509 Forest LLC is affiliated with Developers Collaborative and DC Management, who
are responsible for the building management, operations, and maintenance. They will continue in this
role. DC Management currently oversees multiple properties in Portland, including, but not limited to,
Stevens Square and 135 Walton Street.

Transportation

10.

11.

12.

13.

Impact on Surrounding Street system — no impact. Redevelopment of an existing building with
onsite parking provided. The site use is not expected to create or aggravate any existing conditions or
safety concerns on Forest Avenue or Indian Lane. The site access conditions are consistent with the
neighboring sites on both sides of the street.

Access and Circulation — The site and building are accessible from at least two sides with ample
access for emergency vehicles and site tenants. The elevator is adequately sized to allow for a stretcher
and emergency personnel, which has been confirmed by the Portland Fire Marshall. The building
entrances off the Forest Avenue sidewalk are flush to existing grade. ADA access will be provided
through an elevator from the basement to the top floor.

Public transit — the location benefits from nearby proximity to the METRO Route 2 service route as
well as the METRO transfer opportunities at Monument Square.

Off-Street Parking —Vehicular parking for residential tenants will be provided onsite within the
basement space. Bike storage will also be provided on the site. The site is fully paved or otherwise is
building.

Transportation Demand Management — Not applicable

Environmental

14.
15.

Preservation of Significant Natural Features — Not applicable

Landscape Preservation — there are no substantive landscape measures within the property. The
existing shrubs at the front of the building will be removed and replaced as part of the Fagade
improvements. Section 4.6.1 of the Technical Manual requires one street tree per unit or 38 trees. A
contribution of $400.00/tree or $15,200.00 is proposed.

Page 84



Ms. Christine Grimando
September 21, 2023
Page 6

Figure 4 Streetview from Forest Avenue

16. Site landscaping and Buffers — Not applicable

17. Water Quality, Stormwater Management and Erosion control — The site is nearly fully
developed with building and pavement/concrete in the current condition. There is no expected change
in overall site drainage. It is believed the existing roof contains one or more roof drains that tie into
the City’s drain or sewer lines. A discussion with City DPW staff is underway to review these
conditions and any actions needed to deal with the City’s CSO abatement goals. An assessment of the
building’s plumbing for sanitary and roof drainage will verify where the lines discharge and whether
further separation/redirection of the discharges is necessary. The assessment may consist of a
combination of smoke and dye testing. Typical erosion control measures including sediment sacks at
nearby catch basins will be employed during the construction to minimize sediment transport into the
drainage systems.

Public Infrastructure and Safety

18. Consistency with City Master Plans — See Above

19. Public Safety and Fire Prevention — The building has a full sprinkler system for fire protection.
Security cameras and Coded security doors will be provided for residential safety.

20. Availability and Adequacy of Public Utilities — see above. We believe the building’s existing
utility services are adequate for the proposed change of use.

Site Design

21. Massing, Ventilations and Wind Impact — not applicable — See Invivid rendering and floor plans
for further information on the building.

22. Shadows — Not applicable

23. Snow and Ice Loading — the building is primarily a flat roof. Snow and Ice will not fall onto adjacent
properties.
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24. View Corridors — Not applicable
25. Historic Resources — The site will undergo HP review and approval.

26. Exterior Lighting — Forest Avenue currently contains overhead street lighting. Onsite, the building
has limited lighting over the entrances. The basement parking area contains interior lighting. No site
lighting changes are proposed other than security lighting at the exit doors.

27. Noise and Vibration — Not applicable- roof top equipment will be screened and dampened as
necessary to satisfy City noise and vibration standards.

28. Signage and Wayfinding — All tenant signage to be permitted separately by the ground floor
tenant(s).

29.Zone Related Design Standards — The development satisfies ReCode 14.6.4.1.1.c, for the B-2b
where the design shall provide an established street wall with entrances and public portions of the
building oriented to and directly accessible from the public sidewalk and shall be designed and scaled to
be compatible with surrounding residential and commercial development. A roof deck feature is being
considered for the benefit of residents, the details of which are to be further developed.
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We trust the supporting application materials are acceptable and we look forward to the Planning
Authority’s prompt review and scheduling of a workshop with the Planning Board.
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Sincerely,

GORRILL-PALMER

e N

Stephen Bushey, PE
Senior Associate

Phone: 207-772-2515 x286
sbushey@gorrillpalmer.com

Attachments

c:  Josh Trombley, DC 509 Forest LLC
Virginie Stanley, Invivid

Ur14148_509 Forest Ave Change of Use Portland|P Applications|Locall2023.08.29 Major site plan 12023.09.21 app 509 Forest_site plan_Cover Letter.docx
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Att. 2

DL¥: 1002240208447

QUITCLAIM DEED WITH COVENANT
Statutery Short Form

JOSEPH B. WOICIK, JR., of the Town of Falmouth, County of Cumberland State of Maine
For Consideration Paid, GRANTS with QUITCLAIM COVENANT to:

DC 509 Forest LL.C, a Maine Limited Liability Company, with a mailing address of 631
Stevens Avenue, Suite 203, Portland, ME 04103

Certain lots or parcel of lands with the buildings and improvements thereon, situated in the City
of Portland, County of Cumberland and State of Maine, bounded and described in Exhibit A
anncxed hereto and made a part hereof,

Being the same premises conveyed to Grantor herein by deed of Delta Realty, LLC, dated
August 31, 2017, and recorded at the Cumberland County Registry of Deeds in Book 34280,
Page 136 along with the same premises conveyed to Grantor herein by deed of Alpine Realty
Corp., dated August 31, 2017, and recorded at the said Registry of Deeds in Book 34280, Page
146,

This conveyance is made SUBJECT to the current real estate taxes to the City of Portland,
subject to proration at the closing, which the Grantee hercin by its acceptance of this deed hereby
assumes and agrees to pay.

In Witness Whereof, 1, Joseph B. Wojcik, Jr., have hereunto set my hand and seal this <7 <k day
of August, 2022,
-
Signed, ‘%ealed arﬁ:] Dehv,crcd
In the presence olf

1

/
/

oy ; e
[ ] a o /A
= xﬁx J@éph B. Wojcik, Jf.
STATE OF MAINE ;
CUMBERLAND, $S Dated: August 3/, 2022
Personally appeared the above-named Joseph B. Wo1c1k Ir.. and acknowledged the
forcgoing instrument to be his free act and deed. ™ - {g jf
% A f‘
Before me, } g f’
A
LA/

Nmaw?ubhc/Aﬁefnej at Law

/{f’; betas NS L«/f\..//éfi""?/
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Exhibit A

Certain lots of parcels of land, together with the buildings and improvements thereon
located at Forest Avenue and Ashmont Street, Portland, Cumberland County, Maine,
more particularly bounded and described as follows, to wit:

PARCEL ONE: (509 Forest Avenue, Portland)

Beginning at a point on the Northeasterly sideline of said Forest Avenue, said point
being distant 249.20 feet as mecasurcd on a bearing of North 34° 20° 30” West along
said sideline of Forest Avenuc from its intersection with the Northwesterly sideline of
Dartmouth Street, said point also being on the southwesterly extension of the centerline
ol the 12 inch party wall between the building on the premises herein deseribed and the
building on the adjacent premises at 501 Forest Avenue formerly of Shirley M. George;

Thence North 55° 38 30" East along said extension of, and through the center line of
said 12-inch party wall and its extension Northeasterly, 220.04 feet to a point on the
Southwesterly sideline of a private way known as Indian Lane;

Thence North 34° 20” 00” West along said sideline of Tndian Lane 121.38 feetto a
point; said point being on the extension Northeasterly of the centerline of the 12-inch
party wall between the building on the premises herein described and the building on
the adjacent premises at 517 Forest Avenue formerly of The Dartmouth Company, and
being Parcel Two described below;

Thence 55° 37" 30 West along said extension of, and through the centerlinc of said 12-
inch party wall and its extension Southwesterly, 220.04 feet to a point on the
Northeasterly sidcline of said Forest Avenue;

Thence South 34° 20° 30” East along said Northeasterly sideline of Forest Avenue
121.38 feet 1o the point of beginning.

ALSO conveying all of the grantor’s right, title and interest in and to an undivided one-
half interest in common in that adjacent portion of Indian Lane which portion is more
particularly bounded and described as follows:

Beginning at a point marked by an iron pin set on the southwesterly sideline of [ndian
Lane which point is located 249.13 feet, more or less, from the intersection of the
southwesterly sideline of Indian Lane and the northwesterly sideline of Dartmouth
Street;

Thence northeasterly 20 fect, more or less, o a point on the northeasterly sideline off
Indian Lane:
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Thence North 34° 20° West along Indian T.ane 121.38 feet, more or less, to a point;

Thence southwesterly 20 feet, more or less, to a point on the southweslerly sideline off
Indian Lane;

Thence South 34° 20° Fast along Indian Lane 121.38 feet, more or less, to the point of
beginning.

ALSO conveying all of the grantor’s right, title and interest, if any, in and to those
portions of Forest Avenue adjacent to the above described premises.

PARCEL TWO: (517 Forest Avenue, Portland)

Beginning at a point on the Northeasterly sideline of Forest Avenue, said point being
distant 177.83 feet on a bearing of South 34° 20° 30” East from the southwesterly
corner of Tand now or formerly of Dewey W. Couri (formerly Adam D. MacLean) and
said point of beginning also being distant 313.29 feet on a bearing of South 34° 20° 307
East from the intersection of the Northeasterly sideline of Forest Avenue with the
Southeasterly sideline of Belmont Street;

Thence North 55° 41™ East o and along the Southerly face of a concrete curb 130.00
feet to a point on the Southwesterly face of the garage-office building on the premises
conveyed hercwith;

Thence North 34° 25" West along the brick face of said garage-office building 0.25 feet
to a point;

Thence North 55° 35° 307 East in the center of a 12-inch brick wall 59.80 feet to a point
on the Northeasterly face of the said garage-office building, said 12 inch brick wall
being a party wall between the said garage-office building and the garage on the
remaining land now or formerly of Couri Pontiac, Inc.;

Thence continuing North 55° 357 30” East 30.26 fect to a point on the Southwestcrly
side ol Indian Lane;

Thence South 34° 20° East along the Southwesterly side of Indian Lane 79.30 feet to a
point;

Thence South 55° 37" West 30.00 feet to a point on the Northeasterly face of the
aforesaid garage-office building;

Thence continuing South 55° 37° West in the center off a 12-inch brick wall 180.12 feet
to a point on the Southwesterly face of the said garage-office building; said 12 inch
brick wall being a party wall between the said garage-office building and the building
on land formerly of The Dartmouth Company, and being Parcel One described above:
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Thence continuing South 55° 37° West 9,92 feet to the Northeasterly sideline of Forest
Avenue;

Thence North 34° 207 30” West along the Northeasterly sideline of Forest Avenue
79.18 feet to the point of beginning, containing 17,420 square feet.

ALSO, all right, title and interest of grantor, if any, in and to that portion of Forest
Avenue adjacent to and lying to the southwest of the above described premises.

ALSO, an undivided one-half interest in common in and to a certain lot or parcel of
land adjacent to the above described premises, being a portion of Indian [ane and
bounded and described as follows:

Beginning at the Southeasterly corner of the above described parcel,

Thence North 34° 20" West along the northeasterly boundary of the above described
premises 79.30 feet to a point;

Thence North 55° 357 307 East 20 feet to a point;

Thence South 34° 20° East 79.30 feet to a point;

Thence South 55° 37" 30” West 20.00 feet to the point of beginning.

Grantor hereby grants an easement to grantee, its suceessors and assigns, for pedestrian
and vehicular ingress and egress across and along that part of Indian Lane, which is
bounded and described as follows:

Beginning at a point on the Northwesterly sideline of Dartmouth Street, said point being
distant 220 feet Northeasterly from the intersection of the Northwesterly sideline of

Dartmouth Street With the Northeasterly sideline of Forest Avenue:

Thence North 34° 20° West 370.52 feet to the Southeasterly corner of the first above
deseribed parcel;

Thence continuing North 34° 20" West along the Northeasterly boundary of the above
described parcel 79.30 feet to the Northeasterly corner thereof;

Thence North 55° 357 30" East 20 feet to a point;

Thence South 34° 20 East 449.82 feet to a point on the Southwesterly sideline of
Dartmouth Street;

Thence South 55° 37" 30” West 20 feet to the point of beginning,
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All bearings are magnetic in the year 1964,

PARCEL THREE: (41 Ashmont Street, Portland)

ALSO, another certain lot or parcel of land situated in the City of Portland, County of
Cumberland and State of Maine, being bounded and described as follows:

Beginning at a railroad spike on the northeasterly side of Ashmont Street;

Thence South 79° 23° West by said Ashmont Street a distance of One Hundred Twenty-
Eight and Thirty-Six Hundredths (128.36) feet, more or less, to a point and land now or
formerly of Ralph L. Allen and Helen L. Allen:

Thence North 10° 37" East along Allen land a distance of One Hundred (100) fect, more
or less to an iron pipe and land now or formerly of James Kelley;

Thence North 8° 36° East along said Kelley land a distance of fifty-five (53) feet, more
or less to a point and land now or formerly part of Clairmont Court Condominium:

Thence North 81° 24” 007 East, along said Clairmont Court Condominium land, a
distance of One Hundred Twenty-Two and Fifty Hundredths (122.50) feet, more or less,
to a point and land now or formerly of Dwight L. Sanborn and Elaine Sanborn;

Thence South 7° 47° West, along land of said Sanborn land, a distance of approximately
One Hundred Fifty-Nine and Fifty-Five Hundredths (159.55) fect, more or less,
(incorrectly referenced as One Hundred Eighty-One and Twenty-Hundredths (181.22)
feel by scrivener’s error in prior instrument), to the point of beginning,

The above-described premiscs are more clearly depicted on a plan entitled “Survey Plan
of Clairmont Court. Condominium™ in Portland, Maine for Clairmont Court, Inc., dated
March 16, 1981.

Subject to and together with all easements, covenants, restrictions and takings of record,
if any, insofar as they may be in force and applicable.

PARCEIL FOUR: (501 Forest Avenue, Portland)

A certain lot or parcel of land with the buildings thereon situated on the Northeasterly
side of Forest Avenue in the City of Portland, County of Cumberland and State of
Maine, bounded and described as follows;

Beginning at a point on the Northeasterly sideline of said Forest Avenue, said point

being distant two hundred forty-nine and twenty hundredths (249.20) fect as measured
on a bearing of North 34° 20" 30" West along said sideline of Forest Avenue from its
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interscction with the Northwesterly sideline of Dartmouth Street, said point also being
on the Southwesterly extension of the centerline of the twelve (12) inch party wall
between the building on the premises herein described and the building on the adjacent
premises at 509 Forest Avenue formerly of the Dartmouth Company;

Thence North 55° 38' 30" East along said extension of, and through the centerline of
said twelve (12) inch party wall and its extension Northeasterly, two hundred twenty
and four hundredths (220.04) fect to a point on the Southwesterly sidcline of a private
way known as Indian Lane;

Thence South 34° 20" 00" East along said sideline of Indian Lane Seventy-nine and
sixty-one hundredths (79.61} feet to a point, said point being on the extension
Northeasterly of the centerline of the twelve (12) inch party wall between the building
on the premises herein described and the building on the adjacent premises at 495
Forest Avenue now or formerly of the Dartmouth Company:;

Thence South 55° 37" 30" West along said extension of, and through the centerline of
said twelve (12) inch party wall and its extension Southwesterly, two hundred twenty
and three hundredths (220.03) feet to a point on the Northeasterly sidcline of said Forest
Avenue;

Thence North 34° 20' 30" West along said Northeasterly sideline of Forest Avenue
seventy-nine and sixty-eight hundredths (79.68) feet to the point of beginning. The
above described premises contain 17,524 square feet and are shown on a plan entitled,
"Plan of Land in Portland, Maine for George Business Forms," by Owen Haskell, Inc.
dated September 9, 1980. Bearings are magnetic as of the year 1964.

Subject, however, to existing public utility and scrvice easements of record.

ALSQ conveying all of the Grantor's right, title and interest in and to an undivided one-
half (1/2) intercst in common in that adjacent portion of Indian Lane, which portion is
more parlicularly bounded and described as follows:

Beginning at a point marked by an iron pin to be set on the southwesterly sideline of
Indian Lane which point is located two hundred fifty-two and five tenths (252.5) feet,
more or less, from the intersection of the southwesterly sideline of Indian lane and the

northwesterly sideline of Dartmouth Street;

Thence northeasterly twenty (20) fect, more or less, 1o a point on the northeasterly
sideline of Indian Lane:

Thence South 34° 20" East along Indian Lane eighty (80) feet, more or less, to a point;
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Thence southwesterly twenty (20) feet, more or less, to a point marked by an iron pin to
be set on the southwesterly sideline of Indian Lane;

Thence North 34° 20" West along Indian Lane eighty (80) feet, more or less, to the point
of beginning.

TOGETHER WITH an easement for pedestrian and vehicular ingress and egress from
the above described premises across Indian Lane to Dartmouth Street. Subject,
however, to all existing easements for pedestrian and vehicular ingress and egress
across Indian lane to Dartmouth Street in common with others and specifically
excepting and reserving the same ingress and egress rights across Indian Lane to
Dartmouth Street for the benefit of adjoining premises granted of record by the
Dartmouth Company.

SUBJECT TO the restriction, which restriction shall run with the land and be binding
upon the Grantee, its successors and assigns, that Indian Lane shall be kept in a
reasonable state of repair and that the cost of said repairs and real estate taxes and
assessments applicable to Indian Lane shall be borne by the owner or owners of all
parcels of real estate abutting Indian Lane or portions of such parcels, whether or not
the portion owned abuts Indian lane, in proportion to the respective total land area of
each such owner of a parcel or portion thereof.

ALSO CONVEYING all of the Grantor's right, title and interest, if any, in and to those
portions of Forest Avenue adjacent to the above described premises.

EXCEPTING AND RESERVING the perpetual right and easement to repair, maintain,
replace and remove the existing storm sewer pipes and mains with all necessary fixtures
and appurtenances. Said storm sewer runs northwesterly two hundred sixty (260) feet,
more or less, from Dartmouth Street along the northeasterly side of Indian Lane to a
point, and thence westerly Lo a point at the rear of the existing building on the above
described premises near the northwesterly side of the ramp serving said building.

ALSO CONVLEYING to the Grantee, its successors and assigns, the perpetual right and
casement in common with others to repair, maintain, replace and remove the existing
storm sewer pipes and mains with all necessary fixtures and appurtenances, the location
of which is described above.

EXCEPTING AND RESERVING the perpetual right and casement, for the benefit of
the adjoining premises, to repair, maintain, replace and remove the existing siorm sewer
conncction running southeasterly from the building at 509 Forest Avenue through the
party wall to said storm scwer located at the rear of a building on the above described
premises.
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ALSO CONVEYING to the Grantee, its successors and assigns, the perpetual right and
easement, in common with others, to repair maintain, replace and remove existing
sewer line, together with all necessary fixtures and appurtenances, which sewer line
runs from the basement of the above described premises southeasterly to Dartmouth
Streel, the center [ine of said sewer easement being described as follows:

Beginning at a point on the northwesterly sideline of Dartmouth Street one hundred
(100) fect, more or less, from the intersection of the southwesterly sideline of Indian
Lane and the northwesterly sideline of Dartmouth Street; thence northwesterly and
running parallel to the existing building at 49 Dartmouth Street one hundred seventy-
three (173) feet, more or less, to the above described premises and a point which is
located one hundred eightcen (118) feet, more or less, from the northeasterly sideline of
Forest Avenue.

TOGETHER WITH AND SUBJECT TO the obligations under a Sewer Easement
Maintenance Agreement between 49 Dartmouth LLC and The George Family, LLC
dated June 28, 2002 and recorded in said Registry of Deeds in Book 18009, Page 278,

ALSO CONVEYING to the Grantee, its successors and assigns, the perpetual right and
easement, in common with the others, to repatr, maintain, replace and remove the
existing water mains and pipes which service the above described premises, together
with all necessary fixtures and appurtenances, the center line of said easement being
described as follows:

Beginning at a point on the northeasterly sideline of Forest Avenue which point is
located one hundred seventy (170) (eet, more or less, from the intersection of the
northeaslerly sideline of Forest Avenue and the northwesterly sideline of Dartmouth
Street; thence northeasterly at approximately right angles to Forest Avenue through the
paved drive of premises located at 495 Forest Avenue and parallel to the concrete curb
which divides the paved drive, seventy-three (73) feet, more or less, to a point at the
rear of said paved drive; thence northwesterly three (3) feet, more or less, to the above
described premises,

The above described premises are conveyed SUBJECT TO AND TOGETHER WITH
THE BENEFIT OF the easements and rights granted in an agreement between Couri
Pontiac, [nc. and Dartmouth Real Estate Company dated August 18, 1970 and recorded
in said Registry of Deeds, Book 3139, Page 689, to the extent said casements and rights
affect the above described premises, which shall run with the land and be binding upon
and inure to the benefit of Grantee, its successors and assigns, and Grantee, its
successors and assigns, by acceptance of this decd, hereby agrees to be bound by said
terms and conditions of said agreement.
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SUBJECT TO the matters referred to in the Affidavit of Scott Scully dated January 14,
1987 and recorded in Book 7596, Page 245 (as affected by Affidavit of Scott Scully
dated January 14, 1987 and recorded in Book 10175, Page 113), regarding the forgoing
Agreement recorded in said Registry of Deeds, Book 3139, Page 689.

EXCEPTING AND RESERVING the casements over the within conveyed premiscs to
maintain and repair existing utility lines and appurtenances on said premises which
serve all adjacent property now or formerly of The Dartmouth Company, referenced in
said agreement dated August 19, 1970 and recorded in said Registry of Deeds in Book
3139, Page 689,

The premises are also conveyed together with the benefit of the agreement of Boulevard
Associates, Inc., its successors and assigns, to furnish heat and maintain utility lines and
appurtenances thereto and necessary easements in conncetion herewith for the benefit of
the above described premises on generally the same terms and conditions as set [orth in
said agreement recorded in said Registry of Deeds, Book 3139, Page 689, all as
provided for in the deed from Dartmouth Real Estate Company to Boulevard Associates
dated Dceember 10, 1971 and recorded in said Registry of Deeds, Book 3204, Page

373.

SUBJECT TO AND TOGETHER WITH THE BENEFIT OF a twelve (12) inch party
wall one hundred twenty (120) feet, more or less, in length connects 495 Forest Avenue
(also being premises formerly owned by The Dartmouth Company) and the 501 Forest
Avenue premises herein conveyed. Said walls shall be preserved and maintained so
long as cither abuttor desires to maintain a structure adjacent to the walls, or of which
the walls are a part. So long as there is a structure on both sides of either wall,
structural maintenance of that common party wall shall be shared equally. In the event
that either abutter elects to raze the structure adjacent to either wall, said razing shall not
disturb that common party wall, but the expense of maintaining that wall shall be
assumed by whichever party continues utilization of that wall.

PARCEL FIVE: (525 Forest Avenuc, Portland)

A certain lot or parcel of land with the buildings thereon, situated on the northeasterly
side of Forest Avenue in said Portland, bounded and described as follows:

Beginning at a point on the northeasterly sideline of Forest Avenue, said point being
distant 177.83 feet on a bearing of' S 34° 20" 30" E from the southwesterly corner of
land now or formerly of Dewey W. Couri (formerly Adam D. MacLean) and said point
of beginning also being distance 318,29 feet on a bearing of S 34° 20" 30" E from the
intersection of the northeasterly sideline of Forest Avenue with the southeasterly
sidelinc of Belmont Street and also being the northwesterly corner ol premises
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conveyed by Couri Pontiac, Inc. to Robert E. Adair et al. by deed dated July 20, 1972
and recorded in the Cumberland County Registry of Deeds in Book 3270, Page 206;

Thence N 55° 41" 30" E to and along the southerly face of a concrete curb and by said
land of Adair et al. 130.00 feet to a point on the southwesterly face of the garage-office
building on the premises conveyed to Adair et al. as aforesaid;

Thence N 34° 25' W along the brick face of said garage-office building 0.25 feet to a
point;

Thence N 55° 35' 30" E in the center of a 12-inch brick wall 59.80 feet to a point on the
northeasterly face of the side garage-office building, said 12-inch brick wall being a
party wall between the said garage-office building and the garage on the within
conveved premises;

Thence continuing N 55° 35" 30" E 30.26 feet to a point on the southwesterly side of
Indian Lane;

Thence N 34° 20" W along the southwesterly side of ITndian T.ane 78.75 feet, more or
less, to a point which is and extension N 55° 35" 30" £ 30.26, more or less, feet from the
center of a 12-inch brick wall, being a party wall between the garage on the within
conveyed premiscs and the adjacent building on other land formerly of Couri Pontiac,
Inc;

Thence § 55° 35" 30" W 30.26 fect, more or less, to the center of said brick wall;

Thence continuing in the center of said brick wall § 53¢ 35' 30" W 59.00 feet, more or
Iess, to the end of said brick wall;

Thence § 55° 41" 30" W 130.00 feet, more or less, to the northeasterly sideline of Forest
Avenuc;

Thence S 34° 20" 30" E along the northeasterly sideline of Forest Avenue 79.00 feet,
more or less, to the point of beginning, containing approximately 17,400 square feet,

ALSO, all the right, title and interest of grantor, if any, in and to that portion of I'orest
Avenue adjacent to and lying to the southwest of the above described premises.

ALSO, an undivided one-half interest in common in and (o a certain lot or parcel of
land adjacent to the above described premises, being a portion of Indian Lane and

bounded and described as follows:

Beginning at the southeasterly corner of the above described parcel;
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Thence N 34° 20" W along the northeasterly boundary of the above deseribed premises
78.75 feet to a point;

Thence N 55° 35" 30" &£ 20.00 feet to a point;
Thence § 34° 20" E 78.75 feet to a point;

Thence S 55° 35" 30" W 20.00 feet to the point of beginning, subject to an easement for
vehicular and pedestrian passage of The Dartmouth Company, and such other abutlers
on Indian Lane as may have similar rights of record, and their respective successors and
assigns and the duty to keep Indian Lane in a reasonable state of repair as more
specifically provided herein.

This conveyance is subject to public utility and service easements of record, including
but not limited to an easement from Couri Pontiac, Inc. to Portland Water District dated
August 16, 1977 and recorded in said Registry of Deeds in Book 4079, Page 139.

This conveyance is made subject to and with the benefit of the terms and conditions of
an agreement between Couri Pontiac, Inc. and Dartmouth Real Estate Company dated
August 18, 1970 and recorded in the Cumberland County Registry of Deeds in Book
3139, Page 689, to the extent said terms and conditions affect or pertain to the within
described premises. The duties of Dartmouth Real Estate Company under said
agreement were transferred to Boulevard Associates, Inc. by Dartmouth Real Estate
Company by deed dated December 10, 1971, and recorded in said registry of Deeds in
Book 3204, Page 373. Grantor and Grantee, their successors and assigns, covenant and
warrant that if notice is received by either of them from Boulevard Associates, Inc., its
successors and assigns, under Paragraph 8 of said agreement, they will immediately
give a copy of any such notice to the other party, their successors and assigns.

PARCELS SIX AND SEVEN: (533 and 537 Forest Avenue, Portland)

A certain lot or parcel of land, with the buildings and improvements thereon, situated on
the easterly side of Forest Avenue in said Portland and bounded and described as
follows:

Beginning at a stake on the easterly side of Forest Avenue distant southerly nincty and

thirty six hundredths (90.36) feet from a drill hole marking the intersection of said
easterly side of Forest Avenue with the southerly side of Belmont Street;
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Thence easterly making an excluded angle with Forest Avenue of 96° 22" and by an
existing chain link fence seventy nine and seventy four hundredths (79.74) feet to an
angle in said fence;

Thence southerly and making an included angle with the last described course of 88°
32" 30" and by said fence fifty-seven (57) feet, more or less, to land now or formerly of
the Dartmouth Real Estate Co.;

Thence westerly by said Dartmouth Real Estate Co. land sevenly-five (75) feet, more or
less, to Forest Avenue;

Thence northerly by said Forest Avenue, fifty (50} feet, more or less, to the point of
beginning. Subject to any and all existing rights of the City of Portland in and to said
premises for sewer and other purposes.

ALSO, another lot or parcel of land, with the buildings thereon, situated on the
northeasterly side of Forest Avenue, in the City of Portland, County of Cumberland and
State of Maine, bounded and described as follows:

Beginning at a point on the northwesterly side line of Forest Avenue, said point being
the southwesterly corner of land now or formerly of Dewey W. Couri (formerly Adam
D). MacLean) and said point being distant 140.46 feet on a bearing of § 34° 20' 30" F
from the intersection of the northeasterly side line of orest Avenue with the
southeasterly side line of Belmont Strect;

Thence N 65° 49' 30" E along said land now or formerly of Dewey W. Couri 72.76 feet
to a point;

Thence § 237 09" 30" E along land now or formerly of George David Corey, et al., 4.67
feet to a point;

Thence N 35° 37" E along said land now or formerly of George David Corey, et al., and
along other land now or formerly of Dartmouth Real Estate Company and along land
now or formerly of Sidney Ginsberg, ct al., 167.21 [eet to a point (this line runs along or

near the outside face of the garage-office building on the premises conveyed hercwith);

Thence S 23° 09" 30" E along land now or formerly of Eugene Glickstein, et al., 37.59
feet to a point;

Thence § 51° 28' 30" W, 10.60 feet to a point;

Thence S 34° 20' E along the southwesterly side of Indian Lane, 43.85 {eet, more or
less, to a point which is the extension N 55° 35' 30" E, 30.26 feet, more or less, from the
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center of a 12-inch brick wall, being a party wall between the building on the within
conveyed premises and the garage building on adjacent premises now or formerly of
The Dartmouth Company;

Thence S 557 35" 30" W, 30.26 feet, more or less, to the center of said brick wall;

Thence continuing in the center of said brick wall § 55° 35" 30" E, 59 feet, more or less,
to the end of said brick wall;

Thence S 59° 41' 30" W, 130 feet, more or less, to the northerly side line of Forest
Avenue;

Thence N 34° 20" 30" W along the northwesterly side of Forest Avenue, 98.83 feet,
more or less, to the point of beginning,

ALSO, all right, title and interest in common in and to a certain lot or parcel of land
adjacent to the above parcel being a portion of Indian Lane and bounded and described
as follows:

Beginning at the southeasterly corncr of the above described parcel;

Thence N 34° 20' W, along the northeasterly boundary of the above described premises,
43 85 feet, more or less, to a point;

Thence N 51° 28" 30" E, 20.05 feet to a point;

Thence S 34° 20" E, 45.31 fect, more or less, to a point;

Thence S 559 30" 30" W, 20.00 feet to the point of beginning,

ALSO, mcluding the casement across Indian Lane for pedestrian and vehicular ingress
and egress in common with others conveyed to Ethel J. Young by deed dated December

18, 1984 and recorded in the Cumberland County Regisiry of Deeds in Book 6643,
Page 322, and subject to the conditions in said deed.
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Att.

CITY OF PORTLAND
Planning & Urban Development Department

MAIJOR SITE PLAN

GENERAL DOCUMENT AND DRAWINGS CHECKLIST
Please submit each document as a separate PDF file.

Please confirm by electronically checking the boxes in the left-hand column.

** PLEASE FILL OUT AND UPLOAD THE ZONING ASSESSMENT TABLE

AND WAIVER TABLE SEPARATELY AS NOTED BELOW **

At the time of application submission, please contact the Department of Public Works regarding E-911

addressing for your project.

/TN

GENERAL APPLICATION DOCUMENTS

@NA

Project Description
e Cover letter with detailed project description

Completed Checklist (this document)

Te> A

Evidence of Right, Title, and Interest
e Deeds, leases, or purchase and sales agreements

Yes @

Evidence of State or Federal Approvals
® Permits or letters of non-jurisdiction, if applicable

{¥Ye> NA

Zoning Assessment (see Zoning Assessment Table)
Summary of compliance with use and dimensional standards of the land use
code

Yes) NA

Site Plan Standards Assessment (see Section 14.6 of the land use code)
e Summary of project compliance with site plan standards of the land use code

NA

Summary of Existing and/or Proposed Easements or Covenants, applicable.
e Evidence of existing easements and any proposed easements, covenants,
public or private rights-of-way

Yes @

Waiver Requests (see Waiver Table

e Written request for waiver describing request and compliance with applicable
waiver standards

Yes) NA Financial Capability
® Letter or evidence from a financial institution or third party verifying financial
capacity to undertake project
Yes) NA Technical Capability

e Evidence of technical capability of applicant and consultants — resumes and/or
examples of past projects
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MAIJOR SITE PLAN
STANDARDS AND SUBMISSION CHECKLIST

Provide assessment of compliance with standards and include
supplemental documentation, as applicable.
Please submit each document as a separate PDF file.

TRANSPORTATION

Ve Na

Impact on Surrounding Street Systems (14-14.6.1(A))
e Describe incremental volume of traffic impacts and mitigation measures. If
needed

Access and Circulation (14-14.6.1(B))
Identify and describe the following:
e Site access and internal circulation, including ADA access
e Drive-up features, if applicable
e Loading and servicing needs, routes, and geometry, providing turning templates
for delivery vehicles, if applicable
e Sidewalks and condition along street frontages and internal walkways
Engineered details for ADA ramps and public sidewalks, meeting sidewalk
material policy and construction requirements (Technical Manual, Section 1)

es NA

Public Transit (14-14.6.1(C)), if applicable
Identify and describe the following:
e Existing available transit service and proposed transit improvements, including
design details, such as easement, pad base, and shelter

NA

Off-Street Parking (14-14.6.1(D)), if applicable
Identify and describe the following:
® Proposed vehicular and bicycle parking supply (including ADA-compliant
parking) in relation to applicable parking requirements in Article 19 of the land
use code
e Curb cut separation and parking layout (Technical Manual, Section 1)
e Construction details for bicycle racks
e Management plan for snow storage and removal

Yes @

Transportation Demand Management (TDM) (14-14.6.1(E)), if applicable
o Provide TDM plan drafted in accordance with Technical Manual Section 1
requirements

Page 102



Steve.Bushey_10
Oval

Steve.Bushey_11
Oval

Steve.Bushey_12
Oval

Steve.Bushey_13
Oval

Steve.Bushey_14
Oval


ENVIRONMENTAL

Yes @

Preservation of Significant Natural Features (14-14.6.2(A)), if applicable
Identify and describe the following:
e High and moderate value waterfowl and wading habitat
o Aquifers (for Casco Bay Islands)
e Waterbodies (including wetlands, watercourses, significant vernal pools and
floodplains)
e Proposed preservation areas and protection measures
e Documentation from environmental compliance consultants and
determinations from applicable state and federal agencies

Landscape Preservation (14-14.6.2(B))
Identify and describe the following:
e Measures to preserve trees, including within required zoning setbacks
(Technical Manual, Section 4)
e Measures to protect existing vegetation during construction

Yes @

Site Landscaping and Buffers (14-14.6.2(C))
Identify and describe the following:
e Overall landscaping approach and consistency with standards
e The use of screening and buffering of service areas and between non-residential
and residential uses
e Existing Heritage or Feature Trees on site and measures to preserve
e Compliance with street tree requirements

Water Quality, Stormwater Management, and Erosion Control (14-14.6.2(D))
Identify and describe the following:
e Erosion and sedimentation control plan and measures
e Evidence of compliance with Urban Impaired Stream Standards pursuant to DEP
Chapter 500 stormwater law, as applicable
e Subsurface sanitary sewage disposal and groundwater protection measures
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N\

N\

PUBLIC INFRASTRUCTURE AND COMMUNITY SAFETY

Consistency with City Master Plans (14-14.6.3(A))
e Describe proposed easements, rights and improvements to connect or continue
off-premises public infrastructure, as applicable

Public Safety and Fire Prevention (14-14.6.3(B))
Identify and describe the following:
e Compliance with Crime Prevention through Environmental Design (CPTED)
requirements (Technical Manual, Section 3)
e Emergency vehicle access
e Consistency with public safety standards (Technical Manual, Section 3)

Availability and Adequacy of Public Utilities (14-14.6.3(C)) (Technical Manual,
Sections 2 & 9)
Identify and describe the following:
® Electrical services, including providing underground services
e Existing and proposed connections for public utilities and required public utility
upgrades
e Sewer line connections

SITE DESIGN

Massing, Ventilations and Wind Impact (14-14.6.4(A))
Identify and describe the following:
e Wind and ventilation impacts on adjoining structures and/or adjacent public
spaces, including wind study, if applicable
e Bulk, location, or height impacts on adjoining structures

Yes @

Shadows (14-14.6.4(B)), if applicable
e Provide shadow analysis of impacts on publicly accessible open space (Technical
Manual, Section 11)

Yes NA

Snow and Ice Loading (14-14.6.4(C))
o Describe building design measures to prevent snow and ice from loading or
falling onto adjacent properties or public ways

Yes (N_A)

View Corridors (14-14.6.4(D)), if applicable
o Describe any protection of designated view corridors (Portland Design Manual,
Appendix. 1)

Yes NA

Historic Resources (14-14.6.4(E)), if applicable
Identify and describe the following:

o The site’s status as a designated landmark, within a historic district or historic
landscape district, or within 100 feet of any designated landmark, historic
district, or historic landscape district

o Compliance with standards for preservation and documentation of
archaeological resources
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Yes) NA Exterior Lighting (14-14.6.4(F))
e Describe how the proposed site lighting will adhere to photometrics
requirements as it relates to light trespass and full cutoff fixture design,
pursuant to Technical Manual Section 12
es \ NA Noise and Vibration (14-14.6.4(G))

® Provide data on noise levels for HVAC and other mechanical equipment, such as
design specifications, to demonstrate consistency with state and federal noise
emissions requirements as well as City code

Yes @

Signage and Wayfinding (14-14.6.4(H)), if applicable
® Provide signage plan showing the location, dimensions, height and setback of all
existing and proposed signs
e Provide drawings of all commercial and directional signage on site

Zone-Related Design Standards (14-14.6.4(1))
e Address any applicable design review standards by zone, including compliance
with Design Manual
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MAIJOR SITE PLAN
DRAWINGS CHECKLIST

Please upload the following DRAWINGS with the listed details into e-Plan as separate pdfs.

All drawings must be submitted in a 24 x 36 sheet size.

BOUNDARY SURVEY (stamped by a Maine Licensed Surveyor and drawn as per Technical Manual Sec. 13)

SITE PLAN(s) (stamped by a Maine Licensed Professional Engineer) including:

All sheets — Include a title block with project title and the following information:

Project street address

Name and address of property owner & applicant
Licensed design professional, incl firm that produced plans
North arrow

Date of preparation and revision history block

Tax parcel (chart, block, and lot) number

Existing Conditions Plan with the following:

Existing structures, with distance from primary building facade(s) to the property line
Approximate location of structures on abutting properties

All streets and intersections adjacent to the site

Existing driveways, pedestrian ways, and bicycle infrastructure, including dimensions and
materials

Existing public transit infrastructure

Existing vehicle & bicycle parking areas

Existing utilities on site and within adjacent rights-of-way

Existing grades (two-foot contours preferred)

Location of water courses, wetlands, and vegetation, or other significant natural features
Existing soil conditions and location of test pits and borings

Zoning boundary lines, including overlays

Location of all existing easements and rights-of-way

Proposed Site Plan with the following:

Proposed structures, including distance from primary building facade(s) to property lines
Ground floor area, and finished floor elevations for all buildings

Any proposed geometric modifications to streets and intersections adjacent to site
Location, dimensions and materials of all proposed driveways, vehicle, bicycle, & pedestrian
access ways with corresponding curb lines

Engineered specifications/ cross-sections for proposed driveways, sidewalks & paved areas
Location and dimensions of proposed loading areas, including turning templates

Proposed transit infrastructure with dimensions/ engineering specifications

Location of vehicle and bicycle parking with dimensions and engineering specifications
Location of all snow storage areas

Exterior lighting (please see Technical Manual Sec. 12 for photometrics requirements)
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e Location of fire hydrants

e Location of solid waste management receptacles

e Location of all proposed HVAC and mechanical equipment, including proposed screening, where
applicable

e Location of proposed easements and rights-of-way, including dimensions

e Please utilize color-coding and/or hatches and shading to delineate changes between the pre and
post development condition as needed

UTILITY PLAN including:

e Proposed electrical infrastructure

e Location, sizing and directional flows of all proposed sewer and stormwater infrastructure

e Location and dimensions of off-premises public or publicly accessible infrastructure adjacent to
site

e Electric utility infrastructure

GRADING AND DRAINAGE PLAN including:

e Proposed grades

e Proposed stormwater management measures meeting Technical Manual (Section 5) standards
e Any proposed alteration of a watercourse or wetlands

e Any groundwater protection measures

e Proposed buffers and preservation measures for wetlands or significant natural features

LANDSCAPE PLAN including:

e Existing vegetation to be preserved and preservation measures
e Proposed landscaping, screening, and street trees, including caliper widths for trees
e Planting schedule, including street trees

ARCHITECTURAL PLANS AND RENDERINGS including:

e Exterior building elevations, color renderings, illustrations of all sides

e Axonometric and street-level views for structures greater than three stories in height
e Provide context drawings, if applicable (Design Manual, page 1)

e Floor plans

CONSTRUCTION MANAGEMENT PLAN including:

e Specifics on traffic control, sidewalk sheds, and pedestrian rerouting
e Include a drawing and written narrative

OTHER

e Details and cross-sections, as necessary
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Att. 4

@ MAINE

September 9, 2023

City of Portland

389 Congress Street

Portland, ME 04101

RE: 509 Forest Avenue, Portland Maine

To Whom It May Concern:

We have been working with Developers Collaborate / DC 509 Forest LLC on their proposal to reposition the property
located at 509 Forest Avenue in Portland, Maine. Developers Collaborative is an established customer of Maine

Community Bank and has the financial capacity to complete this project. We are excited about their plans for 509
Forest Avenue, Portland, Maine, and look forward to working with them in further support of the project.

Please feel free to contact me with any questions.
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Att. 5

TECHNICAL CAPABILITY

The applicant has retained a highly qualified team of professionals to undertake planning, permitting and
design tasks on this project. Services will be provided by the following companies and their respective
team leaders:

Gvil Engineer Stephen Bushey, P.E.

Gorrill-Palmer Consulting Engineers
300 Southborough Drive, Suite 200
South Portland, Maine 04106

(207) 772-2515
sbushey@gorrillpalmer.com
Architect Virginie Stanley

Invivid Architecture

631 Stevens Avenue Suite 200
Portland, ME 04103

Virginie Stanley <virginie@invividarchitecture.com>

Surveyor Owen Haskell Inc

Randy Loubier

390 US Route One Suite 10
Falmouth, ME 04105
rloubier@owenhaskell.com

Owners representative Josh Trombley

Developers Collaborative

631 Stevens Avenue, Suite 203
Portland Maine 04103

Josh Trombley <josh@dcmaine.com>
Construction Manager Patrick Ducas

Ducas Construction

40 Center Street Suite 1
Scarborough, ME 04074
207-303-0634

Patrick Ducas <patrickd@ducasconstruction.com>

The team of consultants retained by the developer have expertise and experience in the design of similar
commercial projects. Resumes of key personnel for development team can be provided upon request.

1
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ENVIRONMENTAL

Att. 6

14.6.2 (A) Preservation of Significant Natural Features — Not applicable

14.6.2 (B) Landscape Preservation — there are some shrub plantings along the Forest Avenue
facade that will be removed during the renovation of the building front. The landscape beds will
remain and be replanted with new plant material. The plant material will be consistent with City
standards and subject to the input of applicant’s landscape consultant.

14.6.2 (C) Site landscaping and Buffers — Not applicable

14.6.2 (D) Water Quality, Stormwater Management and Erosion control — The site is
nearly fully developed with building and pavement/concrete in the current condition. There is no
expected change in overall site drainage. It is believed the existing roof contains one or more roof
drains that tie into the City’s drain or cross-country sewer line. The applicant’s representatives are
meeting with Brad Roland and Justin Pellerin to review site conditions and the existing connections
to the City mains. Typical erosion control measures including sediment sacks at nearby catch basins
will be employed during the construction to minimize sediment transport into the drainage systems
either on Forest Avenue or at the rear of the building.
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PUBLIC INFRASTRUCTURE AND COMMUNITY SAFETY

Att. 7

14.6.3.A Consistency with City
Master Plans — On Portland’s
Future Land Use Plan, 509 Forest
Avenue is located in the Mixed
Use/Commercial/Office zone and is
located near an enhanced Priority
Corridor (Forest Avenue). Priority
Corridors are “major artenials that
often see heavy vehicular traffic, but
also have the capacity to improve
mobility by capitalizing on their
potential  for increased  walking,
bicycling, and transit use. Prionity
coridors can also serve as areas of
additional mixed-use, higher density
growmth to take advantage of the transit
benefits and services that well-designed,
diverse corridors can offer.” Located on
Forest Avenue the site is within a
major travel corridor benefiting from

Priority Nodes & Corridors

transit availability as well as proximity to Back Cove, nearby services, and a short distance to the
Peninsula. The Forest Avenue corridor is maintaining a robust level of activity and development.
This site is an ideal location for the change of use with ground level commercial/retail and residential
above. We believe the proposed uses go hand in hand as complimentary uses to the surrounding

businesses and land use an envisioned in the Comprehensive plan and current zoning.

14.6.3 (B) Public Safety and Fire Prevention — The building has a full sprinkler system and
Fire Department Connection. Access to the building is readily available from the front and rear.
Street and security lighting is in place around the building, thus providing public safety. We are

not aware of any policing issues in the vicinity of the building.
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14.6.3 (C) Availability and Adequacy of Public Utilities — The building project contains the
following existing utilities:

The building is sprinkled and contains a 4” domestic water service and a 6” Fire service off
the 12” water main in Forest Avenue. The Fire Dept connection is located at #501 Forest.
A fire hydrant is located just south of the site on Forest Avenue. Upgrades to the water
services for backflow prevention to comply with current PWD standards will be made part
of the work.

It is believed the building’s sewer exits into 30” cross country sewer that passes under #535

Forest Ave. A video examination of the existing sewer will be performed to verify its
condition for continued use.

The building will be served by Natural gas coming from Forest Avenue as evidenced by the
gas meter visible from the Street.

There are overhead power and communications in Indian Lane serving the site. Several pole
mounted transformers are located at the rear of the building. The Electrical designer is in
the process of confirming the adequacy of the existing power service with CMP.
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SITE DESIGN

14.6.4 (A) Massing, Ventilations and Wind Impact — not applicable — See Invivid rendering
for further information on the building.

14.6.4 (B) Shadows — Not applicable

14.6.4 (C) Snow and Ice Loading — the building is primarily a flat roof. Snow and Ice will not
fall onto adjacent properties.

14.6.4 (D) View Corridors — Not applicable

14.6.4 (E) Historic Resources — The site does not need to undergo HP review and approval
as it is not located in an Historic District according to the project architect.

14.6.4 (F) Exterior Lighting — There is existing street lighting on Forest Avenue and some
pedestrian scale wall pack lights on the rear of the building. Building mounted security light(s)
will be provided at the residential doors at the rear of the building. There is ceiling lighting in
the basement parking area.

14.6.4 (G) Noise and Vibration — Not applicable- any existing roof top equipment is screened
and dampened as necessary to satisfy City noise and vibration standards. There are several
existing ground mounted HVAC units at the rear of the building. We are not aware of any issues
with these units which are expected to remain.

14.6.4 (H) Signage and Wayfinding — All tenant signage to be permitted separately by the
tenants.

14.6.4 (1) Zone Related Design Standards — The development satisfies ReCode 14.6.4.1.1.c,
for the B-2b where the development shall provide an established street wall with entrances and
public portions of the building oriented to and directly accessible from the public sidewalk and
shall be designed and scaled to be compatible with surrounding residential and commercial
development. The #509 Forest Ave fagcade has a main entry that accesses the elevator and
stairwell as well as a lobby to the street level commercial space.
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Att. 9

TRANSPORTATION

14.6.1(A) Impact on Surrounding Street system — no impact. Redevelopment of an existing building with
no new onsite parking provided. The site use is not expected to create or aggravate any existing conditions or
result in safety concerns on Forest Avenue or Indian Lane. The below grade parking is accessed via an entrance
only lane from Forest Avenue and an exit movement onto Indian Lane at the rear of the property. Indian Lane
connects to Dartmouth Street which connects to a signalized intersection on Forest Avenue and an unsignalized
intersection onto Baxter Boulevard. Overall traffic volumes will be lower with the residential land use
compared to the original commercial office use. Comparing the Institute for Transportation Engineers Land Use
Code 710 (Office) versus LUC 220 (Apartments) yields a net change of -46 trips and -38 trips in the AM and PM
peak hours respectively. The site access conditions are consistent with the neighboring sites on both sides of

the street.

14.6.1(B) Access and Circulation — The building is accessible from entrances on two sides (front and rear)
with ample access for emergency vehicles and site tenants. The elevator is sized to allow for a stretcher and
emergency personnel and has been reviewed by the Portland Fire Marshall. The building entrance off the Forest
Avenue sidewalk is flush to existing grade. It is expected that ambulance access would be from Forest Avenue.
The existing rear entrance requires stairs that will remain in place. The primary residential entrance will be
from the stair/elevator originating in the basement and connecting to all floors. The elevator is also accessible

from the ground level entry off Forest Avenue.

14.6.1(C) Public transit — the location benefits from nearby proximity to the METRO Route 2 Forest Avenue
service route as well as the METRO transfer opportunities at Monument Square.

14.6.1(D) Off-Street Parking — At B Pear| St
least 19 spaces will be provided g civv Hat Jv il gtl)drt
o . ity a C :
oCn5|te in t!‘ula bas:'mer\t parlflzgdarea. § Chestnut 5 M District
ommercial parking is provided in 5 Portland HS® 2 1 o_;
the basement and offsite. At least 10 g 5 Eﬂt ] SWPleg; S
m St ro

&
N rarment® Waterfront
'718]9B|B District

or more wall mounted bike racks will Preble st LibraryPULsE
be provided in the basement for
residents. The site is fully paved or

&
otherwise is building.

Route 2 METRO Route - Congress

14.6.1 (E) Traffic Demand Management - Not applicable
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Portland, Maine

ood here.

Planning & Urban Development Department
B-2b
ZONING ANALYSIS Relevant Zone(s)
All Projects:

Required Proposed
Lot Size - 21,841SF
Area Per Dwelling Unit 435SF 814
Minimum Street Frontage 20ft 121.29ft
Front Yard Minimum
Front Yard Maximum 101t 2.85ft.
Rear Yard 101t >10ft
Yard Right 0
Yard Left 0
Side Street Setback
Step Back 5/15ft >5/15ft
Maximum Lot Coverage 100% 95%<100%
Minimum Lot Coverage
Maximum Height 50ft 40ft
Open Space
Maximum Impervious Area 100% 100%
Pavement Setback
Floor Area Ratio
Off Street Parking Spaces 0 93

Loading Bays

Other1

Other 2

Other 3

Page 115

Att. 10



Planned Residential Unit Developments (PRUD) Requirements

Required Proposed
Minimum Lot Size
Minimum Lot Area per Dwelling
Maximum # Units per Building
Maximum Building Length
Maximum Accessory Building Length
Minimum Setbacks
Minimum Building Separation
Minimum Open Space
Affordable Housing Density Bonuses (if applicable)
Bonus Maximum
Increase or Allowable Proposed
Decrease With Bonus
Density
Height

Setback Reduction

Recreation Space

Maximum Accessory Building Length

Minimum Setbacks

Minimum Building Separation

Minimum Open Space

Explanatory Text 1 (optional):

Explanatory Text 2 (optional):

Explanatory Text 3 (optional):
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Att. ||

300 Southborough Drive, Suite 200
GOR R I L L South Portland, Maine 04106
N PALMER 207.772.2515

December 18, 2023

Ms. Natasha Kypfer, Planner
Planning and Development Department
City of Portland, Maine

389 Congress Street

Portland, Maine 04101-3509

Subject: Change of use
509 Forest Avenue
Response to Staff Comments — LOR#1
Applicant: DC Forest 509 LLC

Dear Natasha:

On behalf of DC 509 Forest LLC (Applicant), we offer the following supporting information in
response to staff comments Round 1 dated 11.14.2023 as contained in an email transmission of
11.14.2023. The following italicized comments fell under the Additional information status and require
a response. Our responses are in Bold.

14.6.1 Transportation Standards

o The applicant should note how parking along the rear of the building along Indian Lane will be
regulated/managed. | would also note that given the conversion to a residential land use, and a
likely walking route towards back cove, the provision/accommodation for pedestrian activity on
Indian Lane to Dartmouth Street should be considered.

Response: The parking at the rear of the building will be reserved for first floor
commercial tenants and signage will be used to designate parking by each tenant.
In the past, this parking was designated for Maine Health (tenant) use. It’s
expected that residents seeking to walk to Back Cove or other destinations may
exit the building via a resident only stairwell at the rear of the building. At the
rear of the building residents may walk down Indian Lane to Dartmouth Street
where the sidewalk continues either to Forest Ave or down to Back Cove.
Signage will be posted in the building advising residents to avoid unauthorized
access thru the Ricker Park development. Further, the Applicant owns Indian
Lane in common with Ricker Park and thus does not have authority to add
pedestrian access unilaterally.

www.gorrillpalmer.com tzine | Virginia




Ms. Natasha Kypfer
December 18, 2023

Page 2

[

o The entry only driveway on Forest Avenue into the site does not meet city standards for
dniveway separation and a formal waiver shall be provided. Additionally, the width of the
driveway shall be noted.

Response: The applicant requests a waiver of the minimum driveway spacing of
100 feet per Section 1.5.1 of the Technical Manual to allow an entering only
driveway into 509 Forest Ave to remain as it has existed for greater than 25 years.
The driveway opening is separated from another driveway to the north by
approximately 75 ft. A driveway to the south is located approximately 190 ft
distance. Each of these driveways has also been in existence for greater than 25
years. Further, the project is seeking historic tax credits from the National Park
Service and historic entrances and egresses must generally be maintained. Given
that the historical use of this block of buildings was auto dealerships, auto access
is actually a key component of their architectural integrity and thus eligibility for
historic tax credits.

o The basement parking layout plan shall include dimensions and the applicant shall document if
city standards are met.

Response: The basement parking Drawing Sheet C-3.1 has been updated to
include various dimensions including the basic 9° x 18’ parking stall dimension
which is typical to the spaces and a 23’ or 24’ vehicular drive aisle. The applicant
requests a waiver to allow for the 23’ wide drive aisle which is less than the City
standard 24’ width. There are building columns within the drive aisles the allow
for a minimum 20’ spacing between support columns.

o The applicant shall remove and reconstruct the existing sidewalk and close the driveway
apening along the frontage of the property. The sidewalk and driveway removal shall be
reconstructed in accordance with the Gty'’s Technical Manual Section 1. The applicant shall
update the plans and provide spot grades and slopes for the proposed sidewalk.

Response: The plans have been updated to include removal and replacement of
the existing concrete sidewalk in front of the building. The applicant is requesting
the existing curb opening to the alleyway between #509 and #517 remain to allow
for the occasional vehicle use by the existing tenants, and to maintain the historic
integrity of the buildings. The driveway will be reconstructed to City standards.
There is also an existing sidewalk ramp in front of the building entrance that
allows for ADA access from the parallel parking on Forest Avenue. The sidewalk
ADA ramp will also be reconstructed unless otherwise directed by the City.

o Adetail for concrete sidewalk is included in the plan set, but locations of sidewalk construction
are not shown on the plans.
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Ms. Natasha Kypfer
December 18, 2023
Page 3

Response: The plans have been updated to include the reconstruction of the
concrete sidewalk in front of the building as generally depicted in the image below.

- B ] II
T g |-..1_

Sl Reconstruct 1
- NConcrete sidewalk

o Gty staff will coordinate with the applicant and GP METRO to determine a suitable location
for the required transit shelter.

Response: We have corresponded with Mike Tremblay of METRO and he has
indicated that a shelter is not needed at #509 Forest, as the outbound boarding
activity is light volume. He has suggested the following:

“Reconstruct the sidewalk as planned, and specify an area where the bus shelter could be placed in the future.
Note that our shelter foundation requirements are more robust than the Gty sidewalk standards (6" concrete
depth vs. 4" for sidewalks), so the pad area would need to be constructed as such. A bench (by the developer)
could be placed there in the meantime. I'm guessing a 7-foot sidewalk area will be fine — that's a Gty call, but
it's more than enough for ADA and for a relatively short distance. The best place for the shelter will be up
against the ROW line, so the sidewalk can double as the ADA area for folks accessing the shelter.”

The City should review the landscape plan and whether any future plans for a bus shelter
are warranted, if an esplanade is installed, since a shelter may require too much space.

Finally, METRO is also planning on reconstructing the outbound stop at #555 Forest and
the Inbound stop at #550 in 2024 according to Mr. Tremblay.

o The applicant shall indicate whether they intend to meet the base zoning requirements for off-
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street parking or make use of an available exemption. The use of an exemption, as described
above, may require that a parking study or TDM plan be submitted to support such an
exemption.

Response: There are 68 parking spaces in the basement for use by tenants. There
will be an additional 9 spaces at the rear of the building for the 1 floor tenants.
The plan is to provide parking for residential tenants at a ratio of 0.5 spaces per
unit (19 spaces) to reflect the site’s proximity to the peninsula and METRO
Transit service, plus the developer’s expectations on actual tenant demand. The
following is a summary of the required and provided parking for #509 Forest uses

by floor:

Use by Floor

Required parking

Provided Parking

1 floor - 15,803 SF

commercial

1 sp/400 SF = 39 spaces

39 - combination of
basement and outside

2" floor — 24 apartments | 1 sp/unit = 24 12 expandable to 24 -
Basement
3! floor — 14 apartments | 1 sp/unit = 14 7 expandable to 14
Basement
Total 77 77

o The submitted narrative around off-street parking will need to be updated to provide a more
detailed breakdown of how both on-site and off-site off-street parking is being allocated for
residents/tenants/other users of the site.

Response: See response above.

o The applicant shall detail the number of bicycle parking spaces being provided and shall
further outline the number of vehicle spaces being allocated for commercial uses on the
property, to determine the number of required spaces. The applicant is encouraged to provide
a mixture of bicycle parking spaces, for example within the building, as well as along the
building’s frontage for use by visitors.

Response: The applicant proposes to provide a bike storage room in the
basement that will contain wall mounted bike storage racks for 34 bicycles. An
additional City standard bike rack will be provided at the front of the building for
a total of 36 bike spaces. The code requires 2 bike spaces per 5 apartment units
or 8 bike spaces and 2 spaces per 10 vehicle spaces for other uses, or 8 bike spaces.
The total bike spaces required is 16 spaces, which will be exceeded, as proposed.
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o The applicant shall provide a TDM plan develgped in accordance with Section 17 of the Gity's
Technical Manual.

Response: See the accompanying TDM plan.

14.6.2 Environmental Quality Standards

e Provide a landscape plan that shows the proposed species to be placed in the landscaped strip
so we can determine if street tree credjt requirements are met.
o Please do not include any trees in the Acer genus (Maples)

Response: Peter Burke Landscape Architect has provided the accompanying
landscape plan for replanting along the building front facade. The plan includes
two street trees within a 3’ esplanade which is representative of similar conditions
to the south on Forest Avenue.

o The property’s frontage could likely support two to three street trees, to count towards the
project’s overall street tree requirement. The provision of street trees along the property’s
frontage should be evaluated and ruled out before street tree altematives are considered.

Response: See the accompanying landscape plan.

o The applicant includes a note that the entrance is going to be reconstructed per the
architectural plans and notes in their narrative that the site landscaping will be replaced- / don’t
see either of these items detailed on the plans.

Response: The updated plans include additional information on these
improvement activities. The landscaping at the front of the building has been
reviewed by the project Historic Consultant who has indicated the plantings will
be consistent with the Historic nature of the building.

o The prgiect narrative notes that typical erosion control measures including sediment sacks at
nearby catch basins would be used- locations of erosion control measures, details, and typical

erosion control/good housekeeping measures should be provided on the plans.

Response: Erosion control details have been added to the plan set.
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14.6.3 Public Infrastructure and Community Safety Standards

o The applicant should provide information on proposed sewer; storm drains and basement floor
drain connections. The applicant shall verify that existing basement floor drains, and domestic
sanitary lines are routed to the sanitary sewer line in Indian Lane and that non-contaminated
roof drains are directed to the existing Coyle’s Gully storm drain line located adjacent and under
533 Forest Avenue per recent conversations with DPW.

Response: The development team has engaged Vortex Services to perform
smoke and dye testing of the existing interior plumbing lines to better understand
the existing site conditions and to verify whether improvements to achieve the
City’s stated needs for sanitary and roof drain connections are necessary. This
work is scheduled for the week of December 18®". The team has been
coordinating this work with John Emerson of DPW.

o Ay existing sewer and storm drain lateral lines should be inspected. Any lines found to be
defected should be repaired or replaced per Gty code 2442

Response: This work is scheduled to be performed by Vortex Services the week
of December 18.

o The applicant notes that they are reviewing utilities for the potential for changes and upgrades.
The plans don'’t currently show any proposed utility work. Confirmation of utility ability to serve
should be provided, and if any upgrades are needed to water; sewer; gas, electric, or stormwater,
the plans need to show that work. (i.e. trenching, utility piping installation).

Response: There are no improvements to the water supply services for fire and
domestic water currently entering the building, so the Portland Water District
does not normally provide any form of updated Determination Letter. They are
aware of the proposed change of use and have indicated the existing domestic
meter is acceptable. However, they have also requested that new testable double
check valve assemblies be installed on both service lines to be compliant with
current PWD standards. These details and requirements will be made part of the
Mechanical design plans. We’ve requested a wastewater capacity authorization
and will continue to coordinate with Brad Roland of Engineering, as results of the
internal plumbing inspections by Vortex Services are completed. The building is
presently served from a platform bank of transformers at the rear off CMP’s
Ricker Park Line. The transformers provide 120/208v with a capacity of 500kva.
The 38 apartments have a load of 170kva, thus ample power is available. An
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electrical account is already established for the building. Natural gas extends into
the site from Forest Avenue and this service will remain in place and unchanged.

14.6.4 Site Design Standards

o The applicant will need to confirm that all existing building and site lighting complies with the
Gity’s site lighting standards, which would include information on fixture type, placement, and
light levels emitted by either proposed or existing site lighting.

Response: Light level readings were gathered on December 7, 2023 at 6:30 pm,
using a handheld Extech HD 450 light meter at the rear of the building. The
readings at the property line with Indian Lane were recorded as between 0.25 to
0.45 footcandles. There are 4 existing wall mount LED lights; two over the
doors and two between doors. The lights are mounted approximately 10 feet
above grade. These lights will be replaced with new lights as shown on the
accompanying lighting plans.

o The applicant will need to provide a photometric plan which details light levels across the site
and at the property boundary and specific lighting specifications.

Response: The accompanying lighting plans and photometrics have been
prepared by Bennett Engineering.

18.2.3 Use Specific Conditional Use Standards

o The applicant will need to indicate how they intend to meet the Gty's inclusionary zoning
requirements.

Response: The applicant proposes 38 apartment units, which per ReCode Section
18.2.3.C requires 25% or 10 units to be workforce housing. The applicant intends
to provide this number of workforce units. The following two tables illustrate
the rents of the workforce units, which are distributed throughout the building
among different unit types in proportion throughout the building. The first
calculates the net allowable IZ rent by deducting tenant-paid utilities. The second
table identifies the IZ units and rents within the building.
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First Table Second Table
Mumber of Bedrooms
UA -allglects 0 1 2 Unit#  sf BR  IZrent
heatpump $ 70.00 $ 81.00 $ 95.00 205 655 2 $1,867.00
cooking $ 1000 $ 1300 $ 17.00
chor” S 2900 § 00 § 00 M6 %6 2 S1a600
water heatii $§ 3500 $ 48.00 $ 63.00 Y '
water $ 1100 $ 13.00 $ 17.00 208 676 2 $1,867.00
sewer $ 13.00 § 1500 $ 20.00 209 684 2 $1,867.00
totals "$ 168.00"$ 207.00 "3 261.00 210 678 2 $1,867.00
1 414 0 $1,400.00
max gross rent $1,656.00 $%$1,774.00 $2,128.00 224 415 0 $1,400.00
31 414 0 $1,400.00
net max IZ rent $1,488.00 $1,567.00 $1,867.00 313 422 0 $1,425.00

(d) B-2b STANDARDS

o The applicant shall specify the transparent visible transmittance (VT) of .7 or greater for windows
adjacent to the public sidewalks at the ground floor for Staff review.

Response: INVIVID Architecture has indicated that the glazing will have a 0.7 or
greater transmittance.

o Staff requests the applicant provide proposed fagade materials for review.

Response: See the accompanying architectural plans for information on fagade
materials.

o Staff recommends that the applicant consider the addition of trees in parking islands at the rear
of the building to screen the neighboring property. In addition, the applicant should indicate the
locations of proposed street trees along Forest Avenue for the proposed change of use. Along the
building’s front fagade and within proposed courtyard areas, staff would request a detailed
landscape plan that could include low; drought-tolerant plantings, and further detail how the
streetscape will be activated. This for example could include seating, shade trees, and other
pedestrian amenities.

Response: The rear of the building is occupied by parking spaces and utilities,
both overhead and underground. This is no area at the rear of #509 that can be
converted for use of plantings, without loss of parking or conflict with the utilities
in our opinion. The property boundary aligns with the rear of the existing parking
spaces and there is no opportunity for planting within Indian Lane due the existing
use and need for adequate vehicular access. There are currently six (6) existing
street trees in front of #517 to #533, generally spaced at 28’ to 32’ o.c. These
existing trees allow for the existing utility poles, driveway openings, building
entrances and signage.

Page 124



Ms. Natasha Kypfer
December 18, 2023
Page 9

B-2b STANDARDS (Appendix 2 of the Design Manual)

o The applicant should identify proposed or existing lighting on or along the building’s facade. Staff
recommend additional illumination at the building entries, canopy and pathway within the site.

Response: The applicant is
reviewing the existing lighting at
the front and rear of #509. New
lighting at the Forest Avenue
entrance will be provided as part
of the facade upgrade. New
overhead lights at the entry/exit
doors at the rear of the building
are depicted on the accompanying
lighting and photometric plan.
Five new Strata Wall Lanterns will
be installed at the rear of the building.

o Staff recommends that the applicant consider the addition of trees in parking islands at the rear
of the building to help screen neighboring this parking from nejghboring property.

Response: There is no acceptable space for planting of trees at the rear of the
building. The neighboring Ricker Park development has multiple mature
deciduous trees between Indian Lane and their buildings that aid with buffering
from the buildings on the south side of Indian Lane as evidenced in the imagery
below.
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o The applicant should indicate street trees along Forest Avenue for the proposed change of use for
staff review.

Response: See the accompanying Landscape plan.

3 wide esplanade —-I

1cc — 1cc Ly p
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o The applicant will need to follow Article 14.6.1 Cfor requirements to include a transit shelter for
the proposed development consisting of 20 or more dwelling units.

Response: We have contacted Mike Tremblay of METRO and he has indicated
that METRO does not currently see the need for a transit shelter in front of
#509. He has requested a thickened slab in front of the building that can be
installed when the sidewalk is replaced and this slab will be available for future
use if/when a shelter might be installed. We note that the landscape plan
includes a 3’ esplanade, that is consist with the sidewalk configuration on Forest
Avenue just south of the site. This esplanade, if installed, may preclude the
functionality of a shelter at this location, in our opinion.

o  (pen space shall be integrated into the development as a requirement for multiple families. The
applicant has indicated a shared roof deck that staff would request additional information on to
ensure that it functions as a comfortable, protected and accessible outdoor space for all residents.
In addition, the applicant could consider open space at the ground level with landscape
enhancements adjacent to paved entries.

Response: The applicant is proposing a rooftop composite wood deck' that will
have space for seating and other resident amenities. Because of the limited size
of the site, there is no additional open space for the residents however the site
does benefit from the following proximate open spaces:

o The 3.2-mile Baxter Boulevard multi-use pathway around the 500 acre
back cove located about 600 feet from the site,

o Payson Park located about 1.1 mile from the site,

° Deering Oaks Park located about 4,200 LF from the site,

J Longfellow Park located 582 feet from the site,

o The Kiwanis Community Pool and Dougherty Field complex located about
3500 LF from the site,

o The Sullivan Recreation and Fitness complex at USM located about 2,000
LF from the site.

J The Pedro Little League field located about 2,300 LF from the site.

° Barrows Park located about 1,700 LF from the site.

° Heseltine Park located about 2,950 LF from the site

° Baxter Woods located 4,064 LF from the site.

We look forward to the staff finalizing their review and an appearance before the Planning Board for a
public hearing. If you have any questions regarding the materials being submitted, please contact this
office.

! The applicant reserves the right to eliminate the roof top deck, as it is contingent on available funding.
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Sincerely,

GORRILL-PALMER

Stephen Bushey, PE
Senior Associate
sbushey@gorrillpalmer.com

Attachments

c:  Kevin Bunker, DC 509 Forest, LLC
Josh Trombley, DC 509 Forest LLC
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GROUND LEVEL

NOTE:
1. DO NOT SCALE DRAWING.

2. INTALLATION TO BE COMPLETED IN ACCORDANCE WITH

MANUFACTURER'S SPECIFICATIONS.

Specifications for ltem 116-1039

\HIGHLﬁ%D

PRODUCTS GROUP LLC
3350 NW Boca Raton Blvd., Suite B2 Boca Raton, FL, 33431
Phone: 561.620.7878 Fax: 561.620.8668
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Bike Trac Parking System

Item 116-1039 Mounting Instructions

Mounting Bike Trac
Bike Trac can be mounted to any wall, corner, pillar, or post strong L Mount Hole

enough to hold the bikes. Each unit comes with two pan head screws
which work for mounting the Bike Trac to wooden studs. If mounting
to any other surface consult your local hardware store for applicable ’
hardware. Use mounting holes as shown in illustration. Note: To

protect wheel, slide rubber sleeve onto wheel hook of Bike Trac.

Bike Trac Placement

Option 1: Stagger tops of the Bike Tracs ( High, Low, High).
Approx. space between each 12-15.

Option 2: Level tops of Bike Tracs, hanging every other bike by rear
tire. Approx. space between each 15-18”. e MoUNt Hole
Option 3: Level tops of Bike Tracs, hanging all bikes by front tire.
Approx. space between each 18-21".

Note: Be sure to leave enough room between each Bike Trac so that
the bike’s handlebars do not interfere with each other. Optimum
distance between Tracs will depend on make and model of bike.

Locking Bike To Bike Trac (Item 116-1039)

In most cases the locking cable is long enough to thread through your seat, frame, front
and rear wheel. Thread cable through desired parts of the bicycle and then pass the
metal end of the cable through the hole punched into the Bike Trac. Note: Locking
cable is only a intended to be a theft deterrent. Loss of bicycle is not covered

@X under warranty.
) Parts List

Qty  Description

1 Bike Trac Assembly
2 5/16” Washer
2
1

1” Slotted Pan Head Screw
Wheel Hook Rubber Sleeve

Locking Model Only (116-1035)
Descript
oc! le

\HIGHL?RD

PRODUCTS GROUP LLC

3350 NW Boca Raton Blvd., Suite B2 Boca Raton, FL, 33431
Phone: 561.626:7878 Fax: 561.620.8668
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key Plant List Mature Size #

AU Bearberry/Arcotstaphylos uva-ursi (Evergreen,groundcover) 6'h x 6'w #1 21

JS | Blue Star Juniper/Juniperus squamata (Evergreen ground hugging shrub) 18"h x 4'w #5 14

HF Compact Hinoki Falsecypress/Chamaecyparis obtusa ‘Compacta’ (evergreen) 10'h x 4'w 5-6"

CB Dwarf Columnar Hornbeam/Carpinus betulus ‘Columnaris Nana' (deciduous) @ 8'h x 3'w 2"

CC Rising Fire American Hornbeam/Carpinus caroliniana 'Uxbridge (deciduous) @ 30'h x 15'w 2" 2
(approved by City of Portland in 3’ planting strips with high voltage power lines)

PS | Flowering Cherry 'Pink Flair'/Prunus sargentii (deciduous tree) 25'h x 20'w 2" 1

[ |
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631 Stevens Ave Ste #200
Portland, ME 04103
207 - 939 - 7602

[ADRN AN

g N/F
~ RICKER PARK CONDOMINIUM
LRV PLAN BOOK U02 PAGE 2
/;} DRAWING NOTES:
L 2 1.  CALCULATIONS REPRESENT MAINTAINED FOOTCANDLE LEVELS AT GRADE.
’7?\(\ ’y/p 2. LIGHT LOSS FACTOR USED IN CALCULATIONS.
3

/f\ 3. EXTERIOR LIGHTING TO BE CONTROLLED BY BUILDING MOUNTED
PHOTOCELL. ON A DUSK, OFF AT DAWN.
4. CANOPY LIGHTING STATISTICS:

11.9W / 3000K / 760 LUMENS

MIN 22 MAX 35 AVE 29 XM 161 AM 1.3:1
K 5. LIGHTING FIXTURES Project:
TYPE S1 PROGRESS #P807-001-028-30
X\ 8.3 W/ 3000K /575 LUMENS
. . K TYPE S2 PROGRESS #P560090-031-30K 509 FOREST AVE
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PROGRESS
LIGHTING

Location:

Contact:

5IN LED Edgelit Recessed Downlight e et e PROGRESSQ )

ENERGY STAR

P800004-028-30

Description:

Slim, low profile recessed downlight combines innovative technology, aesthetics, function- Images:
ality and affordability. No housing or J-Box required for installation and wet location listed

provides the ultimate flexibility. The low profile downlight is ideal for many residential,

multi-family, commercial and hospitality applications. Featuring a detachable driver box,

which can be mounted remotely for shallow ceiling installations. Energy efficient design
provides up to a 75% energy savings and up to 54,000 hours of LED life. Flicker free dim-
ming down to 10% with many Forward Phase (Triac) and Electronic Low Voltage (ELV)
dimmers.

Specifications:

White (-028) (Painted)

Die-cast aluminum construction

White Polycarbonate lens

Slim, low profile recessed downlight combines innovative technology, aesthetics, and
functionality

No housing or J-Box required for installation

Featuring a detachable driver box, which can be mounted remotely for shallow ceiling
installations

IC rated and Air-Tight

Flicker free dimming down to 10% with many Forward Phase (Triac) and Electronic Low
Voltage (ELV) dimmers

Energy efficient design provides up to a 75% energy savings and up to 54,000 hours of

LED life

Dimmable to 10% brightness (See Dimming Notes) Dimensions:

ENERGY STAR® qualified

Meets California Title 24 JA8-2016 (A) Inside Diameter: 4"

(D) Light Emitting Surface (LES): 2.75"
(C) Outside Diameter: 5"
Performance: Height: 3"
Number of Modules 1 R
Input Power 8.3w ‘D °
Input Voltage 120V D@ |
lnput Frequency 60 Hz ‘ MM T : | I ‘IH\ ‘
Lumens/LPW 575/69.2 (LM-79) ‘ < !
CCT 3000 K
CRI 90 CRI
A: INSIDE DIAMETER
! B: LIGHT EMITTING SURFACE (LES) DIAMETER
Life (hours) 54,000 (L70/TM-21) BELIGHT EMITTING SUf
EMI/RFI FCC Title 47, Part 15 Class B
Min. Start Temp -30°C
Warranty 5 year warranty
Labels cCSAus Wet location listed
ENERGY STAR® qualified
Meets California Title 24 JA8-2016

For more information visit our website: www.progresslighting.com Progress Lighting « 701 Millennium Boulevard « Greenville, SC 29607
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PROGRESS

+.

LIGHTING"

5IN LED Edgelit Recessed Downlight

Wet location listed PROGRESS:)

P800004-028-30

—
2

ENERGY STAR

Photometrics:

ELECTRICAL DATA P800004-028-30

Input Voltage 120V

Input Frequency 60 Hz

Input Current 0.07 A

Input Power 83

Power Factor 0.99

THD <20%

FCC FCC Title 47, Part 15 Class B

Operating Temperature  -30 °C to 30°C

Dimming Yes*

*See Dimming Notes for more information

CANDELA DISTRIBUTION
LUMENS

P800004-028-30
LED Light Engine: 3000 K 90 CRI DEG
System Wattage: 8.3 0
Fixture delivered lumens: 575 5
Fixture Efficacy: 69.2 15
Spacing Criteria: 1.25 25
35
1]
90° 55
65
75° 75
70 85
60° 90

LEGEND
0-deg

CANDELA
208
208
200
185
164
135
103
69
35
7

0

20
56
85
102
104
92
68
37
9
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ZONAL LUMEN SUMMARY

ZONE  LUMENS %FIXT
0-30 162 281
0-40 264 45.9
0-60 460 80.1
0-90 575 100.0
90-180 ¢} 0.0
0-180 575 100.0



PROGRESS
LIGHTING®

5IN LED Edgelit Recessed Downlight

Dimming Notes:

P800004 is designed to be compatible with many ELV and Triac/Forward Phase controls.

The following is a partial list of known compatible dimmer controls.

Dimming Controls

Lutron -
Lutron -
Lutron -
Lutron -
Lutron
Lutron -
Leviton -
Leviton -

Leviton -

NTEVL-300
DVELV-300P
MAELV-601
DVCL-253P

- Caseta Wireless

AYCL-153P
6672
6674
AWSMT-EAW

Dimming capabilities will vary depending on the dimmer control, load, and circuit installation.

Always refer to dimmer manufacturer instructions or a controls specialist for specific requirements.

Dimmer control brand names where identified above are trade names or registered trademarks of each

respectiv

e company.

Zy
Wet location listed PROGRESS LED

ENERGY STAR

P800004-028-30

For more information visit our website: www.progresslighting.com
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PROGRESS
LIGHTING®

Strata Wall Lantern

Description:

Wall mounted - Wet location listed PROGRESS LED

A combination of modern decorative styling with state-of-the-art LED technology, the Strata Collection

fixture represent the latest in energy efficient technology for residential illumination. Using only
12-Watts and with a rated lamp life of over 50,000 hours, this fixture offer a look at the future of
lighting. Compare illumination level to a 60-Watt incandescent fixture. Low-profile modern housing
projects light downwards to create glare-free dark sky friendly illumination.

Specifications:

Project:

Fixture Type:

Location:

Contact:

=

ENERGY STAR

P560090-031-30K

Images:

Black (-031) (painted)

Die cast aluminum Construction
Frosted Glass lens

Modern low profile design.

Can be used indoor or outdoor.
Die cast aluminum construction.
Delivers 760 lumens (delivered)

3000K color temperature with 90 CRI

Dimmable to 10% brightness (See Dimming Notes)
Back plate covers a standard 4" octagonal recessed outlet box

Mounting strap for outlet box included

6" of wire supplied
ENERGY STAR® qualified

Meets California Title 24 JA8-2016

Performance:

Dimensions:

Number of Modules
Input Power

Input Voltage

Input Frequency
Lumens/LPW (Delivered)
[«ay

CRI

Life (hours)

FCC

Min. Start Temp

Max. Operating Temp
Warranty

Labels

1

11.9w

120V

60 Hz

760/63 (LM-79)

3000 K

90 CRI

50,000 (L70/TM-21)

FCC Title 47, Part 15, Class B
-30°C

30°C

5 year warranty

cCSAus Wet location listed
ENERGY STAR® qualified
Meets California Title 24 JA8-2016

Width: 6-9/16"
Length: 8.0625"
Height: 5-1/2"
H/CTR: 2:3/4"

For more information visit our website: www.progresslighting.com
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PROGRESS
LIGHTING'

Strata Wall Lantern

Photometrics:

Wall mounted - Wet location listed PROGRESSQ

P560090-031-30K

—
2

ENERGY STAR

ELECTRICAL DATA P560090-031-30K

Input Voltage 120V

Input Frequency 60 Hz

Input Current 0.1TA

Input Power 11.9

Power Factor 0.99

THD <20%

FCC FCC Title 47, Part 15, Class B

Operating Temperature  -30 °C to 30°C

Dimming Yes*

*See Dimming Notes for more information

P560090-031-30K

LED Light Engine: 3000 K 90 CRI
System Wattage: 11.9

Fixture delivered lumens: 760
Fixture Efficacy: 63

Spacing Criteria: 1.190

|

45°

LEGEND

0-deg — — — — — — — -
90-deg —m8m8m8 ————
180-deg — —— = ———

Test 17.02971 Test Date 11/22/17

CANDELA DISTRIBUTION
CANDELA DISTRIBUTION

15
25
35
45
55
65
75
85
90

0.0
327
327
3n
280
237
182
125
73
28
1

0

45.0
327
327
312
281
237
184
127
74
29
1

0
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90.0
327
326
3n
281
238
184
129
75
29
2

0

FLUX
135.0 180.0
327 327
324 323
310 309
281 280
238 239
185 185
130 130
76 77
30 12
2 0

0

31
88
129
148
142
115
74
30

ZONAL LUMEN SUMMARY

ZONE  LUMENS
0-30 247
0-40 396
0-60 652
0-90 760
90-180 o
0-180 760

%FIXT

32.6
52.1
85.8
100.0
0.0
100.0



PROGRESS
LIGHTING®

L
Strata Wa” Lantern Wall mounted - Wet location listed PROGRESS LED

ENERGY STAR

P560090-031-30K

Dimming Notes:

P560090 is designed to be compatible with many Triac/Forward Phase or ELV/Reverse Phase controls.

The following is a partial list of known compatible dimmer controls.

Dimming Controls

Lutron DVELV-300P
Lutron Caseta Wireless
Lutron AYCL-153P
Lutron TGCL-153-PH
Leviton 6672

Dimming capabilities will vary depending on the dimmer control, load, and circuit installation.
Always refer to dimmer manufacturer instructions or a controls specialist for specific requirements.

Dimmer control brand names where identified above are trade names or registered trademarks of each
respective company.

For more information visit our website: www.progresslighting.com Progress Lighting « 701 Millennium Boulevard « Greenville, SC 29607
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PROGRESS
LIGHTING

District LED

Description:

District Collection LED Medium Wall Lantern

Specifications:

- Antique Bronze, Painted White Inside Aluminum Shade

- White Acrylic Diffuser

- Dimmable to 10% brightness (See Dimming Notes)

- Back plate covers a standard 4" recessed outlet box: 5.125 in W.,, 1.625 in ht., 5.125 in depth
- Mounting strap for outlet box included

- 6in of wire supplied
- Dark Sky compliant

Performance:

Number of Modules
Input Power

Input Voltage

Input Frequency
Lumens/LPW (Source)
Lumens/LPW (Delivered)
CccT

CRI

Life (hours)

EMI/RFI

Max. Operating Temp
Warranty

Labels

1

9W

120V

60 Hz

623/69.2 (LM-82)

420/53.6 (LM-79)

3000 K

90 CRI

60000 (L70/TM-21)

Meets FCC Title 47, Part 15 Class B
30°C

S5-year Limited Warranty
cCSAus Wet Location Listed
ENERGY STAR® qualified

701 Millennium Blvd. Greenville, South Carolina 29607
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Project:

Fixture Type:

Location:

Contact:

Wall Mounted - Wet Location Listed PROGRESS LED

P5622-2030K9

Dimensions:

Width: 8 in

Depth: 10-1/4 in
Height: 8-1/4 in
H/CTR: 4-1/8 in

Antique Bronze, Painted White Inside Aluminum Shade

Width: 8-1/16 in
Height: 5-7/8 in

White Acrylic Diffuser

Width: 2-7/8 in
Height: 0-13/16 in

www.progresslighting.com

Rev. 05/21



PROGRESS
LIGHTING

District LED Wall Mounted

Dimming Notes:

P5622-2030K9 is designed to be compatible with many ELV/Reverse Phase controls.

The following is a partial list of known compatible dimmer controls.

Dimming Controls:

Lutron_Nova T NTELV-300
Lutron_Vierti VTELV-600
Lutron_Maestro MAELV-600
Lutron_spacer/system SPSELV-600

Dimming capabilities will vary depending on the dimmer control, load, and circuit
installation.

Always refer to dimmer manufacturer instructions or a controls specialist for specific
requirements.

Dimmer control brand names where identified above are trade names or registered
trademarks of each respective company.
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509 Forest Avenue
Transportation Demand Management Plan

In accordance with Section 17.3 of the Technical Manual the following information is provided,

Project Description: The development at 509 Forest Avenue involves a three-story mixed-use
development. The ground floor will contain retail use and floors 2-3 will each contain residential units in
the amount of 24 units and 14 units respectively. The property contains private parking in the basement
and 9 surface parking spaces at the rear of the building, off Indian Lane, which is also private. The site is
within the B-2b zoning district. The existing basement parking will be used by residents or commercial
tenants. The surface parking will be used by the commercial tenants. This TDM has been prepared to
qualify for the transit-proximate categorical exemption specified in Table 19-8 of the Land Use Code.

Part 17.3.1 Transportation Narrative

The proposed development benefits from proximity to nearby transit services including the Portland
METRO Route 2 Forest Avenue run that provides service between downtown Portland and Prides
Corner, Westbrook via Forest Avenue, running past the site. The site development includes 38 residential
units, and each unit occupant will need to secure parking as needed in the building. Commercial tenants
and visitors will have use of on-street parking on Forest Avenue and surrounding streets.

Residents will have access to various pedestrian and bicycle

routes in the project vicinity within Forest Avenue that connect S _;’5‘"9"?’ tro
to Back Cove and points beyond. METRO Transit service also 5 ROUTE 2
links to the METRO Breez service at Congress Street and that | 7 == e
offers service to Yarmouth, Freeport, and Brunswick. Thereare | ° ,. “ y: P L

inbound and outbound METRO stops within 500 feet of the site. e tades gmnww"

The development will include signage in the entrances and it X E’ZI"‘??"'*‘*E

residential corridors identifying nearby public transit locations
as well as mapping for pedestrian/bicycle routes on Forest
Avenue and the peninsula. It is assumed that residents will e & | Comer

quickly familiarize themselves with nearby facilities and access owkl] T
routes for their use and enjoyment.

The development is ideally situated to take advantage of
proximity to the peninsula, Back Cove, and the Forest Avenue
Commercial Corridor.  Nearby land use includes grocery
stores, restaurants and other commercial/retail that allow
residents the opportunity to walk/bike to these destinations and
to minimize the need for vehicular access.

 METRO Route2

1
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17.3.2 Identify a TDM Coordinator

Given the small size of the development a designated TDM coordinator is not proposed. The applicant
and their property management team will be responsible for building maintenance as well as ensuring that
site features including bike racks are maintained and available. The applicant owns multiple properties in
the greater Portland market and is therefore very familiar with the requirements for maintenance, working
with City officials and related issues.

Parts 17.3.3 thru 17.3.6

The project’s future trip generation is expected to be less than the historical trip generation associated
with the previous commercial land use on the second and third floors. These floors were previously
occupied as office space with an estimated staff number of greater than 40 persons (pre-covid). The
ground level space is not expected to be occupied by a restaurant or similar tenant, but is expected to
be a low turnover, low volume commercial tenant(s). The commercial tenant will be much like other
retailers/commercial tenants along the Foerst Avenue corridor that rely on existing vehicular access,
parking, foot traffic and visitors including tourists and residents alike. Due to the small impact of traffic
associated with the development, targets for TDM traffic reductions and related TDM objectives are quite
minor. It’s simply expected that this infill development will blend harmoniously within the surrounding
Forest Avenue activities and land use and may benefit from the general proximity of transit, parking, and
multi-modal transportation options available on the greater Forest Avenue corridor and Portland
Peninsula.

2
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509 Forest Avenue
Transportation Demand Management Plan

In accordance with Section 17.3 of the Technical Manual the following information is provided,

Project Description: The development at 509 Forest Avenue involves a three-story mixed-use
development. The ground floor will contain retail use and floors 2-3 will each contain residential units in
the amount of 24 units and 14 units respectively. The property contains private parking in the basement
and 9 surface parking spaces at the rear of the building, off Indian Lane, which is also private. The site is
within the B-2b zoning district. The existing basement parking will be used by residents or commercial
tenants. The surface parking will be used by the commercial tenants. This TDM has been prepared to
qualify for the transit-proximate categorical exemption specified in Table 19-8 of the Land Use Code.

Part 17.3.1 Transportation Narrative

The proposed development benefits from proximity to nearby transit services including the Portland
METRO Route 2 Forest Avenue run that provides service between downtown Portland and Prides
Corner, Westbrook via Forest Avenue, running past the site. The site development includes 38 residential
units, and each unit occupant will need to secure parking as needed in the building. Commercial tenants
and visitors will have use of on-street parking on Forest Avenue and surrounding streets.

Residents will have access to various pedestrian and bicycle
routes in the project vicinity within Forest Avenue that connect tro
to Back Cove and points beyond. METRO Transit service also ROUTE 2
links to the METRO Breez service at Congress Street and that |/ = ey

offers service to Yarmouth, Freeport, and Brunswick. Thereare | ° =
inbound and outbound METRO stops within 500 feet of the site.

PATHS!

n
Rivetten Schasl ekl
inqhgchnnl -

& Library

The development will include signage in the entrances and
residential corridors identifying nearby public transit locations
as well as mapping for pedestrian/bicycle routes on Forest
Avenue and the peninsula. It is assumed that residents will u,,;}'
quickly familiarize themselves with nearby facilities and access :

routes for their use and enjoyment.

iy KN
Dlm?r{n

The development is ideally situated to take advantage of
proximity to the peninsula, Back Cove, and the Forest Avenue
Commercial Corridor.  Nearby land use includes grocery
stores, restaurants and other commercial/retail
residents the opportunity to walk/bike to these destinations and
to minimize the need for vehicular access.

that allow

 METRO Route2

1
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17.3.2 Identify a TDM Coordinator

Given the small size of the development a designated TDM coordinator is not proposed. The applicant
and their property management team will be responsible for building maintenance as well as ensuring that
site features including bike racks are maintained and available. The applicant owns multiple properties in
the greater Portland market and is therefore very familiar with the requirements for maintenance, working
with City officials and related issues.

Parts 17.3.3 thru 17.3.6

The project’s future trip generation is expected to be less than the historical trip generation associated
with the previous commercial land use on the second and third floors. These floors were previously
occupied as office space with an estimated staff number of greater than 40 persons (pre-covid). The
ground level space is not expected to be occupied by a restaurant or similar tenant, but is expected to
be a low turnover, low volume commercial tenant(s). The commercial tenant will be much like other
retailers/commercial tenants along the Foerst Avenue corridor that rely on existing vehicular access,
parking, foot traffic and visitors including tourists and residents alike. Due to the small impact of traffic
associated with the development, targets for TDM traffic reductions and related TDM objectives are quite
minor. It’s simply expected that this infill development will blend harmoniously within the surrounding
Forest Avenue activities and land use and may benefit from the general proximity of transit, parking, and
multi-modal transportation options available on the greater Forest Avenue corridor and Portland
Peninsula.

2
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Att. 13

Standard to be Waived:
Cite Ordinance or Technical Manual
Standard

Cite Standard Language:
Cite specific language of applicable
Ordinance or Technical Manual Standard

Waiver Being Sought:

Describe waiver being sought. Ex. - We
are requesting a two-way parking lot drive
aisle width of 20’ feet.

Justification for Waiver:

Address specific waiver criteria, if
applicable, and document reasons for the
waiver request.

Secl.5.10f Technicalmanual

Driveway spacingof 100feet

Requesexistingdriveways
remainin placeastheyhave
beenin placefor >25years.
currentseparations 75ft.

Theprojectis seekinghistoric
tax creditsfrom NPSand
historicentry/egressnustbe
maintained.Thehistoricaluse
of the block of bldgswasauto
dealersaandautoaccesss akey
componenbf theirarchitectura
integrity andeligibility for

hictArintav ArAadite

Secl.10.30of TechnicalManual

minimumdrive aislewidth in
parkinglot

reques3'wide drive aislein
thebasemenparkingarea

Thebasemenparkingareahas
existedfor >25years.Thereare
existingbuilding columnsthat
limit thedrive aislegeometry.

Page 149



Att. 14

300 Southborough Drive, Suite 200
GOR R I L L South Portland, Maine 04106
PALMER 207.772.2515

I, Stephen Bushey, of Gorrill Palmer, hereby certify that a Neighborhood Meeting was held
on Monday November 6, 2023 at 5:30 P.M. at 603 Stevens Square for the proposed 38 unit

residential change of use development at 509 Forest Ave in Portland, ME.

I also certify that on October 26, 2023 (which is at least ten (10) days prior to the

Neighborhood Meeting) invitations were mailed to the following:

1. All addresses on the mailing list provided by the Planning Division which includes
property owners within 500 feet of the proposed development or within 1,000 feet of
a proposed industrial subdivision or industrial zone change.

2. Residents on the “interested parties” list.

Signed,

January 17, 2024
Stephen Bushey, Sr. Associate Date

Attached to this certification are:

1. Copy of the Invitation Sent
2. Meeting Minutes

U:\4148_509 Forest Ave Change of Use Portland\G Abutters\2024.01.17 certification_neighborhood-meeting

www.gorrillpalmer.com Maine | Virginia




GOR R I L L 300 Southborough Drive, Suite 200

South Portland, Maine 04106

PALMER 207.772.2515

October 27, 2023
Dear Neighbor:

Please join us for a Neighborhood Meeting to discuss the proposed Major Site Plan application for a change of
use and building renovations to the existing building located at 509 Forest Avenue in Portland, ME. The
project will create 38 condominium apartments, a mix of market rate and affordable units, on the second and
third floor of the existing building and maintain the existing ground floor commercial space.

Meeting Location: Stevens Square Community Center; Room #105
631 Stevens Avenue
Portland, ME 04103

Meeting Date: November 6, 2023
Meeting Time: 5:30 PM - 6:00 PM

The City Code requires that property owners within 500 feet (except notices must be sent to property owners
within 1,000 feet for industrial zoning map amendments and industrial subdivisions) of the proposed
development and residents on an “interested parties list”, be invited to participate in a neighborhood meeting.
We will take attendance and submit a sign-in sheet to the Planning Board. The meeting will last no more than
30 — 45 minutes. If you have any questions, please feel free to contact Stephen Bushey 207.772.2515 x286.

Sincerely,
GORRILL PALMER

Stephen Bushey, PE
Senior Associate
sbushey@gorrillpalmer.com

Note: Under Section 14-32(Q) and 14-525 of the Gty Code of Ordinances, an applicant for a Major Site plan development, subdivision of over five lots/units, or
zone change is required to hold a nejghborhood meeting within three weeks of submitting a preliminary application or two weeks of submitting a final site plan
application, if a preliminary plan was not submitted. The nejghborhood meeting must be held at least seven days prior to the Planning Board public hearing on
the propasal. Should you wish to offer additional comments on this proposed development, you may contact the Planning Division at 874-8721 or send written
correspondence to the Planning and Urban Development Department, Planning Division 4th Floor; 389 Congress Street, Portland, ME 04101.

u:14148_509 forest ave change of use partland|g abutters|nejghborhood meeting notice 2023.10.26.docx

www.gorrillpalmer.com taine | Virginia




GOR R I L L 300 Southborough Drive, Suite 200

South Portland, Maine 04106

PALMER 207.772.2515

NEIGHBORHOOD MEETING MINUTES

Project: 509 Forest Avenue Change of Use
DC 509 Forest, LLC

Date: November 6, 2023 - 5:30 PM to 6:30 PM
Location: Stevens Square Community Center Room #105
Aftendees: Steve Bushey - Gorrill Palmer

Josh Trombley - DC 509 Forest LLC (Applicant)
Members of Public (see list below)

In accordance with the City of Portland Planning Board Requirements, a Neighborhood
Meeting was held to discuss the proposed development at 509 Forest Avenue in Portland, ME.
The meeting was held on Monday November 6, 2023, at 5:30 PM. Steve Bushey, PE,
representative from Gorrill Palmer and Josh Trombley, Applicant conducted the meeting.

Steve Bushey started the meeting and gave a brief overview to discuss the Major Site Plan
development/change of use to 38 apartments and where the project is headed.

Steve proceeded to describe the regulatory aspects of the permitting procedures and how it
works with the City Planning Department. The project is a change of use to convert the 2nd
and 3 floor of 509 Forest Avenue to 38 residential apartment units. The project involves historic
tax credits reflecting architectural facade improvements to restore the building to its original
condition. Steve presented the site plan and building elevations to the attendees and the
discussion proceeded to address the attached comments provided by the Ricker Park Condo
association.

Attendees: List Above

Url47148_509 Forest Ave Change of Use Portland|E Meeting Notes|2023.11.6 nejghborhood meeting attendancelmin_meeting_509 Forest 2023.11.06.docx

www.gorrillpalmer.com Maine | Virginia




November 6 Neighborhood Meeting Regarding 509 Forest Avenue Project

1/ All neighbors hope for courtesy and respect from each other. Are there specific
accommodations that the residents and management of the 509 Condo Association may seek
from Ricker Park’s owners, tenants and management to establish and maintain good
relationships between and among each other? Are there specific suggestions to meet those
needs? What are Gorrill Palmer’s and Developers Collaborative’s experiences at other
projects with problems and friction that may arise during the first several years following
occupancy of this project and how were they resolved?

2/ Ricker Park Condo Association has 54 units, about 65% of which are owner-occupied;
about 50% of all residents are retirees. Despite the historical name and the large lawn, it is
not a public park. What steps will the 509 Condo Association owners and management take to
engender courtesy and respect from the business and residential occupants of 509 Forest
Avenue for Ricker Park owners/tenants and their property?

3/ Based on Developers Collaborative’s experience, what is the expected proportion of
owner-occupied condo units to rental units? How many units does the developer expect to
retain? Who will manage the building once construction is completed? What is the expected
total residential population for the 38 units under development?

4/ With whom should residents and management of Ricker Park communicate to resolve
any (hopefully minor) issues that may arise during the construction phase of the project?
Names and telephone numbers would be most helpful.

5/ What is the expected start date for construction and when is it expected/hoped to be
completed?
6/ Construction activity commonly begins by 7:30 AM (with workers arriving with

cigarettes and coffee by 7:00). Indian Lane is a private residential road. Please, please,
please limit construction noise along Indian Lane to after 8:00 AM.

7/ Construction often involves demolition and oversized dumpsters for debris. If they are
to be brought in, where will any oversized dumpsters be located?

8/ What noise level can neighbors expect during construction? What is the expected
maximum number of construction vehicles at the site during the work phase?

9/ Indian Lane is the only access road to the Ricker Park garage and to building four
which has 18 units; it is the primary access to the other three buildings, each of which
contains 12 units. Will Indian Lane be blocked — even temporarily — during the construction
phase of redevelopment? What guarantees can residents of Ricker Park have for access and
egress via Indian Lane at all times?

10/  How many dumpsters will be needed to service the businesses and residential
occupants of the building upon full occupancy? Where will they be located?
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Page Two -

11/ Please, please, please arrange have the 509 trash contractor empty all Indian Lane
dumpsters, both during and after completion of construction, after 8:00 AM and before 9:00
PM to minimize the crash/bang and beep-beep-beep from collection vehicles.

12/ Isincreased outdoor lighting is expected on Indian Lane? If so, please, please, please
hood the lights to provide prevent glare into neighboring apartments while providing proper
safety illumination for pedestrians and vehicles on Indian Lane.

13/ Please describe 509 Condo Association’s plans for snowplowing and snow removal on
Indian Lane, both during the construction phase and subsequent occupancy.

14/ 509 Forest Avenue has no yard. Ricker Park has a long-standing “no dogs on the
grounds” policy (based on sad experience). Does the 509 Condo Association intend to permit
dogs? And if so, on whose property will the 509 Condo Association recommend that they
poop?

15/ The 509 Condo drawings show outdoor “visitor parking spaces” on the west side of
Indian Lane. Will there be enough spaces once the building becomes mixed use since
anecdotal observation is that all spaces between the south end of the 509 building and the
parking garage exit door are now frequently fully occupied during business hours?

16/ Does Gorrill Palmer or Developers Collaborative anticipate seeking City acceptance of
Indian Lane as a public street?

17/ There are likely to be modifications of the redevelopment project as a result of
consultations with the City planning office. How and when will neighbors be informed of
those modifications?

18/  The announced duration of the Neighborhood Meeting is “no more than 30 - 45
minutes.” If neighbors have unaddressed concerns and unanswered questions after 45
minutes, are Gorrill Palmer’s and Developers Collaborative’s willing (or obliged?) to provide
meaningful information and responses after that time? If so, how will information and
responses be provided? If not, why not?

These questions and concerns are mine alone and do not represent the positions or
opinions of the Ricker Park Condo Association or any other individual.

Peter C. Fessenden
290 Baxter Boulevard - E1
Portland Maine 04101

207.650.1609 / pfessenden13@gmail.com
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509 Forest Avenue

Neighborhood Meeting November 6, 2023 — Stevens Square Community room

Attendance List

Céﬁo
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