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AGENDA
PORTLAND PLANNING BOARD MEETING

The Portland Planning Board will hold a meeting on Tuesday, February 12, 2019, Council Chambers, 2nd
Floor, City Hall, 389 Congress Street. Public comments will be taken for each item on the agenda during
the estimated allotted time and written comments should be submitted

to planningboard@portlandmaine.gov.

WORKSHOP - 4:30 PM

1. Level III Site Plan; 1 Center Street; Fathom CC., LLC., Applicant. (estimated time 4:30 - 6:00 p.m.)
The Planning Board will hold a workshop on the redevelopment of an existing parking lot into a six
story, 135 room hotel with a ground floor area of 22,758 sf and total square footage of 112,046 sf. The
hotel includes a first floor restaurant and a rooftop bar. The hotel will be located in the Downtown B-3
zone with the pedestrian activity and Old Port district overlays. The project is subject to review under
Portland’s site plan and historic preservation ordinances.

PUBLIC HEARING - 6:30 PM

1. ROLL CALL AND DECLARATION OF QUORUM

2. COMMUNICATION AND REPORTS

3. REPORT OF ATTENDANCE AT THE MEETING HELD ON JANUARY 22, 2019
For the Workshop, Public Hearing and Evening Workshop - All members were present.

4. REPORTS OF DECISIONS AT THE MEETING HELD ON JANUARY 22, 2019

1. Cultural Plan Update, Creative Portland. Mazer moved and Stanley seconded a motion to
find the proposed Cultural Plan Update is consistent with Portland’s Comprehensive Plan and
recommends adoption of the plan to the City Council. Vote: 7-0

il. Zoning Text Amendments to B-2, B-2b and B-2c, Drive-throughs in buildings with upper
floor residential uses, City of Portland. Mazer moved and Stanley seconded a motion to find
the proposed text amendments to the Section 14-182, Permitted Uses, and Section 14-183-
Conditional Uses of the B-2, B- 2b, and B-2¢ zones of the Land Use Code are consistent with
the Comprehensive Plan and recommends adoption of the amendments to the City Council.
Vote: 7-0

S. NEW BUSINESS



https://portlandme.civicclerk.com/Admin/Setup/Dialogs/planningboard@portlandmaine.gov

il

Level IIT Site Plan; 150 Riverside Street; Patagon Storage, LLC., Applicant. (estimated time 6:30 —
7:15 p.m.) The Board will hold a public hearing to consider the redevelopment of 142 and 150
Riverside Street into a 3 story, self-storage building with a footprint of 33,344 sf and a total floor area
of 100,343 sf. The 3.6 acre site is located in the B-4 zone. The site plan is subject to Portland’s site
plan and stormwater permit standards.

Level IIT Plan Amendment and IZ Conditional Use Amendment; 56 Hampshire Street; New Height
Group, LLC, Applicant. (estimated time 7:15 p.m.) The Planning Board will hold a public hearing on
the amended Level 3 subdivision and site plan application at 56 Hampshire Street. The revisions

include adding a residential unit for a total of 31 units and revising the exterior materials for the
building facades. The application is subject to Portland’s site plan, subdivision and affordable housing
ordinances.



Memorandum
Planning and Urban Development Department
Planning Division

To: Sean Dundon, Chair and Members of the Portland Planning Board
From: Matthew Grooms, Planner

Date: February 8, 2019

Re: Level Il Site Plan, 1 Center Street hotel, Fathom Companies
Project #: PL-000448-2018 CBL: 038-G-001

Meeting Date:  February 12,2019

l. INTRODUCTION
Fathom Companies, LLC has
submitted a Level lll site plan
application for redevelopment
of an existing surface parking
lot to a new six-story, 135-
room hotel with ground floor
restaurant space and a
rooftop bar. The proposed
development is located at 1
Center Street in the B-3
Downtown Business Zone,
Downtown Entertainment
Overlay Zone and Pedestrian
Activity District (PAD). The
hotel is considered part of
Phase | of the ‘Portland Square’ Master Plan, which as of yet, has not been submitted for
review. It is anticipated that the master development plan will be submitted within the first
half of 2019, and will be brought to the Planning Board for a workshop shortly thereafter.
Due to this timing, the proposal for this hotel is being reviewed as an independent, stand-
alone project, with attention being paid to how it would function in the event that other
elements of the Master Plan do not materialize.

Figure 1: Rendering of Proposed Hotel with other Portland Square
project in background

The project site is located within the Old Port Historic District, and is being reviewed
concurrently by the Historic Preservation Board. A total of three (3) workshops have been
held to review compatibility of the project with HP standards, and a public hearing is
currently being scheduled. As the project is located within a historic district, no design
review was completed, and design of the building is not being considered by the Board.



Level Il Site Plan Application - 1 Center Street Hotel

PB Workshop 2.12.2019

This workshop was noticed to 134 property owners within 500 feet of the site and

interested parties, and a legal ad was published in the Portland Press Herald on February 1
& 2,2019. The required neighborhood meeting was held on January 17, 2019 in the Editorial

Room at the Press Hotel. At the time of completing this memorandum, the Planning
Division has not received any written public comment.

Applicant: Jim Brady, Fathom CC, LLC

Consultants: Lauren Swett, P.E., Woodard and Curran; Megan McDevitt, Woodard and
Curran; Melissa Voelker, HKS Architects; Pat Carroll, Carroll & Associates; Owen Haskell,
Owen Haskell, Inc,; Reece Bettina, Fathom CC, LLC

Il. REQUIRED REVIEWS

Review Applicable Standards

Site Plan Section 14-526

Conditional Use (12) Section 14-474, Section 14-487
Waivers Applicable Standards

The applicant requests a waiver from the
minimum driveway separation standard,
listed under Technical Manual Section
1.7.2.7, to provide driveway separation of
less than 100 feet.

Staff Recommendation: The staff has
reviewed this request, and supports a
waiver of this standard given the low traffic
volume of Cross Street and infrequent
usage of the service access driveway by
delivery vehicles.

Technical Manual Section 1.7.2.7, states
that on streets where the speed limit is 25
mph or less, the driveway separation shall
be 100 feet or more.

[l. PROJECT DATA

Existing Zoning

B-3 Downtown Business, DE Overlay, PAD, Old Port Historic

Existing Use

Surface Parking Lot (80 spaces)

Proposed Use
Rooftop Bar

135 Room Hotel with 2,620 SF Restaurant and 1,725 SF

Property Size 0.55 acres (23,791 SF)

Existing Proposed Net Change
Building Footprint o SF 22,758 SF 22,758 SF
Building Floor Area o 112,046 SF 112,046 SF
Impervious Surface Area | 21,100 SF 19,100 SF -2,000 SF
Parking Spaces 80 spaces 75 (Parking Lease) | -5
Bicycle Parking Spaces | o 4 4
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Level Il Site Plan Application - 1 Center Street Hotel PB Workshop 2.12.2019

V. PROJECT SITE
AND CONTEXT
The proposed development
would occupy o0.55 acres of
existing surface parking
area situated to the north
and east of the Center
Street and Commercial
Street intersection, with
principal frontage along
Commercial Street Figure 2: Project site today
between the Richardson
Wharf Company Building and
Baxter Davis Block Building. This
location is considered part of the
City’s Old Port District,
characterized by its stock of 19t
and early 20" century commercial
architecture, a high concentration
of restaurant and retail
establishments, and close proximity
to the city’s working waterfront.
The Old Port is considered a major
draw for Portland’s tourism .
industry and a hotel in this location |
would provide easy access to the i
amenities just described.

i
H
)

One Center Street is almost entirely
impervious, consisting of Figure 3: Existing Conditions Plan

approximately eighty (80) parking

spaces. Vegetated buffer areas, consisting of shrubs and street trees, run along the
westerly, southerly and a portion of the easterly property line. Along Commercial Street,
the existing streetscape consists of a brick sidewalk measuring no less than eleven (11) feet
in width, with front-in angled on-street parking, and lighting provided via pole mounted
cobra head fixtures. The Center street frontage features a narrower five (5) foot sidewalk
with parallel parking spaces and pole mounted cobra head light fixtures on the opposite
side of the street.

The site itself generally slopes down from north to south with a maximum elevation of just
over 19’ feet at the northwesterly edge of the property, and a minimum elevation of 11’ feet
along Commercial Street. At present, runoff sheet flows towards a storm drain that is
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Level Il Site Plan Application - 1 Center Street Hotel PB Workshop 2.12.2019

situated in a low spot near the property’s Commercial Street frontage, that is then directed
to a storm sewer located in Center Street, that outfalls from there into the harbor.

As mentioned in the introduction, the hotel is considered part of Phase | of the Portland
Square Master Planned Development, which would occupy a substantial area of existing
surface parking, stretching between Commercial Street in the south and Spring Street in
the north. As of yet, exact details for the Master Plan have not been provided, though it has
been stated that one development being proposed would consist of structured parking
wrapped with a retail shell and upper level office uses. Additional information will be
forthcoming, with an anticipated submission of material in early March, and a follow-up
Planning Board workshop in April.

V. PROJECT DESCRIPTION

A. Overview

Fathom CC, LLC proposes
to construct a new, six-
story, 135 room boutique
hotel that would feature T s
two ground floor retail or
restaurant spaces
(identified as a café and
bar) totaling 2,620 square
feet of floor area, a roof
level bar totaling 1,725
square feet and separate =t
rooftop terrace, to be

accessible to guests. The
principle entrance to the Figure 4: Proposed site plan. Note, area in gray is building at ground level,
though does not extend above floor two.
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hotel will be located on
Center Street and in order
to accommodate the additional pedestrian traffic, vehicle loading/unloading and valet
services, two curb extensions are being proposed that would widen the sidewalk and
provide vehicle refuge. At present, this sidewalk measures just five (5) feet in width, and
would be widened up to sixteen (16) feet in width, with a portion of the sidewalk to be
located on the applicant’s property. Other improvements include relocation of traffic
signal infrastructure and utility poles and addition of street trees along both Commercial
and Center Street, and street lights along Center Street. The building’s footprint occupies
almost the entire site, and is set back no more than five (5) feet from the property
boundaries in order to maximize the pedestrian zone along Center and Commercial
Streets.

4|Page
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Level Il Site Plan Application - 1 Center Street Hotel PB Workshop 2.12.2019

B. Off-Street Parking and Loading/Unloading
While no parking is proposed on-site, it is understood that the applicant is negotiating a
lease for seventy-five (75) parking spaces, to be located in close proximity to the project,
that would eventually be transferred to the garage proposed as part of the Portland
Square Master Planned development. In regards to loading, a fourteen (14) foot access-way
is being developed across the rear of the Richardson Wharf Company Building, located
within an existing service access easement, with access off of Cross Street. This access way
would operate with trucks or other vehicles infrequently backing into the site towards
loading bays located along the easterly facade of the building, and then driving forward to
exit the site.

C. Mid-Block Permeability
A key element of the project is mid-block permeability, which ultimately would be achieved
through a shared access corridor between Fore Street and Commercial Street. The ground
level of the proposed building occupies almost the entire site, however the footprint of
floors two through six is reduced, forming a large open area at the northeast corner of the
site (located on top of a portion of the first-floor roof), accessible via exterior stairway off
of Commercial Street. This open area would feature landscaping, a meandering walkway
and areas for seating. While a landscape plan for this area has been provided, and
preliminary renderings show how this corridor would function, it should be noted that this
feature is contingent upon later development stages of the Portland Square Master Plan.
The interim condition provides an access-way in place of the stairway, and a retaining wall
to account for changes in grade.

Figure 5: Master Plan concept showing mid-block permeability and rooftop garden

D. Building Design

G:\Team Drives\PUD - Planning\s Dev Rew\1 Projects (1)\Center St. - 1 #PL-000448-2018 (38-G-1) Boutique Hotel\4.
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Level Il Site Plan Application - 1 Center Street Hotel PB Workshop 2.12.2019

In regards to architecture, the building draws significant influence from the Richardson
Wharf Company Building (1860), located immediately east of the proposed hotel, and the
Baxter Davis Block Building (1902), located to the west across Center Street along with
other buildings situated along Commercial Street. While these context buildings are of a
different style, scale and erga, the design of the building seeks to strike a harmonious
balance between the two, providing complementary proportions, scale, heights and
rhythms.

The building features a
continuous brick base (first
two floors) along the two
principal frontages, with a
varied facade across upper
floors consisting of brick wall
with window and metal panel

surround. A prominent canopy i

is provided along Center Street R ey
to identify the hotel entrance,  Figure 6: Rendering of hotel looking north with view of bar and
whereas entrances along roof terrace

Commercial Street are
specifically downplayed. The
upper floor bar is situated on
the sixth floor at the corner of
Center and Commercial Street.
The bar itself is recessed away
from the edge of the building,
providing outdoor space for
seating. From the bar, patrons

can access an exterior stairwell
toa rooftop terrace, Figure 7: Rendering of hotel looking west, with view of stairway
and courtyard

unassociated with the bar.

E. Stormwater Management and Utilities
The project results in a net decrease in impervious area, and is not required to comply with
the General and Flooding Standards of Maine DEP Chapter 500. Given that the
redevelopment results in impervious area changing from surface parking to roof area, it is
expected that stormwater quality will naturally improve. On-site runoff, including drainage
from roof and foundation drains, will be directed into the separated stormdrain in Center
Street. This stormdrain eventually connects to the combined sewer Lower Fore River
Interceptor in Commercial Street.
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Level Il Site Plan Application - 1 Center Street Hotel PB Workshop 2.12.2019

Water and sanitary sewer service connect into existing infrastructure located beneath
Center Street, with a 4” domestic service line, 6” fire line and 6” sanitary sewer pipe. Given
the presence of a commercial kitchen, the project also features a separate sewer line with
grease trap. Electrical service is provided underground to the property from Cross Street
through the shared access easement provided for vehicle loading and unloading. The
applicant proposes to work with CMP to relocate as necessary existing overhead utility
lines and poles.

VI. PUBLIC COMMENT and NEIGHBORHOOD MEETING

As of the writing of this memo, no written public comments were received by the Planning
Office regarding this project. At the February 7" meeting of the Waterfront Working
Group, a comment was made that there are general concerns that the hotel will have a
negative impact related to traffic flow along Commercial Street.

The required neighborhood meeting (Attachment V) was held on January 17, 2019 at the
Press Hotel and was attended by twelve (12) members of the public. General concerns
raised at the meeting included maintenance of the service driveway, lighting levels and
their impact on condo owners at Richardson Wharf Building, location of required parking
as well as displacement of existing parking.

In response to these questions, the applicant’s team stated that the service driveway would
be regularly maintained, and that lighting, when selected, would conform with City
standards, being full cutoff with no light trespass beyond the property line. Regarding
displacement of parking spaces, the applicant indicated that they are continuing to resolve
this issue, and may be coming forward to the City in the near future with a proposal to use
parking relief tools such as Transportation Demand Management planning.

VII. RIGHT, TITLE & INTEREST
A Purchase and Sale Agreement (Attachment E) between North River IV, LLC and Fathom
CC, LLC has been provided which demonstrates right, title & interest in the property.

VIIl.  FINANCIAL & TECHNICAL CAPACITY

A letter from Mascoma Bank (Attachment 1), based out of Hanover, New Hampshire, was
provided stating that the applicant has the financial capacity to complete the project. The
applicant has also compiled information on consultants, which includes Woodard and
Curran, Carroll & Associates and Wright-Ryan, demonstrating technical capacity to
complete the project.

IX. ZONING ANALYSIS

The proposed use, a hotel with restaurant and bar, is a permitted use within the B-3
Downtown Business Zone, the Downtown Entertainment Overlay District and the
Pedestrian Activity District.
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Level Il Site Plan Application - 1 Center Street Hotel

A. B-3 Downtown Business Zone

As described in the ‘Purpose’ section of the B-3 zone (Sec. 14-216), the intent of the B-3

framework is to:

e Maintain and enhance the role of the downtown as the business and commercial
center of the region

e Enhance and promote the orderly expansion of retail and service businesses
downtown, satisfying the related needs of the city’s resident, working and visitor
populations

e Enhance the pedestrian environment through the encouragement of intensive
mixed-use activities, through the enhancement and maintenance of public and
private open space, and through the enlivenment and increased attractiveness of
the street environment.

e Encourage excellence in urban design.

e Reinforce the role of the downtown as a meeting place for community residents
and visitors alike from all walks of life and all socio-economic groups.

e In the pedestrian activities district (PAD) overlay zone, create continuity of
pedestrian-oriented uses along streets where such uses predominate and along
streets which, over time, will establish and maintain a strong retail and pedestrian-
oriented use pattern.

The development as proposed achieves each of these goals as found in the Purpose
section for the B-3 zone. This infill project activates a currently inactive space that is one of
the few such properties remaining along the northerly side of Commercial Street within
the Old Port. A hotel with restaurant and bar provides valuable meeting space for both
residents and visitors alike, provides increased opportunity for visitors to stay downtown,
improves upon the existing streetscape and establishes new ground-level pedestrian-
oriented uses.

As shown in the table below, the proposed building meets the dimensional requirements
for the B-3 Downtown Business zone.

PB Workshop 2.12.2019

Required Provided

15 feet 140 feet (Commercial St)

200 feet (Center St)

Minimum Frontage

Street Wall Build-to-Line

5 feet to property line

< 5 feet to property line

Maximum Lot Coverage

100%

96%

Building Height

35-foot min - 65-foot max

65 feet

Maximum length of
undifferentiated blank
wall in PAD Overlay Zone

15 feet

15 feet
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Level Il Site Plan Application - 1 Center Street Hotel PB Workshop 2.12.2019

B. Downtown Entertainment Overlay Zone
The Downtown Entertainment Overlay District is intended to regulate the location of
businesses with entertainment licenses in order to maintain and improve public safety. The
overlay zone requires that a business with an entertainment license be located further than
one-hundred (100) feet from other businesses with entertainment licenses. It is unclear
whether or not an entertainment license will be sought by this applicant, however no
establishment with an entertainment license is located within one-hundred (100) feet of
this property.

C. Pedestrian Activity District Overlay Zone
The site borders Center Street and Commercial Street, both of which are listed as streets
within the Pedestrian Activity District (PAD) overlay zone. Per ground floor use restrictions
for hotels within the PAD overlay zone, at least seventy-five (75) percent of the street level
frontage of the building must be utilized; and at a minimum, the floor area to be occupied
shall be seventy-five (75) percent of the street level frontage multiplied by a twenty (20)
foot depth. Buildings with frontage on more than one street in the PAD overlay zone may
reduce required retail area to one street to fifty percent of the frontage, which in this case,
applies to the Center Street frontage at the hotel entrance. The project as designed meets
these standards.

The design manual features additional architectural and site design requirements for
properties in the PAD Overlay zone. Given that this property is located within the Old Port
Historic District, review of these standards is being completed by the Historic Preservation
Board. The latest memo from the third workshop is included as an attachment for the
Board’s reference. (Attachment 7).

X. STAFF REVIEW - SITE PLAN & INCLUSIONARY ZONING
A. Site Plan Standards

1. Traffic - Access, Circulation, Servicing and Loading

Initially, it was understood that this project would be considered in conjunction with other
proposed developments of the Portland Square Master Plan, and that traffic impacts
would be accounted for as part of a Traffic Movement Permit for the entire master
development plan area. Due to delays in submission of the master development plan, staff
have requested that a stand-alone traffic study be provided for the hotel, which will not be
available until after the February 12™ workshop.

The project features no on-site parking (though an interim condition may require that
vehicles temporarily park on the lower Portland Square site), and hotel guest drop-off will
be located on Center Street, where curb extensions provide vehicle refuge measuring
approximately one-hundred (100) feet in length for four (4) vehicles. An eighteen (18) foot
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Level Il Site Plan Application - 1 Center Street Hotel

access and utility easement with fourteen
(14) foot paved access driveway would allow
vehicles to back into the site from Cross
Street, and then pull forward out of the site.
It should also be noted that the Commercial
Street Operations and Master Plan, while
not complete or officially adopted, is
currently underway. In light of this, staff are
reviewing the proposal against
recommendations from this plan and will
suggest appropriate changes where fitting.

The proposal has been reviewed by Tom
Errico, P.E., traffic engineer with T.Y. Lin,
who has offered the following preliminary
comments (Attachment 2):

e The applicant has conducted a trip
generation analysis and determined

PB Workshop 2.12.2019
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Figure 8: Access Driveway with turning template

that the hotel, by itself, does not generate 100 passenger-car equivalents during
any peak hour and thus does not require a Traffic Movement Permit. It is my
understanding that a Traffic Movement Permit Application will be prepared for the
overall Portland Square project. Depending on the timing of the Portland Square
TMP, a traffic study may be required for this project. The applicant should suggest
how best to proceed on this issue given their schedule.

e The applicant should provide documentation that only single-unit trucks will

service the hotel.

e The loading dock driveway on Cross Street does not meet driveway separation
standards. Given low traffic volumes on Cross Street, the abutting driveway is a
service driveway and the proposed driveway allows for off-street vehicle delivery
loading/unloading. | support a waiver from City standards.

e Atraffic signal modification plan shall be prepared as it relates to relocation of the
traffic signal support at the Commercial Street/Center Street northeast corner. Al
work shall meet MUTCD standards and be ADA compliant.

e A parking study shall be prepared that documents supply and demand provisions

for the project.

e Significant impacts to traffic, parking and sidewalks are proposed during
construction. | do not support the current construction management plan without
additional detail/analysis. Given the significance of the impacts, | would suggest a

meeting to review project specifics.

2. Sidewalks
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Level Il Site Plan Application - 1 Center Street Hotel

As part of this project, the applicant intends to maintain the existing brick sidewalk along

Commercial Street and substantially widen the brick sidewalk along Center Street from just

over five (5) feet to between ten (10) and sixteen (16) feet, through the construction of
curb extensions. The expansion of sidewalks would provide a more comfortable pedestrian
experience, account for necessary ADA ramp improvements, and provide adequate space
for new street lights and street tree planters. In order to achieve this width, the proposed
plan shows the sidewalk being located partially on private property, for which easements
shall be required.

Bruce Hyman, the Transportation Program Services Manager, has reviewed the proposed
pedestrian improvements, and offers the following comments (Attachment 3):

The sidewalk at the entrance of the hotel should not be interrupted by a flared
curb ramp within the primary pedestrian access route along the frontage. Other
ramp configurations (full ramping of sidewalk) or locations (at the end(s) of the
curb extension) may be acceptable.

If approved, radius curb is to be used for the curb extensions on Center Street that
define the parking area.

The existing curb extension at the corner of Center-Commercial uses sloped
granite curb, not vertical curb. This is the typical/preferred configuration for
Commercial Street.

Crosswalks are to be Block Style. The crosswalk across Commercial Street is not
shown. The crosswalk across Center Street is the incorrect style.

The Brick sidewalk detail shall denote a maximum cross-slope of 2%.

Details provided for the detectable warning panel are wrong, please correct.

CUSTOM BIKE RACK
DESIGN TO BE DETERMINED

\\\\\\r %\%\\t\ﬁ\j\\\\\

B S

DMH3 ADA ACCESSIBLE CURB RAMP
BUILDING OVERHANG

Figure o: Staff are concerned that the proposed ramp design will constrict
pedestrian movement at this location

PB Workshop 2.12.2019

3. Public Transit Access
Standards for public transit access are not applicable to this project.
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Level Il Site Plan Application - 1 Center Street Hotel PB Workshop 2.12.2019

4. Parking

Per Division 20, Off-Street Parking Standards, the proposed project is required to provide
a total of sixty-four (64) parking spaces, calculated at a rate of one (1) space per four (4)
hotel rooms (thirty-four (34) spaces) and one (1) space per one-hundred fifty (150) square
feet of restaurant space (thirty (30) spaces based upon 2,620 square feet of ground floor
restaurant space and 1,725 square feet for the rooftop bar. As part of the purchase and
sale agreement between Fathom CC, LLC and North River IV, LLC, the seller has agreed to
provide up to seventy-five (75) spaces for use by the development. The exact location of
this parking has not been clearly identified and staff have requested additional information.

5. Bicycle Parking

A total of twelve (12) bicycle parking spaces are provided at principle hotel entrance on
Cross Street. The site plan ordinance requires that two (2) bicycle parking spaces be
provided for every ten (10) required vehicle parking spaces for non-residential uses, for a
total requirement of twelve (12) spaces. Bruce Hyman, Transportation Program Manager,
has reviewed the plans provided and offers the following comment (Attachment 3):

e The installation detail for proposed bike racks within sidewalks should not have
exposed concrete. A surface mount rack may not be appropriate for this instance.
Please ensure the detail used shows the appropriate final height of the bike rack
from finished sidewalk grade.

6. Snow Storage

In the submittal material, the applicant states that given the 96% building coverage, there is
no need for snow storage on-site. Accordingly, snow removal will be managed around the
hotel by staff or a contracted third party.

7. Transportation Demand Management
A TDM plan is being developed for the Portland Square Master Plan, and will incorporate
this development into those considerations.

8. Construction Management Plan

A construction management plan was submitted as part of the preliminary submittal
package that identifies significant impacts to traffic, parking and sidewalks during
construction. Based upon these impacts, the staff are requesting an in-person meeting
with the applicant and their team to discuss construction management. This meeting will
take place following the February 12" workshop.

9. Landscape Preservation/Site Landscaping and Screening/Street Trees

Due to zoning setback requirements, preservation of existing perimeter landscaping is not
possible. To compensate for removal of this landscaping, the applicant is proposing
regularly spaced street trees along the property frontage in accordance with the site plan
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Level Il Site Plan Application - 1 Center Street Hotel PB Workshop 2.12.2019

and Technical Manual 7 L
standards, and a large ==/ Al
landscaped roof garden
over a portion of the
ground floor of the hotel.

Jeff Tarling, City Arborist,

has reviewed the landscape
plan provided and offers cenTER STREET
the following comments NN
(Attachment 4):

e The tree and
landscape plans for
the proposed 1
Center Street hotel
work well, though | would suggest a condition to improve the grow space for street
trees. This would include some type of raised granite tree planter for Center Street
that could be built into the bump out and perhaps structural soil. The Commercial
Street tree pits are flush with tree grates due to on-street parking.

Figure 10: Proposed landscape plan

10. Water Quality, Stormwater Management and Erosion Control

The proposed development constitutes a 2,000 square foot reduction in impervious
surface in comparison with the existing condition, with the impervious surface changing
from parking lot to roof area. It is well understood that runoff from roof area is cleaner
than that from parking area, and as such, this change will result in improvements to water
quality. Given the net reduction in overall impervious surface, the project is exempt from
meeting Maine DEP Chapter 500 General and Flooding Standards. The applicant has also
provided an erosion and sedimentation control plan which includes recognized best
management practices as identified by Maine DEP.

Michael Guelthe, P.E. with Wright Pierce, reviewed the plans and documents provided for
compliance with City standards and related stormwater management and erosion control
and offers the following comments (Attachment 5):

e Limited erosion and sedimentation control best practices were observed on the
Erosion and Sedimentation Control Plan, including a note for catch basin inlet
protection. Erosion and Sedimentation Control Notes and Details were included.
The applicant shall submit the following additional information for erosion and
sedimentation control.

G:\Team Drives\PUD - Planning\s Dev Rew\1 Projects (1)\Center St. - 1 #PL-000448-2018 (38-G-1) Boutique Hotel\4.
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Level Il Site Plan Application - 1 Center Street Hotel PB Workshop 2.12.2019

O A construction entrance detail was provided, but the construction entrance
location was not indicated on the Erosion and Sedimentation Control Plan.
The applicant shall clarify construction access location.

0 Options for perimeter sediment barriers have been shown on the project
details, but locations were not indicated on the ESC plan. Location shall be
confirmed.

0 The Temporary Erosion Control Table mulching sections has blank spaces
adjacent to the timing of application. The mulching application timeline
should be listed as 7 days for any work located within 100 feet of a
protected resource. More time is allowed in the Erosion and Sedimentation
Control Handbook for areas outside the 100-foot resource protection area
if the applicant prefers to specify or clarify.

e Section 11.4 of the Stormwater Management Report currently states that the
General Standard is not applicable, which should be modified to instead indicate
that the General Standard will be addressed as a redevelopment under the City
Technical Manual, Section &.

e The Stormwater Management Report indicated that a decrease in impervious
surface area is proposed, and that the project is anticipated to result in a net
decrease in stormwater flow generated. While it is agreed that the surface
generating surface flows will be more permeable in the developed condition,
factors such as roof piping may affect the time of concentration for surface flows,
and accordingly affect the runoff rate for the site. Hydraulic calculations should be
provided for site runoff to confirm that post-development site flows will not
exceed pre-development site flows.

e Confirmation of pre-development and post-development flow rates is also
requested to confirm flows to the combined storm system.

11. Public Safety

The Crime Prevention through Environmental Design (CPTED) standards in the site plan
ordinance address the principles of natural surveillance, access control and territorial
reinforcement so that the design of developments enhance the security of public and
private spaces and reduce the potential for crime.

The proposals do not raise any particular concerns, but further information is being
requested to describe how this standard is met, especially throughout the mid-block
permeability corridor.

12. Fire Prevention

The Fire Department has reviewed the plans provided, and has asked that the street
address be clearly marked on the front of the building and building sign. Otherwise, the
Fire Department has no concerns with the proposal (Attachment 7).

1l4|Page
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13. Public Utilities

A utility plan was provided that shows new 4” water service, 6” fire service and 6” sanitary
sewer connecting into existing infrastructure in Center Street. A separate sewer line with
grease trap is provided to serve on-site food preparation. Underground electrical service is
provided from Cross Street, which will be located beneath the shared access driveway. The
staff have asked that the applicant, as part of the Master Plan process, to pursue the
undergrounding of utility lines within the vicinity of Portland Square.

Michael Guethle, P.E. with Wright Pierce, has reviewed the utility plan and provides the
following comments (Attachment 5):

e Ability to serve letters have not been provided for utilities impacted by the
proposed project, but have been requested by the applicant for applicable utilities.
The applicant has indicated that ability to serve letters will be submitted to
Planning upon receipt.

e Storm drain manhole should be proposed at Cross Street storm drain connection,
Sheet C2.04.

e Please include a detail for a PVC connection to a brick sewer main.

e Please include details for the electrical transformer vaults and electrical trenching
and conduits.

14. Massing, Ventilation, Wind Impacts and Shadows
No adverse impacts are anticipated as it relates to these standards.

15. Historic Resources

The Historic Preservation Board has held three workshops to discuss building design and
compliance with the City’s Historic Preservation standards. Given that the project is
located within a historic district, design review is completed by the Historic Preservation
Board. For additional information, please see Attachment 7, which is a compilation of HP
memos. Following the third workshop, the HP Board indicated that the project was ready
for a public hearing, though the date of that hearing is still to be determined.

16. Exterior Lighting/Street Lighting

Two Old Port District Street Lighting Poles are shown along Center Street, with existing
cobra head fixtures proposed to remain along Commercial Street. The plans do not call
out wall-mounted light fixtures or provide information regarding lighting for the second-
floor roof garden. Staff has requested that this information be provided with a follow-up
submittal.

B. INCLUSIONARY ZONING
The City recently adopted amendments to Division 30, Inclusionary Zoning, which require
that hotels with ten (10) or more rooms comply with Section 14-448.1, Inclusionary Zoning

15|Page
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for Hotel Projects. This standard states that one (1) low-income housing unit shall be
created for every twenty-eight (28) hotel rooms, for a total requirement of five (5) low
income housing units.

An alternative is to provide a fee in lieu of the required units, which is calculated at $3,806
per hotel guest room in 2019. Based upon one-hundred thirty-five (135) rooms, the total
contribution would be $513,810. This fee would need to be paid prior to issuance of a
Certificate of Occupancy.

As a new requirement, the applicant has not provided a strategy for complying with this
standard, which goes into effect on February 22, 2019, retroactive to September 26, 2018.
The applicant will be required to submit a conditional use application for Inclusionary
Zoning, and at the next meeting, the project will be reviewed against the conditional use
standards. For additional information, please see the attached memo from Victoria Volent,
Housing Program Manager (Attachment 6).

XI. NEXT STEPS

e Continue HP process and secure HP approval

e Submit a conditional use application for inclusionary zoning addressing new
standards regarding hotels.

e Provide updated information on site lighting and CPTED compliance for the shared
access drive and mid-block corridor.

e Provide a traffic study specific to the hotel development.

e Continue to explore opportunities to underground overhead utility lines

e Meet to discuss construction management plan with City staff (Staff will
coordinate)

e Address any feedback from the Board

XIl. ATTACHMENTS

Staff Attachments

Preliminary Review Comments - Planning and Fire
Preliminary Review Comments - Traffic

Preliminary Review Comments - Pedestrian Improvements
Preliminary Review Comments - Landscaping

Preliminary Review Comments - Stormwater and Utilities
Preliminary Review Comments - Inclusionary Zoning
Historic Preservation Memos Compiled

—_

N ouv AW

Applicant’s Documents
A. Cover Letter
B. Table of Contents
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. Commercial & Center Street Survey
P3.

P2

Application Fee & Checklists
Project Information & Approach
Right, Title & Interest

Additional Project Approvals
Assessment of Zoning
Easements and Other Burdens
Financial and Technical Capacity
Traffic

Significant Natural Features
Stormwater Management
Consistency with Master Plan
Utilities

Solid Waste

Summary of Fire Codes

Consistency with Design Standards

HVAC
Boundary Survey

Zoning Analysis Table Center Street Hotel

CSH Supplemental Info Letter
Neighborhood Meeting

. HP Workshop #3 Architectural Information

Construction Management Plan

Cover Sheet

Site lllustrative

P4. Ground Floor Plan

Ps.

Guestrooms Plan - Level 2

P6. Guestrooms Plan - Level 3

P7.

Guestrooms Plan - Level 4

P8. Guestrooms Plan - Level 5

P9. Rooftop Bar and Guest Rooms Plan

P10. Roof Terrace Plan

P11. Architectural Inspiration Renderings

P12. Renderings 1

P13. Renderings 2

P14. Renderings 3

P15. Overall Elevations (South)
P16. Overall Elevations (East)
P17. Overall Elevations (North)

PB Workshop 2.12.2019
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P18. Overall Elevations (West)
P19. Existing Conditions Plan
P20. Demolition Plan

P21. Site Plan

P22. Grading, Drainage, ESC Plan
P23. Utility Plan

P24. Service Access Plan

P25. ESC Details

P26. Civil Details 1

P27. Civil Details 2

P28. Civil Details 3

P29. Civil Details 4

P30. Landscape Plan

P31. Landscape Details
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PLAN CORRECTIONS REPORT PL-000448-2018
FOR CITY OF PORTLAND

PLAN ADDRESS: 1 Center Street, Portland, ME 04101 PARCEL: 038- G001-001
APPLICATION DATE: 12/21/2018

DESCRIPTION: Redevelopment of existing surface parking lot with 135-room, 6-level boutique hotel at the corner of Center Street and
Commercial Street. Hotel will have frontage on both Center Street and Commercial Street with guest access to the hotel via Center Street.

Comments & Corrections Required

Fire Robert Thompson

Comment(s)/ Recommendation(s):
4.3.2 Street Address shall be clearly marked on the front of the building and building sign as approved by the Fire Department.

The Fire Department has no immediate concerns about this propoosed project.

Planning Matt Grooms

Comment(s)/ Recommendation(s):

. A construction management plan shall be provided for review by the Department of Public Works.

. Does the applicant intend to install building mounted lighting? If so, associated details and photometric plan shall be provided.

From the provided floor plans, it is unclear whether or not the rooms facing Commercial Street are guest rooms, or if they have a
different function. Would the applicant please clarify?

. Given that this is an existing surface parking lot, are there any existing parking leases that would be impacted by this development?
The City is seeking to determine whether or not the existing lot serves as required parking for nearby users.

. In the event that this development proceeds as a stand-alone development, the applicant will need to provide an updated site plan
with

details showing the design of the retaining wall and overall site disposition.

. It is unclear where required vehicle parking is to be located in the event that the associated parking garage is not completed prior to
construction of this hotel. At this point in time, does the applicant have additional information regarding parking?

. Overhead utilities are shown to cross the property along the southerly property line. The applicant should coordinate with CMP to
determine the cost relocating this line underground. City staff understand that this would incur additional fees as Commercial Street is
a moratorium street. Additional guidance shall be forthcoming, and this shall be discussed in greater detail at the Planning Board
meeting on February 12th.

. The applicant shall identify areas for snow storage, or provide a written response describing strategies for snow removal.
. The provided site plan shows portions of the public sidewalk on the applicant's property. Please note that a public access easement
will need to be provided.

. The site concept features a significant walkway/stairway that provides mid-block permeability. How does the applicant intend to
ensure compliance with City Crime Prevention through Environmental Design (CPTED) standards?

. When available, the applicant shall provide required utility ‘ability to serve' letters for the development.

Page 1 of 1
January 31, 2019 389 Congress St. Portland, ME 04101
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Portlan

fes. Google's good here Matthew Grooms <mgrooms@portlandmaine.gov>

Maine

1 City Center Hotel - Preliminary Traffic Comments

Tom Errico <thomas.errico@tylin.com> Thu, Jan 31, 2019 at 2:39 PM

To: Matthew Grooms <mgrooms@portlandmaine.gov>
Cc: Bruce Hyman <bhyman@portlandmaine.gov>, Jeremiah Bartlett <JBartlett@portlandmaine.gov>, Keith Gray
<kgray@portlandmaine.gov>, "Jeff Tarling (JST@portlandmaine.gov)" <JST@portlandmaine.gov>

Hi Matt — | have reviewed application materials and offer the following preliminary traffic comments.

* The applicant has conducted a trip generation analysis and determined that the Hotel, by itself, does not generate
100 passenger-car equivalents during any peak hour and thus does not require a Traffic Movement Permit. It is my
understanding that a Traffic Movement Permit Application will be prepared for the overall Portland Square project.
Depending on the timing of the Portland Square TMP, a traffic study may be required for this project. The applicant
should suggest how best to proceed on this issue, given their schedule.

¢ The applicant should provide documentation that only single-unit trucks will service the hotel.

¢ The loading dock driveway on Cross Street does not meet driveway separation standards. Given low traffic
volumes on Cross Street, the abutting driveway is a service driveway and the proposed driveway allows for off-
street vehicle delivery loading/unloading, | support a waiver from City standards.

« A traffic signal modification plan shall be prepared as it relates to relocation of the traffic signal support at the
Commercial Street/Center Street northeast corner. All work shall meet MUTCD standards and be ADA compliant.

* A parking study shall be prepared that documents supply and demand provisions for the project.

« It is my understanding that Bruce Hyman has provided comments as it relates to Center Street with regards to curb
extensions, sidewalks and on-street parking.

» Significant impacts to traffic, parking and sidewalks are proposed during construction. | do not support the current
plan without additional detail/analysis. Given the significance of the impacts, | would suggest a meeting to review
project specifics.

If you have any questions, please contact me.

Best regards,

Thomas A. Errico, PE
Senior Associate

https://mail.google.com/mail/u/0?ik=09493a51c7 &view=pt&search=all&permmsgid=msg-f%3A1624206013945423961&simpl=msg-f%3A16242060139...
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Traffic Engineering Director

TYLININTERNATIONAL
12 Northbrook Drive

Falmouth, ME 04105

+1.207.781.4721 main
+1.207.347.4354 direct
+1.207.400.0719 mobile
+1.207.781.4753 fax
thomas.errico@tylin.com

Visit us online at www.tylin.com

Twitter | Facebook | LinkedIn | Google+

"One Vision, One Company"
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Portland]

Ma es. Google's good here Matthew Grooms <mgrooms@portlandmaine.gov>
dine

Preliminary Comments: Street/Streetscape/Transportation - PL 448-2019 1 Center
Street

Bruce Hyman <bhyman@portlandmaine.gov> Tue, Jan 15, 2019 at 2:49 PM
To: Matthew Grooms <mgrooms@portlandmaine.gov>

Cc: Jeremiah Bartlett <jbartlett@portlandmaine.gov>, Caitlin Cameron <ccameron@portlandmaine.gov>, Barbara Barhydt
<bab@portlandmaine.gov>, Tom Errico <thomas.errico@tylin.com>, Keith Gray <kgray@portlandmaine.gov>

The following are my preliminary comments on 1 Center Street plans, dated/uploaded 12/28/18. It is likely that more
comments will be provided upon further review.

Site Plan, Sheet C2.01

* The sidewalk at the entrance to the hotel should not be interrupted by a flared curb ramp within the primary
pedestrian access route along the frontage. Other ramp configurations (full ramping of sidewalk) or locations (at
the end(s) of the curb extension) may be acceptable.

« If approved, radius curb is to be used for the curb extensions on Center Street that define the parking area.

¢ Locations for any parking or other signs that are to be removed and replaced within the sidewalk are to be noted
and are the responsibility of the applicant.

¢ The existing curb extension at the corner of Center-Commercial uses sloped granite curb, not vertical curb. This is

the typical/preferred configuration for Commercial Street.

* The size shown for the tree wells appears inadequate (3'x6'). Their configuration (ra_ised vs tree grates), size and
location are to be coordinated with the city arborist and urban designer.
* Bike racks locations are not shown (or | couldn't see them).

* Crosswalks are to be Block Style. The crosswalk across Commercial Street is not shown. The crosswalk across
Center Street is the incorrect style.

Details
Sheet C3.03 Details 2

¢ The Brick Sidewalk Detail is to denote a maximum cross-slope of 2%.
* The extent of and the detail for pavement moratorium repair on Commercial Street is to be coordinated with
MaineDOT and DPW as noted on the Site Plan.

Sheet C3.05 Details 4

¢ The detail for the Detectable Warning Panel is wrong - please update it.

* The installation detail for bike racks within sidewalks should not have exposed concrete. A surface mount rack may
not be appropriate for this instance. Please ensure the detail used shows the appropriate final height of the bike
rack from finished sidewalk grade. | cannot find the bike rack locations on the Site Plan, either.

Section 9 - Traffic

https://mail.google.com/mail/u/0?ik=09493a51c7&view=pt&search=all&permmsgid=msg-f%3A1622757151724967808&simpl=msg-f%3A16227571517... 1/2



2/8/2019 City of Portland Mail - Preliminary Comments: Street/Streetscape/Transportation - PL 448-2019 1 Center Street

¢ The loss of 10 on-street parking spaces on Center Street and replacement by 4 valet/restricted parking
spaces/loading-unloading with no proposed off-set/compensation should be scrutinized very closely.

Bruce Hyman
Transportation Program Manager
Transportation Division

Department of Planning & Urban Development
389 Congress Street

Portland, Maine 04101

(207) 874-8717 phone

bhyman@portlandmaine.gov
http://www.portlandmaine.gov/1363/Transportation-Division
Yes! Transportation's Good Here ....

URG.
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Portlanc
Ves. Google's gocd here Matthew Grooms <mgrooms@portlandmaine.gov>

Maine

1 Center Street Hotel - Landscaping

Jeff Tarling <jst@portlandmaine.gov> Thu, Jan 31, 2019 at 12:04 PM
To: Matthew Grooms <mgrooms@portlandmaine.gov>

Hi Matt -

The tree and landscape plan for the proposed 1 Center Street hotel looks
good with a condition that we can improve the grow space for the street trees.

This would include some type of raised granite tree planter for Center Street
that could be built into the bump out and perhaps structural soil. The
Commercial Street tree pits are flush with tree grates due to on-street parking.

It would be a nice feature for the Center Street bump out to do a little more
in the way of landscaping similar to other hotels on the street, the use of
chunky granite as seating also seems like a nice feature to consider.

Thanks

Jeff

Jeff Tarling

City Arborist - City of Portland Maine
Parks, Recreation & Facilities Department
Forestry & Horticulture

212 Canco Road

Portland, ME. 04103

(207) 808-5446

jst@portlandmaine.gov

[Quoted text hidden]
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WRIGHT-PIERCE =

Engineering a Better Environment MEMORANDUM
TO: Matthew Grooms, AICP; Planner DATE: 1/25/2019
FROM: Michael Guethle, PE; PROJECT NO.:  14273A

Ryan Wingard, PE
SUBJECT: 1 Center Street Hotel — Level 111 Site Plan, 000448-2018

Wright-Pierce has reviewed the Level 111 Site Plan Application information provided for the Center
Street Hotel at 1 Center Street. The proposed Center Street Hotel project is located on a 23,795 +/-
SF site on the corner of Commercial Street and Center Street. The proposed project includes
redevelopment of the existing surface parking lot with a 135-room boutique hotel, and includes

additional utility and site infrastructure improvements.

Documents Reviewed by Wright-Pierce:

e Level Il Site Plan application, dated (most recent) January 16, 2019.
e Engineering Permitting Plans, stamped 1/15/2019, uploaded (most recent) January
16, 20109.

e Construction Management Plan, dated December 21, 2018.

Comments:

1) Level 111 Site Plan applications with the City of Portland must submit a stormwater plan
pursuant to the regulations of MaineDEP Chapter 500 Stormwater Management Rules.
This includes conformance with the Basic, General, and Flooding Standards (Ref:
Technical Manual, Section 5. 11. Applicability in Portland. C. a.; and Ref: City of Portland

Code of Ordinances Sec. 14-526. Site Plan Standards, (b). 3. b.)
a. Basic Standard: Per the City’s Technical Manual Portland Stormwater
Management Standards And Maine Dep Chapter 500 Stormwater Management, an
Erosion & Sediment Control management plan, notes, and details per the Chapter

500 Rules must be provided to meet the Basic Standard.

JAENG\ME\Portland\14212A-58 Fore Street Review\Site Review 2019\1_Center_Sq_WP_Reviewl_2019-1-
25.docx



Memo To:
1/25/2019
Page 2 of 5

Matthew Grooms, Planner

i. The applicant has submitted a written erosion control plan to confirm
erosion and sedimentation controls are provided down-slope of all disturbed
areas, as well as information on maintenance and seasonal installation
requirements. No further action necessary.

ii. Limited Erosion and Sedimentation Control best practices were observed
on the Erosion and Sedimentation Control Plan, including a note for catch
basin inlet protection. Erosion and Sedimentation Control Notes and Details
were included. The applicant shall submit the following additional
information for erosion and sedimentation control:

1. A construction entrance detail was provided, but the construction
entrance location was not indicated on the Erosion and
Sedimentation Control Plan. The applicant shall clarify construction
access location.

2. Options for perimeter sediment barriers have been shown on the
project details, but locations were not indicated on the Erosion and
Sedimentation Control Plan. Location shall be confirmed on the
plan.

3. The Temporary Erosion Control Table mulching sections has blank
spaces adjacent to the timing of application. The mulching
application timeline should be listed as 7 days for any work located
within 100 feet of a protected resource. More time is allowed in the
Erosion and Sedimentation Control Handbook for areas outside of
the 100-foot resource protection area if the applicant prefers to
specify or clarify.

b. General Standard: The applicant has provided information regarding the size and
scope of the project indicating the project is subject to the General Standard within
the City of Portland. It is understood the City’s General Standard is more stringent

JAENG\ME\Portland\14212A-58 Fore Street Review\Site Review 2019\1_Center_Sq_WP_Reviewl_2019-1-

25.docx



Memo To: Matthew Grooms, Planner

1/25/2019
Page 3 of 5

C.

than the Chapter 500 requirements, and that this project requires adherence to the

General Standard as it is a Level 111 Site Plan Application.

Information on the General Standard has been provided, including site
calculations based on redeveloped impervious area. The applicant has
indicated that the redevelopment portion of the site includes a total of 3,580
square feet of redeveloped non-roof impervious surfaces.

Section 11.4 of the Stormwater Management Report currently states that the
General Standard is not applicable, which should be modified to instead
indicate that the General Standard will be addressed as a redevelopment
under the City Technical Manual, Section 5.

The Applicant is not increasing impervious surface, but will be creating
3,580 square feet of redeveloped non-roof impervious surface. In
accordance with the City of Portland Technical Manual, the project is
required to provide water quality treatment for no less than 50% of the
redeveloped non-roof impervious area, if the total non-roof impervious area
exceeds 5,000 SF. Therefore, it is agreed that the applicant does not need to
meet the Redevelopment Standard for the proposed improvements.

It is understood that additional site developments may be completed in
adjacent lots at a future time as a master plan of development related to this
parcel. If this occurs, the aforementioned 3,580 SF of non-roof impervious
area may need to be included in stormwater management evaluations for

future redevelopment.

Flooding Standard: The applicant has indicated that the project is not required to

meet the Flooding Standard of Chapter 500. From review of Chapter 5 of the City

Technical Manual, it is our understating that the project is required to submit a

stormwater management plan, including information on the flooding standard, due

to the project requiring a Level 111 Site Permit.

JAENG\ME\Portland\14212A-58 Fore Street Review\Site Review 2019\1_Center_Sq_WP_Reviewl_2019-1-
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Memo To: Matthew Grooms, Planner

1/25/2019
Page 4 of 5

The Stormwater Management Report indicated that a decrease in
impervious surface area is proposed, and that the project is anticipated to
result in a decrease in stormwater flow rate generated. While it is agreed
that the surface generating surface flows will be more permeable in the
developed condition, factors such as roof piping may affect the time of
concentration for surface flows, and accordingly affect the runoff rate for
the site. Hydraulic calculations should be provided for site runoff to confirm
that post-development site flows will not exceed pre-development site
flows.

Confirmation of pre-development and post-development flow rates is also
requested to confirm flows to the combined storm system, as referenced in
Land Use Code Chapter 14-526 (b) 3 a.

2) Grading and Drainage

a. Sidewalk grading appears to incorporate a 2% cross-slope, but is not confirmed on
the detail on Sheet C3.03. Please confirm.

b. Site Structures

Proposed rim elevations appear to conflict with proposed contours for the
following structures: DMH1, DMH2.
Granite Catch Basin Headstone Detail, and associated “dishpan” details

should be provided to confirm site grading adjacent to catch basin inlets.

c. Offsite Drainage from the parking lot to the northwest of the building does not

d.

appear to have a collection and conveyance around the building site. Please clarify,

and provide information for construction easements if additional off-site grading

and drainage is needed.

The catch basin in the adjacent parking lot to the access area appears to outlet with

a pipe in the direction of the proposed building with no accommodation for the

pipe. Please address how the existing catch basin will connect to the City storm

drain system.

JAENG\ME\Portland\14212A-58 Fore Street Review\Site Review 2019\1_Center_Sq_WP_Reviewl_2019-1-
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Memo To: Matthew Grooms, Planner

1/25/2019
Page 5 of 5

3) Utility Connections

a.

Ability to serve letters have not been provided for utilities impacted by the proposed
project, but have been requested by the applicant for applicable utilities. The
applicant has indicated that ability to serve letters will be submitted to Planning
upon receipt.
It is understood that grease trap sizing is being reviewed by Department of Public
Works. Applicant shall defer to comments from Department of Public Works on
this item.
Storm drain manhole should be proposed at Cross Street storm drain connection,
Sheet C2.04
Connection to Existing Stormwater Systems: The applicant has made the following
statement: We have discussed the proposed stormwater connections with Brad
Roland from the City of Portland’s Department of Public Works. Other stormdrain
systems in the area are at elevations that are too high to accept stormwater from
the site, and it was determined that the proposed connection would be the most
appropriate.
i. E-mail, or otherwise written, confirmation of the Department of Public
Works accepting this connection is requested to confirm that this connection
is appropriate under Land Use section 14-526 (b) 3 a. (iv); and 14-526 (c) 3
a.
Please include a detail for a PVC connection to a brick sewer main.
Please include details for the electrical transformer vaults and electrical trenching
and conduits.

JAENG\ME\Portland\14212A-58 Fore Street Review\Site Review 2019\1_Center_Sq_WP_Reviewl_2019-1-
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Yes. Life’s good here.

Portland, Maine fy

T

Planning & Urban Development Department

To: Matthew Grooms, Planner, Planning & Urban Development Department
From: Victoria Volent, Housing Program Manager, Housing & Community Development Division
Date: February 8, 2019

Subject: 1 Center Street — Inclusionary Zoning for Hotel Projects Conditional Use

All hotel project consisting of ten (10) or more guest rooms for rent are conditional uses subject to
Planning Board review on the condition that they comply with the requirements set forth in Division 30,
Sections 14-487 and 14-488.1 of the Zoning Ordinance.

Division 30, Section 14-488.1, Inclusionary Zoning for Hotel Projects, requires the creation of at least one
unit of low-income housing for rent in the City of Portland for every 28 rooms in the hotel project. The
low-income units must meet the standards outlined in Section 14-487 and in the implementing
regulations governing low income units. This number of hotel rooms used to calculate the required units
shall be rounded up to the nearest increment of 28 rooms. For example, if a developer creates 135 guest
rooms for rent, the developer would be required to provide 5 units of low-income housing for rent
subject to Section 14-487 and 14-488.1 of the Zoning Ordinance.

As an alternative to providing workforce housing units, developers may pay a fee-in-lieu of some or all of
the units. The fee for affordable units not provided shall be $3,806 per hotel guest room, adjusted
annually in the same way as the fee under Division 29 for Housing Replacement. For example, if a
developer prefers to pay a fee-in-lieu on a proposed 135 guest room project, the developer would be
required to pay 135 times the adjusted fee or $513,810. The in-lieu fee must be paid into the Housing
Trust Fund as defined in Sec. 14-489, before a certificate of occupancy may be issued.

Sincerely,

Victoria Volent
Housing Program Manager



HISTORIC PRESERVATION BOARD
CITY OF PORTLAND, MAINE

WORKSHOP
ONE CENTER STREET

TO: Chair Sheridan and Members of the Historic Preservation Board
FROM: Deb Andrews, Historic Preservation Program Manager

DATE: November 27, 2018

RE: December 5,2018 WORKSHOP - Preliminary Review of Proposed

Hotel Construction

Address: One Center Street
(northeast corner of Commercial and Center)

Applicant: Fathom Companies
Jim Brady, principal

Project Architect: =~ HKS Hospitality Group

Introduction

Jim Brady, principal of Fathom Companies, and architects from HKS Hospitality Group have
requested a workshop to introduce their proposal for construction of a new hotel at the
northeast corner of Commercial Street and Center Street. The proposed hotel would be
located immediately west of the historic Richardson Wharf Company Building at 269
Commercial. The address of the project, One Center Street, reflects the developer’s decision
to locate the main entrance of the hotel off Center Street.

As the aerial view illustrates, the hotel
will occupy one corner of a large
contiguous open parking lot that occupies
the majority of the block bounded

by Commercial, Center, Fore and Cross
Streets. The entire property is currently
owned by Waterfront Maine, which plans
to subdivide the property and sell this lot
to Fathom Companies. (Waterfront
Maine is currently developing its own
plans for the balance of the property.)
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Enclosed for the Board’s review is a fairly comprehensive package of aerial views of the
site, floor plans, renderings, building sections and photos of other structures that have
informed the design solution for the hotel. Included with these materials is a site master
plan (see Sheet A1.01) that illustrates the relationship of the proposed hotel to structures
and site amenities being planned by Waterfront Maine for the balance of the block. A
review of the site master plan will address questions regarding the intended relationship
between this hotel and other planned development. For example, parking for the hotel will
be accommodated in a garage to be built by Waterfront Maine, access to which will be
from Center Street. A wide set of stairs immediately abutting the east elevation of the
hotel will access the upper portion of the block (which is elevated) and lead across the
interior of the block to Fore Street. These elements, while planned in conjunction with the
hotel, are not included in this developer’s proposal and therefore not being reviewed at
this time.

Project Context
The Historic Preservation Board has reviewed a number of new developments in this
general area of Commercial Street in the recent past and has therefore spent a

considerable amount of time reviewing and discussing the subject context.

Immediate Context

On the east side of the proposed hotel is the four-story Richardson Wharf Company
building, which was constructed in 1860. (The applicant’s narrative refers to the building as
the Swasey & Company building based on the painted wall sign for a subsequent tenant.)
With its broad gambrel roof, regular fenestration of vertical punched openings, brick upper
fagade and granite base, the building is typical of most of the warehouse structures that
line the north side of Commercial. On the west side of the proposed hotel, across Center
Street, is the Baxter Davis Block, built in 1902, (The building is often referred to as the
Porteous Company warehouse, a major tenant for many years.) Built several decades after
most of Commercial Street’s warehouses, the building features Classical Revival
architectural details consistent with its later construction date, is a story taller than its
neighbors to the east and occupies the full width of its block. In important respects,
however, the building is entirely consistent with its earlier neighbors. Because of its form,
general scale, material palette and compatible architectural treatment, the Porteous
warehouse continues and reinforces the established development pattern to the east.

General Context

The north side of Commercial Street is one of the most architecturally cohesive in the city,
exhibiting an almost continuous row of similarly-scaled and architecturally related
commercial structures that stretch along the inland side of Commercial Street from the
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Galt Block east of Franklin Street to the recently completed Marriott Hotel west of
Foundry Lane.

As Board members are aware, Commercial Street was created in the early 1850’s on filled
land. It was the coming of the railroad in the 1840’s that mandated its creation. Starting in
1850, the land downhill from Fore Street was filled to create a mile-long, 100™-wide street
to accommodate tracks, traffic and the business blocks and warehouses of an expanding
economy. The fact that Commercial Street was almost fully developed within a very brief
time period and that many of its structures were built for the same general function,
accounts for Commercial Street’s striking uniformity in scale, materials and architectural
expression.

While most of the existing structures on the north side of Commercial were built shortly
after the street was created in 1850, the Porteous warehouse between Center St. and
Foundry Lane, described above) was built in the early 20t century (1902.) In 2013,
approval was granted for the new Courtyard Marriot, immediately west of the Porteous
Warehouse. Although the parcel was undeveloped when the Portland Waterfront Historic
District was created, the boundary encompassed this open parcel to ensure compatible
development on this site. As with the Porteous warehouse building, great care was taken
to ensure that the new structure built upon the strongly consistent building patterns and
characteristics that unify Commercial Street. Given this architectural unity and the
compelling streetscape that results from it, it is important that Commercial Street’s salient
building characteristics be studied and reinforced in any new development.

Following are unifying characteristics of the streetscape:
Relationship to the street:

e With few exceptions, the entire width of each block is developed with wall-to-
wall buildings. On a few blocks, individual buildings with large footprints fill the
entire width of the block. More often, individual, smaller-footprint buildings
directly abut each other, sharing party walls. This creates a strong continuous
streetwall, interrupted only by intersecting side streets. The few gaps in this
continuous streetwall pattern are the result of demolition and reuse of the
subject site for surface parking.

e Buildings are oriented with their principal facades facing Commercial Street,
with no setback from the sidewalk.

e The flatness and unusual breadth of Commercial Street, together with its broad
sweeping curve as one travels from one end to the other, make possible
expansive views of the continuous streetwall on the inland side of the street.
This configuration allows one to appreciate the relationship between individual
buildings.
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Scale, Form and Architectural Composition of Individual Structures:

e Astrong base, typically executed in granite, which is clearly distinguished from
the upper floors. A continuous horizontal datum is established by the
friezefcornice above abutting storefronts

e Building heights that generally range from 3-5 stories. The Courtyard Marriott
is 6 stories.

e Overall simplicity of massing

e Very regular fenestration, individual punched window openings, windows of
vertical proportions

e A defined cornice

e Roof forms are typically flat or gambrel, with few exceptions

e Consistent and limited material palette.

Variety of Architectural Detail

e Within the generally uniform architectural framework described above, the
individual buildings exhibit a great deal of architectural variety. Architectural
detail is provided through corbelling of brick, projecting and recessed elements,
decorative cornices, alternating bay treatments, granite detailing, etc.
Observing the various ways in which granite alone is employed in buildings
along Commercial Street, one sees a wide range of surface treatments and
detailing. This lends textural and architectural interest to the street.

Proposed Development

The proposal calls for a six-story structure that occupies the northwest corner of the block. At
an average height of 65 feet, the building meets the height allowed by zoning. See page 38 of
architect’s submission for most direct depiction of scale relationships with adjacent buildings.
The building wraps the corner of Center Street and extends to the middle of the block. A five-
story glass tower defines the Center Street corner. In its material palette and particularly in its
prominent use of dark metal for window and door surrounds, the building features an industrial
design vocabulary.

At its east end on Commercial Street, the building extends its full six stories for a depth of
approximately 60 feet. Beyond this point, the hotel is a single story tall with a plaza atop this
floor, creating an L-shaped plan for the bulk of the building.

A distance of approximately 30 feet separates the hotel from its easterly abuttor. Within this
space, immediately abutting the east elevation of the hotel, the developer of the upper portion
of the block proposes to construct a broad set of steps and landings to access their
development (which includes a pedestrian plaza) and Fore Street. (This feature is not being
reviewed at this time, but does obviously affect the design of the hotel’s east elevation.)

H:\Team Drives\PUD - Planning\4 Historic Preservation\HP Board Memos\2018 Memos\12-5-18 Center One hotel
construction.doex -4 -



As proposed, the Commercial Street facade of the hotel is broken up with a series of
intermediate cornices, shifts in building materials and setbacks. The cornices and setbacks are
intended to correspond to key datum lines of the buildings on each side. The building base is
two stories tall across the entire fagade, is clad in brick and features tall two-story window
openings separated by brick piers. The building base is terminated by what appears to be a
precast projecting cornice. On the east side of the Commercial Street facade, the fagade rises
to 6 stories, with breaks and projecting cornices above the second and fourth floor levels.
Above the fourth floor, there is a shallow step-back and the facade material transitions from
brick to an as-yet unspecific material. A simple flat cornice terminates the facade. Fenestration
consists of tall, two-story openings with the floor breaks expressed by horizontal metal panels.
The windows appear to be deeply set within the openings and wide metal trim surrounds the
windows. The fenestration takes on a pronounced character with this treatment.

A vertical break near the center of the Commercial Street facade breaks the fagade into two
separate-but-related components above the two-story base. On the west side of the facade,
above the second floor and intermediate cornice, the exterior material changes to the panel
system. The facade extends to five stories. The sixth story is set back about 15 feet from the
Commercial Street face of the building. (This setback continues around the corner as well, for a
distance of about 4o feet.) The sixth story features a deep roof overhang and a metal railing
surrounds the open plaza at this level. Window openings on the west side of the Commercial
Street fagade extend three stories with metal panels delineating the floor breaks.

The ground floor level of the Commercial Street fagade features two recessed entries near the
west corner of the building. Other window openings follow the vertical alignment of windows
on the upper floors. The ground floor windows extend almost to grade, with a shallow stone
base under each window.

A glass tower with metal framing defines the Commercial/Center St. corner of building. Beyond
this point, the Center Street elevation repeats the design strategy established by the front
fagade. The lower end of the Center Street elevation is treated the same as the west end of the
Commercial Street facade. Beyond this point, moving up Center Street, the treatment mirrors
that of the east end of the Commercial Street facade. This creates the effect of the Center
Street corner of the building begin “bracketed” by the two ends, as viewed from the
southwest—see rendering on Sheet 22.

The hotel’s main entrance is located mid-block on Center Street. The entrance is three-bays
wide, with a deep canopy. Both the canopy and the lintel over the entrance bay itself appear to
feature |-beams, consistent with the industrial vocabulary of the building. The two ends of the
wide canopy appear to be louvered, creating a light pattern on the sidewalk. As proposed, the
sidewalk on Center will be widened with a turn-out for arriving vehicles.

The east elevation, abutting the stairs leading to the interior of the block, features two solid walls
separated by a continuous vertical break that is recessed from the abutting wall planes. Tall
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windows delineate the floors within the recessed reveal. The exterior treatment employed on
the east side of the Commercial Street facade (four stories of brick with intermediate cornices
and metal panel above) continues around the corner up to this vertical break. The north end of
this elevation features a metal panel exterior.

Preliminary Staff Comments

The proposed design reflects a considerable amount of study of the surrounding context in
terms of the building’s general massing, alignment with the sidewalk edge, material palette,
proportion and rhythm of bays and fenestration, industrial design vocabulary, etc. It is also clear
that care has been taken to honor key datum lines established by the proposed building’s
immediate abuttors. The introduction of the intermediate cornices and other architectural
devices reflect this effort. (See page 38 of applicant’s submission.) That said, staff has one key
concern about the hotel design as proposed. Staff questions whether the decision to
architecturally distinguish the east side of the Commercial Street facade from the west side is a
successful strategy. Understanding that this has been driven in part by the goal of responding to
the scales and respective datum lines of two buildings with different base heights and overall
heights, the result is a design solution that is inconsistent with one of the key characteristics of
virtually every building that makes up Commercial Street’s strongly cohesive streetwall. That is,
the general simplicity/uniformity of each building’s overall design expression. Within the uniform
overall expression, each building employs a variety of architectural details, usually repeated, that
provide architectural interest and texture. Staff argues that the proposed hotel design,
particularly its Commercial Street facade, would be more compatible with its surrounding
context were two ends of the fagade architecturally unified.

In staff’s view the new building’s relationship to the 1860 Swasey Block to the east is the least
successful aspect of the proposal. While breakmetal horizontal panels dividing the two-story
windows of the new building’s base are intended to refer to the datum line of the Swasey Block’s
ground floor granite lintel, these horizontal panels do not “read” strongly enough to relate to the
datum line. Also, the presence of the high-contrast masonry cornice above the second floor
(that relates to the ground floor datum on the westerly abuttor) only accentuates the jump in
scale on the east side.

Perhaps it’s not necessary to follow each of the datum lines established by the two abuttors and
the effort to do so only results in complicating the design. For example, the introduction of a
second intermediate cornice above the east side’s fourth flour (intended to relate to the roof
cornice of the Richardson Block) ends up creating a three-tiered composition to this end of the
facade that is not consistent with the compositional organization of other Commercial Street
buildings. Also, while the renderings suggest a stronger tonal contrast than might be intended
for these intermediate cornices, the very limited use of the material appears a bit arbitrary and
not well integrated with the overall material palette.
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While staff can appreciate that introducing these intermediate cornices and vertically dividing
the Commercial Street elevation and the Center Street elevation into two sections also has the
effect of highlighting and “bracketing” the western corner of the building, this architectural
strategy is only discernible as one approaches from the west.

New Construction Review Standards and Guidelines

Building characteristics used to gauge visual compatibility of infill construction with an existing
context include the following:

Scale and Form
Height
Width
Proportions of principal facades
Roof Shapes
Scale of the structure

Compositions of Principal Facades
Proportion of Openings
Rhythm of solids to voids in facades
Rhythm of entrance porch and other projections
Relationship of materials, texture and color
Presence of signs, canopies and awnings

Relationship to the Street
Walls of continuity
Rhythm of spacing and structures on streets
Directional expression of principal elevations

Attachments:

1. Project architect’s submission
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HISTORIC PRESERVATION BOARD
CITY OF PORTLAND, MAINE

WORKSHOP
ONE CENTER STREET

TO: Chair Sheridan and Members of the Historic Preservation Board

FROM: Deb Andrews, Historic Preservation Program Manager

DATE: January 9, 2019

RE: January 16,2019 2"d WORKSHOP - Preliminary Review of Proposed

Hotel Construction

Address: One Center Street
(northeast corner of Commercial and Center)

Applicant: Fathom Companies
Jim Brady, principal

Project Architect: =~ HKS Hospitality Group

Introduction

Jim Brady, principal of Fathom Companies, and architects from HKS Hospitality Group
have requested a second workshop on their proposal for a 6-story, 135-room hotel at the
northeast corner of Commercial Street and Center Street. The project address is One
Center Street as the main entrance of the proposed hotel is on Center. Board members
will recall that the hotel will occupy one corner of a large contiguous open parking lot that
occupies the majority of the block bounded by Commercial, Center, Fore and Cross
Streets. (The historic Richardson Wharf Company building occupies the southeast corner
of the block.) Waterfront Maine, which owns the entire open parcel, plans to subdivide the
property and sell this lot to Fathom Companies. Waterfront Maine is currently developing
its own plans for the balance of the property. The wide set of stairs shown immediately
abutting the east elevation of the hotel in the enclosed plans is actually part of Waterfront
Maine’s forthcoming proposal.

The project was introduced to the Historic Preservation Board on December 5%, In response
to comments and concerns raised by Board members at the initial workshop, the development
team has made a number of design modifications and is now seeking feedback on the revised
proposal.
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Enclosed for review are revised elevations and perspective views as well as floor plans, a roof
plan and site plan. As with the initial proposal, the design team has shown the proposed
development in the context of its neighboring properties and as viewed from numerous
vantage points. These contextual renderings are particularly helpful in assessing compatibility.

For reference purposes, staff has enclosed selected elevations and renderings from the
development team’s 12/5 submission—see ATTACHMENT 3.

Project Context

A detailed description of the project context was provided in the 12/5 staff report. Following is
an abbreviated version of the analysis that identifies the unifying visual characteristics of the
project’s Commercial Street context.

Relationship to the street:

e With few exceptions, the entire width of each block is developed with wall-to-
wall buildings. On a few blocks, individual buildings with large footprints fill the
entire width of the block. More often, individual, smaller-footprint buildings
directly abut each other, sharing party walls. This creates a strong continuous
streetwall, interrupted only by intersecting side streets. The few gaps in this
continuous streetwall pattern are the result of demolition and reuse of the
subject site for surface parking.

e Buildings are oriented with their principal facades facing Commercial Street,
with no setback from the sidewalk.

e The flatness and unusual breadth of Commercial Street, together with its broad
sweeping curve as one travels from one end to the other, make possible
expansive views of the continuous street wall on the inland side of the street.
This configuration allows one to appreciate the relationship between individual
buildings.

Scale, Form and Architectural Composition of Individual Structures:

e Astrong base, typically executed in granite, which is clearly distinguished from
the upper floors. A continuous horizontal datum is established by the
frieze/cornice above abutting storefronts

e Building heights that generally range from 3-5 stories. The Courtyard Marriott
is 6 stories.

e Overall simplicity of massing

e Very regular fenestration, individual punched window openings, windows of
vertical proportions

e A defined cornice

e Roofs are simple in form and singular in expression. Roofs are typically flat or
gambrel, with few exceptions.

e Consistent and limited material palette.
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Variety of Architectural Detail

Within the generally uniform architectural framework described above, the
individual buildings exhibit a great deal of architectural variety. Architectural
detail is provided through corbelling of brick, projecting and recessed elements,
decorative cornices, alternating bay treatments, granite detailing, etc.
Observing the various ways in which granite alone is employed in buildings
along Commercial Street, one sees a wide range of surface treatments and
detailing. This lends textural and architectural interest to the street.

Summary of Board Comments at Initial Workshop

Enclosed for reference purposes are elevations and selected renderings from the 12/5
submission—ATTACHMENT 3.

In general, Board members responded quite favorably to the project, noting the overall high
quality of design, attention to detail (in particular, the articulation of window framing), effort to
create shadow and depth on the facade, and contextual material palette. That said, Board
members did have a number of concerns/questions about the preliminary design:

Ironically, one of the key identified problems with the design appeared to have arisen
from the architect’s effort to pick up on key datum lines of the buildings on either
side of the proposed hotel. This effort to create a design that mediated between
buildings of disparate scale and base heights resulted in an unduly complicated,
“split” fagade that was at odds with the prevailing development pattern on
Commercial Street. As several members of the Board noted, Commercial Street
facades are noteworthy for their overall consistent architectural expression. Board
members encouraged the project architect to eliminate some of the intermediate
cornices that referenced datum lines of the abuttors, adjust the material palette of
the upper floors to create a simpler composition of base/middle/top and, most
importantly, unify the Commercial Street facade to create a more cohesive
architectural expression.

Board members noted that the treatment proposed for the top floor contributed
significantly to the Commercial Street fagade’s lack of cohesiveness and hybrid
nature. As proposed, the eastern half of the top floor was positioned at the same
plane as the lower floors, continued the same design vocabulary of the floors below
and terminated in a flat roof with no projecting cornice. The western half of the top
floor, which is to be occupied by a bar, was set back approximately 11 feet behind a
metal railing and featured continuous glazing. A prominent projecting canopy, set at
a lower height than the wall height of the eastern end, capped this recessed element.
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The project architect was asked to explore ways to reconcile the treatment of the
two ends to achieve greater uniformity of design at the top of the building. Given the
width and arc of Commercial Street, the roofline will be prominent, making the
disparity in treatment all the more apparent as viewed against the consistent
rooflines of its neighbors. As one member put it, what is most important about this
development’s context is the overall character of the street.

e It was noted that the glazed tower element at the southwest corner of the building
does not correspond to the interior program proposed for the upper floors. Floor
plans indicate that the corner will be occupied by hotel rooms above the main floor,
rather than common areas. Based on observations of another recently-constructed
hotel with a similar feature, Board members noted it was inevitable that curtains will
be drawn and the transparency and clarity of design intended for this key element
will be undermined. The project architects were encouraged to reconsider the
treatment of this corner, given the interior program.

e Board members expressed some concern about the overall size of the windows,
particularly the upper floor windows. Acknowledging that windows on a new building
will be larger than those on structures built in the 19 century and that the proposed
window sizes were proportionate to the building itself, members of the Board
nevertheless found the windows to be oversized when viewed in the context of
neighboring buildings. Some adjustment in size was encouraged.

e Some members questioned the lack of windows on the east elevation of the hotel,
especially near the Commercial Street corner.

e Board members recommended that the intermediate cornices on the Center Street
elevation be removed as well,

e Questions were raised about the limited number of entries along Commercial
Street’s ground floor and the lack of canopies or other devices to distinguish the
entry openings from the window openings.

Revised Proposal

Enclosed with the applicant’s latest submission is a written summary of the design revisions
made since the last workshop—see ATTACHMENT 1. As you will note, the latest submission
includes not only design revisions made in response to Board input, but also some added
building elements. Most notably, a rooftop terrace has been added on the west side of the
building. A decorative metal railing, set close to the roof edge, surrounds the proposed deck.
Also added to the roof are two new rooftop elements identified as elevator overruns.
Presumably, these two elements are associated with the addition of a roof terrace. As Board
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members will recall, the previous submission showed dotted lines indicating the potential for a
roof terrace, but plans for such were still uncertain. Accordingly, there was little discussion
about it.

The latest submission also provides information regarding proposed signage for the hotel.

While a detailed proposal has not yet been developed, the latest elevations and renderings
illustrate the proposed number, scale, and placement of proposed signs. More detailed plans will
presumably be included with the final submission.

As the project architect has provided an itemized list of all the design revisions made since the
last workshop, there is no need to repeat the list of changes here.

Staff Comments

The revised proposal is responsive to the Board’s feedback in a number of respects. For
example, the elimination of intermediate cornices and the unification of the material palette on
the upper fagade has simplified and “calmed” the composition considerably. The introduction of
a simple metal cornice that extends across the entire facade above the fifth-floor level also helps
unify the upper fagade, at least up to this level of the building. The changes to the glazed tower
element at the corner of Commercial and Center are positive as well. By raising the sills and
lowering the headers on the corner windows and by introducing a series of horizontal louvres,
issues of privacy and visual clutter are addressed.

Although the enclosed proposal reflects a number of positive and responsive design revisions,
staff continues to have reservations about the proposed treatment of the sixth-floor level of the
building in terms of achieving compatibility with the surrounding Commercial Street context. All
of the measures taken to unify the facade below this level are undermined by the sharp division
in treatment at the top floor. As was noted in the previous staff report and by Board members
at the first workshop, one of the most important shared characteristics of the buildings that line
the inland side of Commercial Street is their simplicity of form and overall consistency of
architectural expression.

Staff’s other concern is the applicant’s proposal to add a rooftop terrace above the 6™ floor on
the west side of the building. Not only does the addition of the rooftop terrace further
differentiate the west side of building from the east side, it also requires additional rooftop
elements to accommodate it, including railings, and taller elevator overruns. Although these
elements are set back from the Commercial Street elevation, given the expansive views afforded
by the width and broad arc of Commercial Street, these projecting elements will be clearly
visible.

To address both of the concerns expressed above, staff suggests that the treatment on the west
side of the sixth floor be extended across the entire fagade at this level. It appears that this
would require the elimination of one hotel suite and two standard rooms at the sixth floor level.
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However, extending this treatment across the entire top floor level could provide expanded
outdoor seating for the bar and/or outdoor space and expansive views for hotel guests not
patronizing the bar. With additional outdoor space at the sixth-floor level, the rooftop terrace
and elevator overruns would not be necessary. Also, the overhanging canopy above the sixth
floor would provide shelter for sun or inclement weather, something the proposed rooftop
terrace does not provide. In staff’s view, this modification in design and program would result in
a more architecturally cohesive and compatible Commercial Street fagade that still
accommodates the desire for elevated outdoor space and expansive views.

Other proposed design revisions warrant further discussion as well. In the summary of design
revisions prepared by the project architect, there is note of the fact that the upper floor
windows have been widened by 8 inches and that the framing around all of the windows has
been simplified. The drawings suggest that the framing has become flatter and less detailed.
These changes appear to be at odds with the Board’s input. At the 12/5 workshop, Board
members suggested that the design team consider reducing the size of the windows somewhat
to achieve better compatibility with surrounding buildings. The Board also called out the
window framing as being a particularly successful feature of the design, noting that it added
three-dimensional relief to the fagade.

Finally, staff notes that the one Commercial Street entry (other than the service door at the
eastern corner) is significantly downplayed. The entry bay has been reduced to one bay and but
for the fact that the doors are recessed, there is little to distinguish the entry doors from the
ground floor windows. There is no projecting canopy above the entrance. Only a wall-mounted
plaque next to the door signals the entry. While staff understands the desire to control access
into the hotel and encourage entry through the main entrance on Center Street, the limited
number of entrances on Commercial and the very subdued treatment of the one provided does
not animate the ground floor level to the extent one would expect in a pedestrian-oriented
commercial district.

New Construction Review Standards and Guidelines

Building characteristics used to gauge visual compatibility of infill construction with an existing
context include the following:
Scale and Form
Height
Width
Proportions of principal facades
Roof Shapes
Scale of the structure

Compositions of Principal Facades
Proportion of Openings
Rhythm of solids to voids in facades
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Rhythm of entrance porch and other projections
Relationship of materials, texture and color
Presence of signs, canopies and awnings

Relationship to the Street
Walls of continuity
Rhythm of spacing and structures on streets
Directional expression of principal elevations

Attachments:

1. Project architect’s summary of design revisions
2. Latest submission, including floor plans, site plan, elevations and renderings
3. Excerpts from 12/5 submission

Note: Staff comments included in this report were based on elevations and
renderings submitted on 12/28. On January 10", as staff was concluding this
report, the project architect submitted slightly revised elevations and renderings.
While most of the modifications were not significant, the design treatment of the
6t floor (west side) and of the rooftop terrace above had been adjusted to make
the two levels appear more clearly “of a piece”. This may or may not affect the
Board'’s response to this aspect of the proposal, but staff wishes to note that the
comments included in this report were based on an earlier iteration.

The most recent drawings and renderings provided by the applicant (1/10) have
been included with this report.
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HISTORIC PRESERVATION BOARD
CITY OF PORTLAND, MAINE

WORKSHOP
ONE CENTER STREET

TO: Chair Sheridan and Members of the Historic Preservation Board

FROM: Deb Andrews, Historic Preservation Program Manager

DATE: January 30, 2019

RE: February 6,2019 3rd WORKSHOP - Preliminary Review of Proposed

Hotel Construction

Address: One Center Street
(northeast corner of Commercial and Center)

Applicant: Fathom Companies
Jim Brady, principal

Project Architect: =~ HKS Hospitality Group

Introduction

Jim Brady, principal of Fathom Companies, and architects from HKS Hospitality Group
have requested a third workshop on their proposal for a 6-story, 135-room hotel at the
northeast corner of Commercial Street and Center Street. The project was before the
Board at its last meeting January 16", The development team has asked to return to the
Board in short order in hopes of resolving outstanding design issues while the previous
discussion is still fresh in everyone’s mind.

Along with updated elevations and renderings, the project architect has provided a written
summary of the design revisions made in response to Board input at the January 16
workshop—see ATTACHMENT 1. Staff has provided excerpts from the previous
submission for reference purposes—see ATTACHMENT 3.

As this is the third workshop on this proposal, the Board is well familiar with the general
details of this development and with the visual characteristics of the project’s Commercial
Street context. Accordingly, information and analysis provided for previous workshops is
not repeated in this memo. Please refer to previous staff memos for this background
information.
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Summary of Board Comments at 2" Workshop (January 16)

See ATTACHMENT 3 for excerpts from the applicant’s previous submission, reviewed on January
16.

The Board responded favorably to a number of the design revisions made since the initial
workshop, but raised the following concerns about the second iteration:

e The Board acknowledged the architect’s effort to unify the Commercial Street
fagade by introducing an intermediate cornice above the fifth-floor level that
continued across the entire width of the fagade. In the Board’s view, however, the
relatively thin dark metal band was not sufficiently prominent on the west side of
the facade to read as a defining cornice. As shown, the vertical piers separating the
upper floor window bays appeared to simply terminate at the top of the fifth floor.

e Board members questioned why the window treatment proposed for the top floor
of the Commercial fagade (east side) was not consistent with that proposed for
Center Street’s top floor. On the Center Street elevation, the window treatment
was consistent on all upper floor levels. On Commercial Street, the top floor
windows were shown considerably larger than those on the floors below and the
wide metal surrounds had been eliminated. In the view of the Board, the lack of
metal framing served to exaggerate the fact that these windows were oversized
and distinguished from all other windows on the building. Had a distinctive window
treatment for this portion of the top floor succeeded in making the east and west
ends of the floor more consistent, the different treatment might have been
justified. But this was not the case.

e Contributing to the top floor’s lack of consistency was the fact that the floor height
on the east end was lower than that of the west end. This disparity was evident on
the Commercial Street fagade.

e Noting that the details of the metal framing around windows and doors had been
revised since the first workshop, Board members questioned whether the revised
treatment would provide the 3-dimensional character and visual interest that the
previous iteration provided. Although reveals were shown between metal panels, it
was not clear the width of the reveals was sufficient to make them discernable or
provide a shadow line.

e Questions were raised about the treatment of the easternmost bay on the ground
floor, where an egress door is proposed. Some Board members expressed the view
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that the disparate treatment for this bay had the unintended effect of calling undue
attention to the egress door, which was something the applicant and project
architect wanted to avoid.

e Board members noted the absence of a granite base at the ground floor level,
which is a consistent feature on Commercial Street buildings.

e Concern was expressed about the building’s lack of engagement with the street life
of Commercial Street. Recognizing that the applicant wanted to limit the number
of entries onto Commercial Street, Board members expressed the view that the
one entry needed to be highlighted, not downplayed as shown. Questions were
also raised about provisions for signage for the ground floor restaurant.

e Some Board members expressed concern about the treatment of the east
elevation, which lacked windows and was otherwise unarticulated. (It was
explained that code requirements do not allow windows on this elevation.)

e One Board member raised questions about the revised treatment for the corner
tower element and suggested consideration of fewer louvres to retain the sense of
openness and transparency. '

e Several Board members expressed opposition to the applicant’s proposal to add a
rooftop deck at the southwest corner of the building. They noted that the deck
would necessitate an elevator overrun, an additional railing and other elements that
would add complexity to the roofline. They also noted that the deck would
exacerbate the building’s lack of continuity between its east and west ends.

e When asked by the developer whether the Board would support an all-brick
exterior as opposed to the combination of materials shown in the submitted
elevations and renderings, Board members indicated that an all-brick exterior
would meet the ordinance standards. That said, several members expressed a
preference for metal panels on the upper fagade as they found the material more
consistent with the building’s contemporary design and provided more
architectural interest.

Revised Proposal

Enclosed with the applicant’s latest submission is a written summary of the design revisions
made since the last workshop—see ATTACHMENT 1.
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Staff Comments

As has been noted in previous staff reports and expressed by members of the Board
during previous workshops, the existing structures that line the north side of Commercial
Street are noteworthy for their simplicity of form (including roof form) and singularity of
architectural expression that extends across the entire width of each fagade. Given this
strong and identifiable development pattern and given the width and arc of Commercial
Street that affords broad and expansive views of the buildings on the inland side of the
street, it is important that the proposed building be unified and cohesive in its architectural
expression and that its roofline remain as uncluttered as possible.

New Construction Review Standards and Guidelines

Building characteristics used to gauge visual compatibility of infill construction with an existing
context include the following:
Scale and Form
Height
Width
Proportions of principal facades
Roof Shapes
Scale of the structure

Compositions of Principal Facades
Proportion of Openings
Rhythm of solids to voids in facades

Rhythm of entrance porch and other projections
Relationship of materials, texture and color
Presence of signs, canopies and awnings

Relationship to the Street
Walls of continuity
Rhythm of spacing and structures on streets
Directional expression of principal elevations

Attachments:

1. Summary of latest design revisions
2. Latest submission, including floor plans, site plan, elevations and renderings
3. Excerpts from 116 submission
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COMMITMENT & INTEGRITY 41 Hutchins Drive T 800.426.4262
DRIVE RESULTS Portland, Maine 04102 T207.774.2112
www.woodardcurran.com F 207.774.6635

December 21, 2018

Barbara Barhydt,

Development Review Services Manager
389 Congress Street

Portland, ME 04101

Re: Center Street Hotel Project
Level lll Site Plan

Dear Barbara:

On behalf of Fathom CC, LLC, Woodard & Curran is submitting a Level Ill Site Plan for the proposed
Center Street Hotel Project located at the corner of Center Street and Commercial Street in Portland,
Maine with an address of 1 Center Street. The Application documents were prepared in accordance with
City of Portland’s Chapter 14, Land Use Code of Ordinances and meet the applicable sections of the City
of Portland Design and Technical Manuals.

The proposed work includes the construction of a 6-story, 135-room hotel, that includes a rooftop bar and
ground-floor restaurant that will be positioned along the Commercial Street frontage. The proposed hotel
will be situated on 23,795 +/- SF parcel of land in such a way as to maximize the site footprint and set no
more than the 5'-0” setback from the property boundaries in order to maximize the pedestrian activities
district overlay zone along Center and Commercial Street. The project will also include associated utility
and site improvements.

The Application Report and the Design Drawings will be uploaded into the Eplan folder when it is available
for the project. If there are any questions on the uploaded materials, please don't hesitate to let me know.

Thank you for coordinating the review of this project. If you have any questions regarding this application,
please feel free to contact me at (207) 558-3763 or by email at Iswett@woodardcurran.com.

Sincerely,

WOODARD & CURF\;jj

Lauren Swett, PE
Technical Manager

cc: Jim Brady, Fathom CC, LLC
Bettina Reece, Fathom CC, LLC

Center Street Hotel (0231538.01) 1 Woodard & Curran
City of Portland Level Ill Site Plan Review December 2018
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1. APPLICATION

A Level IIl Site Plan has been filed through the City of Portland Citizen Self Service online system. The Level Il Site
Plan Checklist is attached.

1.1 APPLICATION FEES

The Application Fee will be paid by the Applicant online. The Application fee is $2,750, per the CSS Online Application.
Total Fee: $2,750

1.2 ATTACHMENTS
e Level Ill Checklist

Center Street Hotel (0231538.01) 1-1 Woodard & Curran
Level Ill Site Plan Application December 2018



Portland, Maine  {[ESKWESIER ves. Life’s good here.

Flanning & Urban Development Department

LEVEL Il and LEVEL 11l APPLICATION SUBMISSION CHECKLIST
Please submit each document as a separate PDF file.
Please confirm by electronically checking the boxes to the left

General Application Documents

Checklist Items to be Provided

Yes NA Plan | PROJECT DESCRIPTION

| ] | ‘ | e Cover Letter with detailed project description

Yes NA Plan | COMPLETED CHECKLIST - LEVEL Il APPLICATION

ol [ |

Yes NA Plan | RIGHT, TITLE AND INTEREST

| ] | ‘ | e Deeds, leases, or purchase and sales agreements

Yes NA Plan | EVIDENCE OF STATE OR FEDERAL APPROVALS, if applicable

| | [] ‘ | e Permits or letters of non-jurisdiction, if applicable

Yes NA Plan | ZONING ASSESSMENT

| ] | ‘ | e Table listing required and proposed uses and dimensional standards
Zoning Assessment Table

Yes NA Plan | EXISTING & OR PROPOSED EASEMENTS OR COVENANTS, if applicable

| ] | ‘ ] | e Evidence of existing easements and any proposed easements

Yes NA Plan | WAIVER REQUESTS

| | 0 ‘ | e Written request for waiver describing request and reason. Waiver Table

Yes NA Plan | FINANCIAL CAPABILITY

| L] | ‘ | e Letter or evidence from a financial institution or third party verifying financial
capacity to undertake project

Yes NA Plan | TECHNICAL CAPABILITY

| [] | ‘ | e Evidence of technical capability of applicant and consultants - resumes and/or

examples of past projects



https://www.portlandmaine.gov/DocumentCenter/View/20636
http://www.portlandmaine.gov/DocumentCenter/View/20629

LEVEL Il AND LEVEL Il 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

Check list Assess/Provide/Document:
Yes NA Plan | Transportation Analysis- Traffic Impact (14-526 (a) 1)
| | [ ‘ | e Provisions for pedestrian, bicycle, vehicle, and loading circulation and incremental
volume of traffic impacts
e Traffic Impact Study (Technical Manual, Section 1) if applicable
Yes NA Plan | Access and Circulation (14-526 (a) 2 a)
| 0 | ‘ [] | e Access and internal circulation, addressing ADA access
e Access and egress impacts on traffic flows
e Description and use of drive-up features, if applicable
Yes NA Plan | Loading and Servicing (14-526 () 2 b)
| [] | ‘ [] | e Loading and servicing needs, route and travel way geometrics for deliveries
e Turning templates for delivery vehicles, if applicable
Yes NA Plan | Sidewalks (14-526 (@) 2 ¢)
| [ | ‘ [] | e Sidewalks and condition along street frontages and internal walkways
e Engineered details for ADA ramps and public sidewalk details meeting sidewalk
materials policy and ADA ramp construction details as applicable (Technical
Manual, Section 1)
Yes NA Plan | Public Transit (14-526 (2) 3), if applicable
| | [ ‘ | e Existing available transit services
e Proposed site plan design details, such as easement, pad base, and shelter
Yes NA Plan | Off-Street Parking: Vehicle & Motorcycle/Scooter) (14-526 (a) 4aand c)
| 0 | ‘ | e Expected parking demand, proposed parking supply, ADA parking, and applicable
Zoning Requirements
e Address Technical Manual standards (Section 1) for curb cut separation and
parking lot layout and locate on site plan
Yes NA Plan | Bicycle Parking (14-526 (a) 4 b)
| (] | ‘ [] | e Address bicycle parking requirements and identify locations on-site
e Construction details for bike racks (Technical Manual, Section 1)
Yes NA Plan | Snow Storage (14-526 (a) 4d)
| [] | ‘ | e Management plan for snow removal and locate snow storage areas on plan
Yes NA Plan | Traffic Demand Management (TDM) (14-526 (a) 5), if applicable
| | ] ‘ | e Develop TDM with Trip Reduction Targets and Strategies




ENVIRONMENTAL AND LANDSCAPE FEATURES

Check list

Assess/Provide/Document:

Yes NA Plan

(ol |

Preservation of Significant Natural Features (14-526 (b) 1), if applicable

Trees, plants, habitats listed on State or Federal list of endangered or threatened
High and moderate value waterfowl and wading habitat

Aquifers on Casco Bay Islands

Waterbodies (including wetlands, watercourses, significant vernal pools and
floodplains)

Proposed preservation areas and protection measures

Documentation from environmental consultants, determinations from applicable
state agencies

Yes NA Plan

10O

Landscaping and Landscape Preservation (14-526 (b) 2a)

Preservation of trees and preservation within required zoning setbacks (Technical
Manual, Section 4)

Protection measures of existing vegetation during construction

Protection measures within Shoreland Zone, if applicable

Yes NA Plan

ol 10

Site Landscaping (14-526 (b) 2 b)

Screening and buffering of service areas and between non-residential and
residential uses
Planting plans with plant schedule and sizes (Technical Manual, Section 4)

Yes NA Plan

1O

Parking Lot Landscaping (14-526 (b) 2 b ii), if applicable

Landscaped islands within parking areas (Technical Manual, Section 4)

Yes NA Plan

ol 10

Street Trees (14-526 (b) 2 b iii)

Existing Heritage or Feature Trees on site and measures to preserve
Identify street trees on the plan meeting the site plan and Technical Manual
standards (Section 4) or identify alternative measures, if applicable

ENVIRONMENTAL AND STORMWATER

Check list Assess/Provide/Document:
Yes NA Plan | Water Quality, Stormwater Management and Erosion Control (14-526 (b) 3a)
| ] | ‘ | e Stormwater report in compliance with Section 5 of Technical Manual and DEP

Chapter 500 stormwater for basic, general and flooding standards, as applicable
Erosion control plan and measures

Evidence of compliance with Urban Impaired Stream Standards pursuant to DEP
Chapter 500 stormwater, as applicable

Subsurface sanitary sewage disposal and groundwater protection




PUBLIC INFRASTRUCTURE AND SAFETY

Check list Assess/Provide/Document:
Yes NA Plan | Consistency with City Master Plans (14-526 (c) 1)
| [] | ‘ | e Identify consistency with master plans
e Proposed easements, rights and improvements to connect or continue off-
premises public infrastructure, as applicable
Yes NA Plan | Public Safety and Fire Prevention (14-526 (c))
| 0 | ‘ | e Address Crime Prevention through Environmental Design (CPTED) (Technical
Manual, Section 3)
e Emergency vehicle access
e Address consistency with public safety standards (Technical Manual, Section 3)
e Submit a code summary referring NFPA 1 and all Fire Department standards
(Technical Manual, Section 3) - Fire Checklist
Yes NA Plan | Availability and Adequacy of Public Utilities (14-526 (c) 3) (Technical Manual,
| O | \ | | Sections 2 & 9)
e Electrical services, including providing underground services
e Identify existing and proposed connections for public utilities and required public
utility upgrades
e Sewer line connections are required, if there is a main within 200 feet
e Proposed solid waste management facilities on-site and management for the site
e Written evidence of the ability to serve from utility companies, as applicable
SITE DESIGN
Check list Assess/Provide/Document:
Yes NA Plan | Massing, Ventilations and Wind Impact (14-526 (d) 1)
| 0 | ‘ | e Wind and ventilation impacts on adjoining structures and/or adjacent public
spaces. Wind study, if applicable
e Bulk, location or height impacts on adjoining structures
e Identify and locate HVAC equipment and venting away from public spaces and
residential properties
e |dentify screening and manufacturing specifications for noise, if applicable
Yes NA Plan | Shadows (14-526 (d) 2), if applicable
| L] | ‘ | e Shadow analysis of impacts on publicly accessible open space (Technical Manual,
Section 11)
Yes NA Plan | Snow and Ice Loading (14-526 (d) 3)
| ] | ‘ | e Building design to prevent snow and ice from loading or falling onto adjacent
properties or public ways
Yes NA Plan | View Corridors (14-526 (d) 4), if applicable
| [l | ‘ | e Protection of designated view corridors (Portland Design Manual, Appendix 1)



http://www.portlandmaine.gov/DocumentCenter/View/20630

Yes NA Plan | Historic Resources (14-526 (d) 5), if applicable
| [] | ‘ | e Identify developments within Historic Districts or affecting Designated Landmarks
e Certificate of Appropriateness or other evidence
e |dentify Developments within 100 feet of Historic Districts or affecting Designated
Landmarks. Advisory HP review may be required
e Address preservation and documentation of Archaeological Resources
Yes NA Plan | Exterior Lighting (14-526 (d) 6)
| ] | ‘ | e Cut sheets of on-site light fixtures and any architectural or specialty lights
(Technical Manual, Section 12)
e Engineered details for any lights proposed in street right-of-way (Technical
Manual, Section 10)
Yes NA Plan | Noise and Vibration (14-526 (d) 7)
| L] | ‘ | e Evidence of noise levels for equipment, such as equipment specifications, to
demonstrate consistency with zoning requirements
Yes NA Plan | Signage and Wayfinding (14-526 (d) 8), if applicable
| H | ‘ | e Signage plan showing the location, dimensions, height and setback of all existing
and proposed signs. Signs in Historic Districts are reviewed by Historic
Preservation staff
e Proposed commercial and directional signage on site
Yes NA Plan | Zone Related Design Standards (14-526 (d) 5)
| [] | ‘ | e Address Historic Preservation Design Review, if applicable

e Address any applicable design review standards by zone

e Address submission requirements from Design Manual, page 1, addressing
neighborhood context

e Description of exterior materials, color, finish, and samples

Construction Management Plan

Check list
Yes NA Plan | Construction Management Plan
| [] | ‘ [l | e Construction Management Document and Plan
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Level Il and Level Il Site Plan Checklist

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

O RECENT BOUNDARY SURVEY (stamped by Maine Licensed Surveyor)

Must be in compliance with Technical Manual, Section 13

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

O Existing Conditions
e Approximate location of structures on abutting property
e  Topography
e  Locate water courses
e  Delineate wetlands
e  Zonelines

O Proposed Site Plan
e Ground floor area, and grade elevations for all buildings

Access, Circulation, and Parking

e Streets and intersections adjacent to site , any proposed geometric modifications

e Location, dimensions and materials of all existing and proposed driveways, vehicle,
bicycle, & pedestrian access ways with corresponding curb lines

e Engineered specifications/ cross-sections for proposed driveways, sidewalks & paved
areas

e Location and dimensions of proposed loading areas

e Existing and proposed transit infrastructure with dimensions/ engineering specifications

e Location of vehicle and bicycle parking with dimensions and engineering specifications

O Site Considerations
e Identify snow storage areas
e Location of fire hydrants
e Location of solid waste management facilities

UTILITY PLAN including:

e Existing utilities on site and within public streets

e Location, sizing, and directional flows of all existing and proposed utilities

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 Existing grades and drainage
e Proposed grades
e Proposed stormwater management meeting Technical Manual (Section 5) standards
e Location and proposed alteration of a water course
e Preservation or alteration of wetlands
O EROSION CONTROL
e Must be in compliance with Technical Manual, Section 5
LANDSCAPE PLAN including:
e Existing vegetation to be preserved and preservation measures
e Proposed landscaping and buffers
e Planting schedule
O RECORDING PLAT, if applicable
e |F SUBDIVISION: Must be in compliance with requirements of Section 14-496 (b)
0 ARCHITECTURAL PLANS & RENDERINGS including:

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

e Location and dimensions of all existing & proposed HVAC & mechanical equipment, all
proposed screening

e Provide context drawings, if applicable (Design Manual, page 1)

e Floor plans




Portland, Maine

ood here.

Planning & Urban Development Department
B-3, PAD
ZONING ANALYSIS Relevant Zone(s)
All Projects:
Required Proposed
Lot Size N/A 23,975 SF
Area Per Dwelling Unit N/A
Minimum Street Frontage 15' 140' & 200
Front Yard Minimum N/A
Front Yard Maximum 5 <5
Rear Yard N/A
Yard Right N/A
Yard Left N/A
Side Street Setback N/A
Step Back N/A
Maximum Lot Coverage 100% 96%
Minimum Lot Coverage N/A
Maximum Height 65' 65'
Open Space N/A
Maximum Impervious Area N/A
Pavement Setback N/A
Floor Area Ratio N/A
Off Street Parking Spaces 34 75
Loading Bays 1 1
Other 1
Other 2
Other 3




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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2. PROJECT DESCRIPTION

Woodard & Curran is submitting this Level Ill Site Plan Application for the Center Street Hotel on behalf of the Applicant,
Fathom CC, LLC, and will be acting as their Agent for all project permitting services. An Agent letter is attached.

2.1 INTRODUCTION

The proposed Center Street Hotel project is located on a 23,795 +/- SF site on the corner of Commercial Street and
Center Street in Portland, Maine (Site) at 1 Center Street. The attached Location Map and Tax Maps show the project
location. The project is located within the City of Portland B-3 zone, Pedestrian Activity District overlay zone, and
Historic Preservation District 0 -The Old Port. The site is currently comprised of a paved parking lot surrounded by a
landscaped esplanade and sidewalk with street trees. The proposed project includes redevelopment of the existing
surface parking lot with a 135-room boutique hotel. The project will also include the relocation of traffic signal
infrastructure and utility poles, reconstruction of the sidewalk along the project’s frontage with adjustments to the curb
alignment on Center Street to accommodate hotel guest pick-up/drop-off and vehicle valet services, and addition of
street trees and street lights.

2.2 PROJECT PURPOSE AND NEED

The proposed project is intended to support local businesses and stimulate local economy by providing a place for
visitors to stay overnight within the downtown area. The project will also provide additional restaurant and bar space
along Commercial Street and at the rooftop. The underutilized and visually unappealing parking lot will be replaced by
an attractive structure that fills a void along the frontage on Commercial Street. Additionally, the project is designed to
work in concert with surrounding development to enhance pedestrian circulation, and to fully utilize space by
strategically positioning vehicle drop-off and service access locations.

2.3 EXISTING CONDITIONS

The Existing Conditions Plan, included in the drawings submitted with this application, depicts the existing conditions
of the project area, based on a ground-level survey and site observations completed by Owen-Haskell on October 12,
2018 and Woodard & Curran on December 12, 2018. No portion of the development is within the 100-year flood plain;
a FEMA flood zone map has been attached for your reference. The Site is currently fully developed as a surface parking
lot. There are no significant natural features or wetlands due to the intense level of existing development. Topography
slopes gently from northwest to southeast towards Commercial Street, from approximate elevation 18’ down to 11°.

2.4 PROPOSED DEVELOPMENT

The Center Street Hotel is situated on the northeast corner of Commercial Street and Center Street within the Old Port
District of Portland, sited between the existing Richardson Wharf Company Building and the Baxter Davis Block
building. As the parcel sits today, the hotel will be positioned in the Southern corner of an existing surface parking lot
among the surrounding streets of Commercial, Center, Fore and Cross. Fathom CC, LLC holds an Agreement of
Purchase and Sale with North River IV, LLC, to acquire this 23,795 +/- SF portion of the larger parcel.

The proposed redevelopment project includes the construction of a 6-story, 135-room boutique hotel, that includes a
rooftop bar and ground-floor restaurant that will be positioned along the Commercial Street frontage. The proposed
hotel will be situated in such a way as to optimize the site footprint and set no more than 5-0” back from the property
boundaries in order to maximize the pedestrian zone along Center and Commercial Streets. The project will also
include associated utility and site improvements.

Center Street Hotel (0231538.01) 2-1 Woodard & Curran
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2.4.1 Civil Engineering Approach

The hotel has been designed to fill the parcel with minimal setback to adjacent property lines. The site work will consist
primarily of utility improvements to support the hotel use and site layout for guest and service access for the hotel.
Utility requirements are described in further detail in Section 13 of this report.

Primary guest access into the hotel is located along the Center Street fagade with vehicular arrivals curbside along
Center Street. The project also includes reconfiguration and widening of the Center Street sidewalk to support
pedestrian circulation and create a well-defined guest arrival and drop off/loading area and valet space to improve
visibility and safety of pedestrians, hotel guests, and hotel staff. Guest and staff parking will be located offsite; valet
service will transport guest vehicles offsite to a parking area provided by North River IV, LLC as part of the Agreement
of Purchase and Sales. Hotel service access will be provided via Cross Street through a service access easement
along the rear of the adjacent Richardson Wharf Company building.

A set of project design plans showing the proposed Center Street Hotel is attached to this application. The set includes
site, utility, grading and drainage plans, and details to support the site design.

2.4.2 Architectural Approach

Being one of the more historic streets in the Old Port District, Commercial Street's appearance is one of uniformity in
scale and harmony of materials. Most of the existing structures were built in the mid 1850’s on infilled land. Due to the
introduction of the railroad to Portland in the 1840's, there was a necessity for the land downhill of Fore Street to be
filled to create a “mile-long, 100" wide street” to support all the intricacies involved with the expanding economy and
incoming traffic. This timeframe sets the stage for Commercial Street architecture, since it happened relatively quickly,
in a very short era in time. The scale of the buildings and the regularity of forms and openings has created a structured
and continuous street fagade that captures the eye the entirety of Commercial Street.

HKS Architects, has been working closely with the project team, the Historic Preservation Board and Fathom CC, LLC
to ensure the overall vision is contextual to Portland and the lineage established within the Old Port District. To set the
context for the architectural vision of the Center Street Hotel, HKS Architects looked very closely at the proportions,
scale, heights and rhythms of the historic buildings running the length of Commercial Street. In particular, the two
adjacent buildings sitting either side of the proposed Center Street Hotel site carried a heavy weight in the influence
and recognition of the architectural context.

The Richardson Wharf Company building, constructed in 1860, sits to the east side of the proposed hotel while the
Baxter Davis Block building, constructed in 1902, sits to the west. One of the main architectural challenges for the
proposed site was finding a relationship and an acknowledgement to our neighbors, who respectively were built in
different styles, different scales and different eras. The Richardson Wharf Company building follows the more traditional
form built during the in-fill stage of the Commercial Street architectural style. Following the typical gambrel roof form,
the rhythmic articulation of the vertical openings and the predominant use of brick fagades with a granite base, the
Richardson Wharf Company building is a reminder of the original construction topping out at 4 floors plus 5t floor attic
areas now enhanced with dormers. On the other side, the Baxter Davis Block was built 40 years later following a slightly
different rhythm of openings with architecture more along the style of Classical Revival and is a floor taller than the
Richardson Wharf Company building at 5 full stories above the Commercial Street grade.

Architectural design plans have also been provided and reflect the design approach.

2.4.2.1 Building Organization

Keeping that architectural approach above in mind, HKS Architects immersed their study into the defining
characteristics of Commercial Street. The building planning has been organized to push all “guest-facing amenities”
forward to align with both Commercial and Center Street. The hotel is configured in such a way that the pedestrian
encouragement zone will be greatly enhanced by the prospect of the hotel and the internal space planning that engages

Center Street Hotel (0231538.01) 2-2 Woodard & Curran
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at the street level. Nearly the entirety of the site is encompassed by the hotel footprint so that the overall scale of the
building relates to the neighboring context to create a continuous fagade along both Commercial and Center Street.

Working within the overall 65’-0” height limit, the Architect has established the Center Street Hotel at 6 floors, one
public base level with four levels of guestrooms and the top floor mixed with a rooftop bar amongst guestrooms. HKS
is also exploring the potential for an open-air roof terrace at Level 07. In a balanced hierarchy between the two existing
buildings (Richardson Wharf at 4 stories and the Baxter Davis Block at 5 stories) — the Center Street Hotel proposes
to have a flat roof system which balances the overall scale amongst the adjacent roof forms of the slightly lower
buildings either side.

2.4.2.2 Principal Fagades

The main two fagades proposed for the Center Street Hotel align to Commercial and Center Street respectively, with
the main guest arrival to the hotel occurring off Center Street. The architectural language along these two fagades pays
homage to the neighboring context with a continuous brick base acting as the anchor to the organized rhythm of the
guestroom windows above. The desire to have the guest vehicular arrival occur off Center Street is to help lessen the
vehicular impact to Commercial Street by utilizing the slower Center Street to provide a safe arrival sequence for hotel
guests to load/unload without impacting the main traffic flow. The arrival sits evenly in the middle of the Center Street
facade, thus offering a balanced architecture and even form. The Commercial Street fagade follows on with this
language allowing the public base, tucked snugly behind a brick fagade with guestrooms running smoothly on the upper
levels above with an elegant rooftop bar and terrace acting as the jewel at the top.

2.4.2.3 Scale, Form, & Composition

The typical architectural base found running along Commercial Street is highlighted as mentioned above with a brick
fagade over the first two floors. This base helps to create a strong datum as it is capped at the top of the second floor,
that relates strongly to the base architecture of the Baxter Davis Block Building. At this datum, HKS proposes to start
the transition to a more contemporary interpretation of the surrounding context with a change in materials. While
recognizing the overall “red” undertone that lies within the City as a whole, HKS proposes a more contemporary metal
panel system that follows within a complimentary earth-tone family. Now, as the building starts to take form in
relationship to the Commercial Street architecture, the overall palette pays a strong homage to the historic palette but
sits itself nicely among the surrounding buildings in a style that is of this current era.

2.4.2.4 Materials

There are two principle building materials - a brick base and an upper metal panel system. The form is simple and
regular with vertical openings articulated by a simple surrounding metal trim, grouped together over several floors. The
brick base captures an accent around the brick openings which pull the more contemporary detailing of the metal
panels above down to the streetscape below. This is a nice introduction at the street level to help inform pedestrians
that this is a new development, of this age in time, that is not trying to copy what is old, but rather to interpret into a
fresh vision, in today’s contemporary and quality materials. It is a consistent, uniform and limited material palette, but
one of our era, to provide architectural interest to the street.

2.4.2.5 Summary

Commercial Street is a predominantly developed street with only one or two larger parcels remaining to be developed.
To help complete the original “mile-long corridor,” the development of the Center Street Hotel offers a wonderful
opportunity to embrace the historic street with a contemporary interpretation that blends contextually with the
surroundings. The proposed simple architecture, clean palette of materials and respective nod to the history of the Old
Port District, the Center Street Hotel strives to create a harmonious environment to the surrounding while remaining
current and of this point in time. HKS Architects and Fathom CC, LLC are currently working with the City’s Historic
Preservation Board to refine the design in anticipation of a future Public Hearing and to obtain Certificate of

Center Street Hotel (0231538.01) 2-3 Woodard & Curran
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Appropriateness for the proposed hotel. The landscape plan and associated details are included in the attached design
plans.

24.3 Landscaping Approach

Carroll Associates Landscape Architects have been working closely with the project team to develop a landscape
concept for the Center Street Hotel that focuses on two distinct areas of the site, the public streetscape and the hotel
courtyard.

2.4.3.1 The Public Streetscape

Proposed sidewalk improvements include new brick sidewalks and curbing with widened pedestrian flares at the
Center-Commercial Street intersection and along the south face of the hotel, providing enhanced pedestrian zones
and improved crosswalk function. Planned improvements will include new streetlights meeting the City of Portland
Standards. Proposed street trees will be located approximately 50 feet on center along the curbline, located in flush
mounted tree grates to provide maximum pedestrian movement along the sidewalk. Bike racks will be proposed in
strategic locations within the right-of-way along Commercial Street.

2.4.3.2 Hotel Courtyard

The other defined landscape area is the rooftop courtyard located at the second level of the hotel. This courtyard is
designed primarily for viewing from adjacent rooms which front onto this space and has no direct access from the hotel
except for maintenance.

The courtyard is designed as a roof garden over first floor service uses, providing a protective cover for the roof and
colorfinterest for hotel guests. The landscape plan proposes a series of curvilinear beds of different heights and
textures. Close to the building, the bed consists of a dense ground cover to provide a clear buffer and privacy to the
guest rooms. As the courtyard extends out to the north, there will be a series of landscape bands consisting of sedum
planting, riverstone (to provide a central location for surface drainage to collect prior to collection), and a slightly raised
bed of shrubs. At the northwest corner of the courtyard, a raised planting area of trees and small lawn could connect
to any future development of the adjacent North River IV, LLC parcel.

2.4.3.3 Materials

Trees, shrubs, and ground covers are selected based on exposure, type of use, color/ flowering characteristics, and
growing conditions. The street trees along Commercial and Center Streets are proposed to be columnar Armstrong
Maple and Zelkova, robust trees able to tolerate urban conditions. Courtyard trees are proposed to be medium size
deciduous trees such as Redbud or Flowering Cherry, providing color and interest and in scale with the adjacent plaza
and buildings. Shrubs and groundcovers will be a mixture of evergreen and deciduous plants, providing year-round
interest and appropriate to the shady microclimate of the courtyard. Sedum plantings may be installed in a planting
medium or in trays typical to other roof applications. We anticipate working closely with the City Arborist on the final
selection of these plant species.

2.5 ATTACHMENTS

Agent Letter

Location Map

Tax Map

FEMA Map

Civil, Landscape, & Architecture Design Plans (uploaded to Drawings folder in Eplan)
Architectural Renderings (uploaded to Drawings folder in Eplan)
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Tathomo

COMPANIES

December 21, 2018

Re: 1 Center Street Hotel- Agent Authorization

To Whom it May Concern:

Woodard & Curran is acting as our agent for all project permitting associated with the Center Street Hotel
development (1 Center Street) project located in Portland, Maine.

Please contact me if you have any questions.

Sincerely,

Jue -

Fathom CC, LLC

Its Manager:

Name: James H Brady

80 Exchange Street Suite 400 Portland Maine 04101

Tel | 207.808.8787 www.Fathomcompanies.com
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PORTLAND, MAINE
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Federal Emergency Management Agency
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title block. For the latest product information about National Flood Insurance
Program flood maps check the FEMA Flood Map Store at www.msc.fema.gov
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3. EVIDENCE OF RIGHT, TITLE AND INTEREST

As noted on the survey, the hotel will be located on a proposed lot to be split from the larger existing parcel, owned by
North River IV, LLC. The Agreement of Purchase and Sale between North River IV, LLC and Fathom CC, LLC, which
serves as evidence of right, title, and interest, has been attached to this Section.

3.1 ATTACHMENTS
o Agreement of Purchase and Sale, dated August 9, 2018, between North River IV, LLC and Fathom CC, LLC.

Center Street Hotel (0231538.01) 3-1 Woodard & Curran
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EXECUTION VERSION

AGREEMENT OF PURCHASE AND SALE
between
FATHOM CC, LLC
Buyer
And
NORTH RIVER IV, LLC

Seller

August 9, 2018

Center and Commercial Streets
Portland Square
Portland, Maine

{W6588006.18}



AGREEMENT OF PURCHASE AND SALE

BY THIS AGREEMENT OF PURCHASE AND SALE (the “Agreement”) entered into
this 9™ day of August, 2018 (“Effective Date”), NORTH RIVER IV, LLC, a Delaware limited
liability company (hereinafter referred to as “Seller”), and FATHOM CC, LLC, a Delaware
limited liability company (hereinafter referred to as “Buyer”), hereby agree as follows:

ARTICLE |
Terms and Definitions

Section 1.1.  In addition to the other terms herein defined, the following terms shall
have the meanings set forth in this Article I, unless the context otherwise requires:

Buyer’s Knowledge. Means the knowledge of James Brady based upon his historical
knowledge of the Real Property and assuming a commercially reasonable level of
inquiry.

Closing. The consummation of the purchase and sale of the Property pursuant to this
Agreement.

Deed. As defined in Section 11.2.1(a).
Deposit. The cash deposits referred to in Article 111.

Due Diligence Period. As defined in Section 6.4.

Execution Date. The date of this Agreement as hereinabove set forth.

Improvements. All improvements constructed on the Real Property.

Master Development. Means the Seller’s development of the area shown in the Plan
attached as Exhibit C.

Property. The Real Property and Improvements.

Purchase Price. The Purchase Price to be paid by Buyer for the Property in the manner
provided in this Agreement.

Real Property. The real property located at Commercial Street and Center Street,
Portland, Maine, as more particularly described on Exhibit A attached hereto and by this
reference made a part hereof, together with all strips and gores of land lying adjacent to
such land and owned by Seller, and all rights, privileges, easements and appurtenances
thereto. The Real Property description shall be finally determined by an ALTA survey
commissioned by Buyer and the Real Property shall be conveyed using that survey
description.

Preliminary Title Report. The commitment for issuance of an owner’s policy of title
insurance issued by the Title Company.

{W6588006.18}



Seller’s Knowledge. Means the knowledge of Christopher Flagg, Christopher Pachios
and Peter Pachios based upon their historical knowledge of the Real Property and
assuming a commercially reasonable level of inquiry.

Title Company. A nationally recognized title insurance company to be selected by
Buyer.

ARTICLE Il
Purchase and Sale

Section 2.1.  Purchase and Sale. Seller agrees to sell, contribute and convey to Buyer,
and Buyer agrees to purchase from Seller, the Property, on all of the mutual terms, covenants and
conditions hereinafter set forth.

ARTICLE Il
Deposit

Section 3.1.  Deposit. Upon execution hereof, Buyer shall deposit with Old Republic
National Title Insurance Company (the “Escrow Agent”) the sum of ||
Dollars | (the “Initial Deposit™). Upon completion of the Due Diligence period if
Buyer has not otherwise terminated this Agreement in accordance with its terms, Buyer shall
deposit with the Escrow Agent the additional sum of | Do!lars

(the “Additional Deposit”). The Initial Deposit and the Additional Deposit are
hereinafter collectively referred to as the “Deposit” and are to be held and applied as hereinafter
set forth. The Deposit shall be held in an interest-bearing escrow account. All interest earned on
the Deposit shall be credited to Buyer unless the purchase and sale of the Property is not
consummated hereunder, in which case such interest shall be paid to the party entitled to receive
the Deposit.

Section 3.2.  Non-Refundable. Except as otherwise specifically set forth in this
Agreement, the Deposit shall be non-refundable, and shall serve as Seller’s liquidated damages
in the event of a breach of this Agreement by Buyer pursuant to Article IV, or shall be applied
against the Purchase Price pursuant to Article V.

Section 3.3.  Termination. In the event Buyer elects to terminate this Agreement
pursuant to Article VI, the Deposit shall be refunded to Buyer following receipt by Seller and
Escrow Agent of Buyer’s Termination Notice, as such term is defined in said Article.

Section 3.4.  Liability of Escrow Agent. In the event of any disagreement between the
parties, Escrow Agent shall be entitled to refuse to comply with any claims or demands by either
party as long as such disagreement may continue, and in so refusing, shall make no delivery or
other disposition of the Deposit. Escrow Agent shall not become liable in any way for such
refusal, and Escrow Agent shall be entitled to continue to refrain from acting until (a) the rights
of the parties shall have been finally adjudicated in a court of competent jurisdiction, or (b) all
differences shall have been settled by agreement and Escrow Agent shall have been notified in
writing of such agreement signed by both parties.
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ARTICLE IV
Damages

Section 4.1. Buyer’s Default. In the event that this transaction does not close as a
consequence of a default by Buyer, Seller shall retain the Deposit as liquidated damages. The
parties hereby agree that if Buyer defaults, Seller’s actual damages would be difficult or
impossible to determine, and thus the amount of the Deposit is the best estimate of the damage
Seller would suffer. Accordingly, the Deposit shall be the total amount that Seller is entitled to
receive as liquidated damages.

Section 4.2.  Seller’s Default. In the event Seller fails to perform any obligation of
Seller under this Agreement, including without limitation the obligation to convey good, clear
record and marketable title to the Property to Buyer on the Closing Date, as hereinafter defined,
in accordance with the provisions of this Agreement, and such failure shall remain uncured for a
period of thirty (30) days following written notice thereof from Buyer to Seller (but no notice
shall be required for Seller’s failure to convey title as required hereunder on the Closing Date),
then Buyer may (a) terminate this Agreement, in which event the Deposit together with all
interest thereon shall be returned to Buyer, or (b) Buyer shall be entitled to pursue any other
remedies available to Buyer at law or in equity, including the right to seek to enforce specific
performance of Seller’s obligations hereunder.

ARTICLE V
Purchase Price

Section 5.1.  Amount of Consideration. Buyer shall provide Seller consideration (the
“Consideration”) for the Property consisting of: (A) cash in the amount of || GG
I (the “Cash Portion”); (B) Class A Units in Buyer representing a capital
contribution of |GG 2"d (C) one
(1) Class C Unit in Buyer (the Class A Units and Class C Unit are referred to collectively as the
“Equity Portion™).

Section 5.2.  Manner of Payment. Buyer shall pay and provide the Consideration to
Seller at the Closing as follows:

5.2.1. Deposit. Applying the Deposit against the Cash Portion of the
Consideration; and

5.2.2. Cash Portion. Paying the balance of the Cash Portion of the
Consideration, by wire transfer to an account to be designated by Seller (the “Cash Balance”).

5.2.3. Equity Portion. Issuing the Equity Portion of the Consideration to Seller
Purchase Price by entering into the Operating Agreement of Owner in the form attached hereto
as Exhibit B (the “Ownership LLC Agreement”).

Section 5.3.  Treatment of Transaction. Buyer and Seller agree that the transactions
contemplated hereby shall be deemed to consist of a sale of a portion of the Property in exchange
for the Cash Portion of the Consideration and a contribution of the Property in exchange for the
Equity Portion of the Consideration, all pursuant to Section 707(a)(2)(B) of the Internal Revenue
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Code of 1986 and Treasury Regulations Section 1.707-3(a)(1). Buyer and Seller agree that the
transactions contemplated hereby shall be reported for federal income tax purposes consistent
with the preceding sentence.

ARTICLE VI
Conditions Precedent to Closing

Section 6.1.  Buyer’s Conditions Precedent. Buyer’s obligation to purchase the
Property from Seller is subject to the following conditions precedent (the “Buyer’s Conditions
Precedent”):

6.1.1. Title. Atthe Closing, Seller shall sell, assign, convey, transfer and deliver
the Property to the Buyer by good and sufficient Quitclaim Deed with Covenant in form
acceptable to the Buyer (the “Deed”), and the Deed shall convey to the Buyer fee title consistent
in all respects with the Title Commitment.

6.1.2. Condition of Improvements. The Improvements shall be substantially the
same condition as the Improvements were in at the end of the Due Diligence Period, reasonable
wear and tear excepted.

6.1.3. Seller’s Representations and Warranties. Seller’s representations and
warranties set forth herein shall be true and correct in all material respects at and as of the
Closing as though such representations and warranties were made at and as of such date.

6.1.4. Seller’s Compliance. The Seller shall have in all respects performed and
complied with all covenants, agreements and conditions required by this Agreement to be
performed or complied with by them prior to or at the Closing.

6.1.5. Title Policy. The Buyer shall have obtained a title insurance policy with
respect to the Property conforming in all respects to the Title Commitment.

6.1.6. Lease Termination. Delivery by Seller of evidence satisfactory to Buyer
that all Leases of all or any portion of the Property have been terminated at or prior to Closing, at
Seller’s expense, and Tenants have no further right to occupancy or use of the Property
thereunder.

6.1.7. Approvals. Buyer shall have received all Approvals for the Project in
accordance with Section 6.5 hereof on a final, non-appealable basis (subject only to such terms
and conditions as may be approved by Buyer, in its sole discretion), and all Approvals, as
received, shall continue in full force and effect through the date of Closing, without any
amendments, changes or additional conditions not approved by Buyer.

6.1.8. Consents and Approvals. The Seller shall have obtained all consents,
approvals, authorizations, exemptions and waivers from governmental authorities and third
parties, if any, as shall be necessary, in the Buyer’s reasonable discretion, to effect the
transactions contemplated hereby.
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6.1.9. Parking Lease and Construction License. Buyer and Seller shall have
executed and delivered the Parking Lease as described in Section 14.1 and the Construction
License as described in Section 14.2.

6.1.10. No Material Adverse Changes. There shall have been no material adverse
change since the date of this Agreement in the Property, except changes contemplated or
required by this Agreement, including without limitation, any change in the title, physical
condition, legal status, use or possession of the Property from the conclusion of the Due
Diligence Period through the date of closing that would cause the Property to be unsuitable for
development of the Project, as reasonably determined by Buyer.

6.1.11. No Legal Restraints or Litigation. No statute, rule, regulation or order of
any court or administrative agency shall be in effect which restrains or prohibits the Seller from
consummating the transactions contemplated hereby. In addition, no action, suit, or proceeding
shall be pending before any court or quasi judicial or administrative agency of any federal, state,
local, or foreign jurisdiction wherein an unfavorable injunction, judgment, order, decree, ruling,
or charge would (a) prevent consummation of any of the transactions contemplated by this
Agreement, or (b) result in a material adverse change in the Property or the ability to develop the
Project at the Property.

Section 6.2.  Failure of Buyer’s Conditions Precedent. If, at the time of the Closing,
any of the foregoing Buyer’s Conditions Precedent have not been fulfilled, Buyer may, at its
option, do either of the following:

6.2.1. Waive and Close. Waive such condition and close in accordance with this
Agreement; or

6.2.2. Terminate. Terminate this Agreement by delivery of a written notice to
Seller and to Escrow Agent (“Buyer’s Termination Notice”) and enforce any remedy afforded by
Section 4.2; provided however that, if Buyer fails to deliver Buyer’s Termination Notice to Seller
at or prior to the Closing, the applicable condition or conditions shall be deemed waived by
Buyer.

Section 6.3.  Title Examination. From the date hereof through the date of expiration of
the Due Diligence Period, as hereinafter defined (the “Title Inspection Period”), Buyer shall have
the opportunity to review the commitment to insure title (the “Title Commitment”), any
amendments thereto issued during the Title Inspection Period, the exceptions to title disclosed in
the Title Commitment, all Survey Matters and all other aspects of Seller’s title to the Property.
The Title Commitment shall be for the benefit of the Buyer, at customary rates, in the ALTA
form currently in use, subject only to the Permitted Encumbrances ( as defined below) and with
such standard exceptions deleted standard endorsements included as Buyer may, in its sole
discretion, require. On or before the date of the expiration of the Title Inspection Period (the
“Title Notice Deadline”), Buyer shall notify Seller in writing of any defect in title to the
Property, or any other matter which is indicated on the Title Commitment or any Survey Matter
to which Buyer objects except for the following (collectively, the “Permitted Encumbrances”):
(@) liens for real estate taxes not yet due and payable or for betterments assessed after the
Execution Date, (b) other encumbrances which may be removed or satisfied by the payment of a
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liquidated sum of money which Seller agrees to discharge at Closing to Buyer’s satisfaction and
(c) such easements, restrictions and reservations of record as are acceptable to Buyer, in its
discretion. If Buyer does so notify Seller of a defect in title or other matter objectionable to
Buyer prior to the Title Notice Deadline, Seller shall have ten (10) days in which to determine
whether to cure the defect or other matter so objected to by Buyer and to notify Buyer of Seller’s
decision in this regard. If Seller does not respond within such time frame, Seller shall be deemed
to have elected not to cure the defect or other matter. Seller, at its sole cost and expense, will
have until thirty (30) days before the Closing to cure the title objections, other than the Monetary
Liens (as herein defined), which ( to the extent not previously removed) Seller shall remove or
cure by payment of funds at Closing. Those defects that Seller gives notice will be cured on or
before the Closing Date, along with discharge of Monetary Liens, are referred to herein as
“Mandatory Cure Items.” If Seller elects (or is deemed to elect) not to cure the defect or other
matter so objected to by Buyer to the reasonable satisfaction of Buyer, Buyer shall have the right,
by not later than the tenth (10th) day after the date of Seller’s notice (or failure to provide notice)
to either (a) waive such defect or other matter and take title to the Property without any
adjustment in the Purchase Price, or (b) terminate this Agreement by giving written notice
thereof to Seller. If Buyer timely gives such notice of termination, this Agreement shall
terminate and the Deposit shall be returned to Buyer. If Buyer fails to give Seller a notice of
termination, Buyer (a) shall no longer have an right to terminate this Agreement under this
Section 6.1.1 and shall be bound to proceed to Closing and consummate the transaction
contemplated hereby pursuant to the terms of this Agreement and (b) shall be deemed to have
approved the state of title to the Property as it exists on the effective date of the Title
Commitment, as last amended during the Title Inspection Period. Seller shall be responsible for
discharging any mortgages or voluntary monetary liens (other than municipal liens not yet due
and payable), including mechanics’ liens for unpaid work at the Property performed on behalf of
Seller, (collectively, “Monetary Liens”) at or prior to Closing.

Section 6.4. Buyer’s Due Diligence. Notwithstanding any other provision of this
Agreement to the contrary, Buyer shall be entitled to undertake a thorough investigation of the
Property, including without limitation such reviews, analyses and studies of the Property and the
development of the Project at the Property, as Buyer may, in its sole discretion, determine to be
necessary or appropriate, including without limiting the generality of the foregoing:

6.4.1. Inspection of physical condition.

6.4.2. Review of the Leases (copies of which shall be made available to Buyer
promptly following the Effective Date).

6.4.3. Confirmation that the Property has all necessary zoning, including zoning
board approvals of required variances and any other matters, required in order to develop the
Project (“Zoning Confirmation”);.

6.4.4. A Phase | Environmental Site Assessment for the Property, together with
any Phase Il Environmental Site Assessments or other studies or analyses as may be required
(‘GESA,’).
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6.4.5. An ALTA/ACSM Land Title Survey of the Property certified satisfactory
to Buyer, in its sole opinion, sufficient in all respects to delete the standard survey exception
from Buyer’s title policy, and bearing a legal description, made by a licensed surveyor, and
showing, among other things, the area, dimensions and location of the Property to the nearest
monuments, streets, alleys on all sides, the topography, the location of all available utilities in
adjoining streets, alleys, or property, the location of all recorded and apparent easements against
or appurtenant to the Property, the location of all active and abandoned sewer and storm water
lines on an as built basis, certifying the applicable zoning and flood zone classifications and not
disclosing any condition rendering the Property unusable, in Buyer’s sole opinion, for the Project
(the “Survey”).

6.4.6. A geotechnical report in form satisfactory to Buyer, boring, percolation
and other soil tests and feasibility, demographic, traffic pattern, and other site assessment studies
(“Site Studies™) as required by Buyer.

6.4.7. Confirmation that all utilities, including without limitation, water, gas,
electric power, telephone, cable and sanitary sewer, necessary or appropriate for development of
the Project (“Utilities”), as determined by Buyer in its sole discretion, shall be located in the
public way or ways adjacent to the Property (“Utility Confirmation”) which confirmation may be
in such form as Buyer may require.

In connection therewith, Buyer shall have access to the Property as required, and may conduct
such tests, studies, surveys and inspections (expressly including boring, drilling and other
subsurface exploration as Buyer may reasonably deem appropriate. In addition, Buyer shall be
afforded full opportunity by Seller, without warranty or recourse, to examine all books and
records which relate to the Property in the possession of Seller and/or Seller’s agents or
employees, including the reasonable right to make copies of such books and records. Such right
shall extend to all operating books of account, environmental and engineering reports, surveys,
title reports and insurance policies, Leases, rental applications and any other agreements,
correspondence or other documents relating to the Leases, tenant files, rent rolls, operating
statements, accounting support for bills, inventories of Personal Property, service contracts,
management contracts, warranties, general ledgers, journals, vendor files, invoices, operating
manuals, maintenance records, utility bills, marketing data (including brochures), historical
occupancy reports and any summaries of such items but excluding Seller’s internal memoranda,
financial projections, budgets, appraisals, accounting and tax records, attorney work product,
work protected by attorney-client privilege and similar proprietary or confidential information.
Buyer shall take commercially-reasonable precautions to ensure that such materials and any
information contained therein are disclosed only to such of Buyer’s employees, agents,
consultants, attorneys, investors and lenders as have need therefor, under conditions which will
prohibit any further dissemination thereof not authorized by Seller. Buyer shall have the right to
contact and communicate with such governmental officials regarding the Property and the
project as Buyer may deem appropriate.

If Buyer, in Buyer’s sole and absolute discretion, is not satisfied with the results of such
investigation, Buyer may terminate this Agreement by giving Buyer’s Termination Notice to
Seller and Escrow Agent at any time during the period beginning on the Effective Date and
continuing through the sixtieth (60™) day thereafter (the “Due Diligence Period”). Buyer shall
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restore to its former condition any portion of the Property disturbed by any activity conducted
hereunder, shall repair all damage to the Property caused thereby and shall indemnify and hold
Seller harmless from and against any claims, losses, liabilities, costs or expenses (including
without limitation reasonable attorneys’ fees) asserted against or incurred by Seller in connection
with any such activity, it being expressly understood and agreed that the foregoing provisions
shall survive the Closing or the termination of this Agreement prior thereto.

Section 6.5.  Permitting and Approvals. Notwithstanding any other provisions of this
Agreement to the contrary, Buyer shall be entitled to apply for and obtain all necessary federal,
state and local governmental permits, licenses and approvals of any type or nature required in
connection with the development of as may be necessary for the development and construction
of an approximately on hundred thirty (130) room hotel on the Property, which hotel may
include up to fifteen (15) residential units (the “Project”) at the Property, including without
limiting the generality of the foregoing, all necessary site plan, and other governmental permits,
licenses, and approvals, of any type and from any necessary public or governmental authority or
other party for Buyer’s development of the Project at the Property (collectively, the
“Approvals”).

6.5.1. If for any reason whatsoever all Approvals required for the development
of the Project have not been obtained on a final, non-appealable basis (subject only to such terms
and conditions as may be approved by Buyer, in its sole discretion) on or before the expiration of
the period commencing on the expiration of the Due Diligence Period and terminating one
hundred fifty (150) days thereafter (the “Entitlement Period”) (as the same may be extended as
provided below), then Buyer may, in its sole discretion, terminate this Agreement by giving
Seller written notice thereof, in which event this Agreement shall terminate, the Deposit shall be
returned to Buyer and the parties shall have no further obligations of any nature whatsoever
hereunder. If Buyer fails to give Seller a notice of termination on or before the expiration of the
Entitlement Period, then Buyer shall be deemed to have waived this condition and Buyer’s right
to terminate this Agreement for failure to satisfy this condition. Buyer shall have the right to
purchase up to two 30-day extensions of the Entitlement Period provided the Buyer is pursuing
the Approvals in good faith. Buyer shall notify the Seller of its exercise of each 30-day
extension by written notice, together with the | to Seller provided on or
before the expiration of the entitlement period (as extended). All payments made pursuant to this
paragraph shall become and be considered part of the Deposit as defined in Section 3.1.

6.5.2. Buyer shall have the right to apply for and pursue the Approvals on a
stand-alone basis, separate from any master plan permits or approvals required for Seller’s
Master Development, so long as such Approvals do not unreasonably interfere with Seller’s
Master Development.

6.5.3. Buyer shall be responsible, at its sole cost and expense, for production of
all plans, specifications and other materials required in connection with application for and
obtaining Approvals, and for preparing and submitting all necessary applications (“Project
Plans”); provided, however, that Seller shall have the right to review the Project Plans, at Seller’s
expense, prior to submission for site plan approval from the City of Portland Planning Board
(“Site Plan Approval”). Prior to submission of any application or other materials and all
amendments thereto in connection with obtaining Site Plan Approval, Buyer shall submit draft
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Project Plans to Seller for Seller’s review and comment. Seller shall have the right to review and
approve the Project Plans prior to submission for Site Plan Approval. Seller’s approval shall not
be unreasonably conditioned, delayed or withheld, provided, however, that Seller, in its sole and
absolute discretion, may condition, delay or withhold approval if Seller determines that Buyer’s
activities, including but not limited to the Project as described on the Project Plans, will or may
interfere with Seller’s development plans on its adjacent land. Buyer and Seller agree to work
together in a commercially reasonable manner to integrate the Project Plans and Seller’s
planning for the Master Development. Buyer and Seller shall keep Seller informed of the
progress of the Approvals procurement process. Seller shall be a co-applicant to the extent
required.

6.5.4. Notwithstanding the provisions of Section 6.5.1 above:

(a) The Entitlement Period shall be tolled for the duration of Seller’s review of
Buyer’s application for Site Plan Approval and related materials, from the date of submission to
the date of final approval of submission of the application for Site Plan Approval to the City of
Portland Planning Board.

(b) Buyer and Seller shall exercise commercially reasonable efforts to obtain
separate review of Buyer’s Site Plan Approval and Seller’s Master Development plan approvals;
however, in the event the review and approval of Buyer’s Site Plan Approval is integrated with,
or becomes contingent upon, the Seller’s Master Development plan approvals, then the
Entitlement period shall be extended for the duration of the City of Portland Planning Board’s
review of the Seller’s Master Development.

6.5.5. The parties hereto agree and recognize that the Property needs to be
subdivided from a larger tract shown in Exhibit C (the “Lot”) in a configuration to be acceptable
to the Buyer. If the Lot is not approved for subdivision in a configuration reasonably acceptable
to Buyer, then Buyer may terminate this Agreement by giving Seller written notice thereof on or
before the expiration of the Entitlement Period, in which event the Deposit will be refunded to
Buyer and this Agreement shall terminate and the parties shall have no further obligations of any
nature whatsoever hereunder. If Buyer fails to give Seller a notice of termination on or before the
expiration of the Entitlement Period, then Buyer shall be deemed to have waived this condition
and Buyer’s right to terminate this Agreement for failure to satisfy this condition.

Section 6.6.  Utilities. To the extent of Seller’s knowledge, without any duty of inquiry,
Seller shall provide Buyer with specifications of all electric Utility service to the property,
including but not limited to types, capacity, costs (payable by Buyer) (collectively, the “Costs™)
and location of interconnection. Buyer shall have until the end of the Due Diligence Period to
evaluate whether such connections are suitable for Buyer. If not, Buyer shall give Seller notice of
the same no later than the end of the Due Diligence Period. In the event improvement to electric
Utility connections are required in connection with the Project in order to provide the Project
with 3,000 amps at 120/208 service, then on or before the expiration of the Due Diligence
Period, Buyer and Seller shall exercise good faith efforts to negotiate and enter into a mutually
satisfactory agreement regarding the construction of such Improvements (“Utility
Improvements”) and allocation of any Costs associated therewith, taking into consideration the
relative benefit derived by the Project and the Master Development from the Utility

{W6588006.18}



Improvements; provided that the cost allocated to Buyer shall not exceed |

(“Utilities Agreement”). Failure to enter into a Utilities
Agreement shall constitute a lack of Utility Confirmation under Section 6.4.7 hereof. The
Utilities Agreement will contain the following provisions, among others, all as more particularly
set forth therein:

(@) In the event the Seller does not complete Utilities Improvements as required in
order to accommodate Buyer’s development schedule for the Project (as provided to Seller
contemporaneously herewith), then Buyer shall have the right to complete the Utility
Improvements, following written notice to Seller and an opportunity to cure, all as to be more
particularly described in the Utilities Agreement.

(b) Seller shall reimburse Buyer for all Costs associated with Buyers construction
of Utility Improvements in excess of J il vith such reimbursement obligation to be due
and payable at the earlier of (i) such time as Seller has received site plan approval from the City
of Portland Planning Board for the Master Development or (ii) six (6) months following
completion of the Utility Improvements. All amounts advanced by Buyer in excess of | N
(“Reimbursable Utility Costs”) shall accrue interest at the rate of | <"
annum beginning on from the date of each advance until date of payment with interest payable
monthly.

(c) Reimbursable Utility Costs shall include only costs paid to a third party on an
arm’s length basis for development and construction/installation of Utility Improvements.

(d) Seller shall have the right to take over Buyer’s utility work upon reasonable
advance notice at any point during the construction/installation process, provided adequate
assurance of completion of the Utility Improvements in a timely manner is provided.

(e) Buyer will agree to provide Seller with notice of any communication with
Central Maine Power Company regarding the design and scope of work, which may not be
amended in any way without the prior written consent of Seller.

(F) In the event Seller completes the Utility Improvements and Buyer abandons
the development of the Project, Buyer shall nevertheless be obligated to reimburse Seller for
Buyer’s allocated of Costs associated therewith, up to the il limit specified above.

Section 6.7.  Closing. Subject to satisfaction of the conditions set forth in in this Article
VI and Section 15.5, the Closing shall occur on the date specified by Buyer at the not later than
sixty (60) days following the Entitlement Period (“Closing Date”). Closing shall occur at the
offices of Pierce Atwood LLP, 254 Commercial Street, Portland, Maine commencing at 10:00
a.m. local time on the Closing Date, or at such other date, time and location as Buyer and Seller
may mutually agree.

Section 6.8.  Effective Termination. If this Agreement is terminated pursuant to the
provisions of this Article, all other obligations of the parties hereto shall cease and this
Agreement shall be void and without recourse to the parties hereto, except as otherwise expressly
set forth in Article IV and Section 6.2 hereof.
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Section 6.9.  Seller’s Conditions Precedent. Seller’s obligation to sell the Property to
Buyer is subject to the following conditions precedent (the “Seller’s Conditions Precedent”):

(a) Payment by Buyer of all sums due in accordance with this Agreement;

(b) As of the Closing Date, there shall be no pending court litigation of any kind
whatsoever against or relating to the Property, which would prohibit or materially impair Seller’s
ability to close hereunder;

(c) All of the representations and warranties of Buyer shall be true and correct in
all material respects as of the Closing, and Buyer shall deliver a separate certificate certifying to
that effect; and

(d) Buyer shall have performed in all material respects each of its obligations
under this Agreement to be performed at or prior to the Closing.

ARTICLE VII
Representations and Warranties

Section 7.1. Buyer’s Representations and Warranties. Buyer hereby represents,
warrants and covenants to Seller the following:

(a) Buyer is duly organized, validly existing and in good standing under the laws
of the State of Delaware and is in good standing in the State of Maine. Buyer has the requisite
right, power and authority to buy the Property from Seller as provided herein, and has taken all
action necessary to authorize the execution, delivery and performance of this Agreement. Buyer
has obtained all consents and approvals necessary for Buyer’s execution, delivery and
performance of this Agreement, and the performance by Buyer of Buyer’s obligations hereunder
will not constitute a default under the terms and provisions of any material agreement, document
or instrument to which Buyer is a party or by which Buyer is bound.

(b) This Agreement constitutes the valid and binding obligation of Buyer,
enforceable against Buyer in accordance with its respective terms, except to the extent that
enforcement may be limited by applicable bankruptcy, insolvency, moratorium and other
principles relating to or limiting the rights of contracting parties generally.

(c) There is no suit or proceeding pending or, to Buyer’s knowledge, threatened
against or affecting Buyer that might affect or relate to this Agreement or the transactions
contemplated hereby, in any court or before or by any federal, state, county or municipal
department, commission, board, bureau, or agency or other governmental instrumentality. No
order, writ, injunction, subpoena or decree has been issued by or requested of any court or
government agency which is reasonably likely to result in a material adverse change in the
Property or the Buyer, or which could reasonably be expected to have a material adverse effect
on the transactions contemplated by this Agreement.
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(d) Buyer has engaged no broker or agent in connection with the sale. Buyer
shall indemnify, defend and hold Seller harmless from and against any loss, damages, liabilities,
costs or expenses, including without limitation attorneys’ fees and court costs, resulting from any
claim for a fee or commission by any other broker or finder with whom Buyer has dealt.

(e) Neither Buyer nor any of its affiliates, nor any of their respective partners,
members, shareholders or other equity owners, and none of their respective employees, officers,
directors, representatives or agents is, nor will they become, a person or entity with whom United
States persons or entities are restricted from doing business under regulations of the Office of
Foreign Asset Control (“OFAC”) of the Department of the Treasury (including those named on
OFAC’s Specially Designated Nationals and Blocked Persons List) or under any statute,
executive order (including the September 24, 2001, Executive Order Blocking Property and
Prohibiting Transactions with Persons Who Commit, Threaten to Commit, or Support
Terrorism), or other governmental action and is not and will not engage in any dealings or
transactions or be otherwise associated with such persons or entities.

Section 7.2.  Authority. Each party warrants and represents that this Agreement and all
other documents delivered prior to or at the Closing (a) have been or shall be duly authorized and
executed and delivered by such party; (b) are legal, valid, and binding obligations of such party;
and (c) neither violate any provision of any agreement to which such party is a party, nor violate
any charters, bylaws, operating agreements or other organizational documents of such party.

Section 7.3.  Seller’s Representations and Warranties. Seller hereby represents,
warrants and covenants to Buyer the following:

(@) Seller is duly organized, validly existing and in good standing under the laws
of the State of Delaware and is in good standing in the State of Maine. Seller has the requisite
right, power and authority to sell and convey the Property to Buyer as provided herein, and has
taken all action necessary to authorize the execution, delivery and performance of this
Agreement. Seller has obtained all consents and approvals necessary for Seller’s execution,
delivery and performance of this Agreement, and the performance by Seller of Seller’s
obligations hereunder will not constitute a default under the terms and provisions of any material
agreement, document or instrument to which Seller is a party or by which Seller is bound.

(b) This Agreement constitutes the valid and binding obligation of Seller,
enforceable against Seller in accordance with its respective terms, except to the extent that
enforcement may be limited by applicable bankruptcy, insolvency, moratorium and other
principles relating to or limiting the rights of contracting parties generally.

(c) Seller has not received any written or oral notice of any pending
condemnation, expropriation, eminent domain or similar proceeding affecting all or any portion
of the Property and has no knowledge that any such proceeding is contemplated.

(d) There are no leases, tenancy agreements, tenancies at will, parking space
agreements and other contracts, agreements or occupancy arrangements, whether written or oral,
affecting the Property or any portions thereof in effect with respect to any portion of the Property
(“Leases”).
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(e) No written or oral notice has been given by the holder of any mortgage on the
Property, any insurance company that has issued a policy with respect to the Property, or by any
board of fire underwriters (or other body exercising similar functions) claiming any material
defect or deficiency or requesting the performance of any material repairs, alterations or other
work to the Property.

(F) There are no management, service, equipment, supply, maintenance or
concession agreements with respect to or affecting all or any portion of the Property.

(9) Seller has paid or will pay in full prior to the Closing all outstanding bills and
invoices for Utility charges, labor, goods, materials, and services of any kind relating to the
Property incurred by or for the benefit of Seller.

(h) No work has been performed or is in progress at, and no materials have been
furnished to, at the direction of or for the benefit of the Seller, the Property which, though not
presently the subject of, might give rise to mechanic’s, materialmen’s or other liens against the
Property or any portion thereof. If any lien for work performed or materials furnished prior to
the Closing, in either case pursuant to a contract with Seller, is filed before or after the Closing,
Seller shall promptly discharge such lien by filing the requisite bond or in any other manner
allowed by applicable law. Seller will execute and deliver a standard form of Mechanic’s Lien
Affidavit for title insurance purposes.

(i) There is no suit or proceeding pending or to Seller’s Knowledge, threatened
against or affecting Seller or the Property that might affect or relate to this Agreement or the
transactions contemplated hereby, in any court or before or by any federal, state, county or
municipal department, commission, board, bureau, or agency or other governmental
instrumentality. No order, writ, injunction, subpoena or decree has been issued by or requested
of any court or government agency which is reasonably likely to result in a material adverse
change in the Property or the Seller, or which could reasonably be expected to have a material
adverse effect on the transactions contemplated by this Agreement.

(j) Seller has received no written notice of any outstanding violation of any
federal, state, county, or municipal laws, ordinances, orders, codes, rules, regulations, or
requirements affecting all or any portion of the Property, including without limitation violations
of the housing, building, safety, health, fire, or zoning ordinances, codes, and regulations of the
municipality or county within which the Property is located, issued by any governmental or
quasi-governmental authority.

(k) To Seller’s Knowledge, Seller is not in violation or default under any
agreement with any third party, or under any judgment, order, decree, rule or regulation of any
court, arbitrator, administrative agency or other governmental authority to which it may be
subject, which violation or default will, in any one case or in the aggregate, materially and
adversely affect the ownership or operation of the Property or Seller’s ability to consummate the
transactions contemplated hereby. To Seller’s Knowledge, there are no material violations of
laws, regulations, permits or approvals affecting or pertaining to the Property. The execution,
delivery and performance of this Agreement and the consummation of the transactions
contemplated hereby will not (i) violate any law or any order of any court or governmental
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authority with proper jurisdiction; (ii) result in a breach or default under any provision of the
organizational documents of Seller; or (iii) require any consent, or approval or vote of any third
person that, as of the Closing Date, has not been given or taken, and does not remain effective.

(I) As used herein, “Environmental Laws” shall mean all federal state and local
laws, statues, rules, codes, ordinances, regulations, orders, judgments, decrees, binding and
enforceable guidelines, including any judicial or administrative order, consent decree or
judgment, in each case to the extent binding, relating to the environment, the protection of health
or Hazardous Materials, including, without limitation, the Comprehensive Environmental
Response Compensation and Liability Act, 42 USC §9601 et seq.; the Resource Conservation
and Recovery Act, 42 USC 86901 et seq.; the Federal Water Pollution Control Act, 33 USC
81251 et seq.; the Toxic Substances Control Act, 15 USC 82601 et seq.; the Clean Air Act, 42
USC 87401 et seq.; the Safe Drinking Water act, 42 USC 83803 et seq.; the Oil Pollution Act of
1990, 33 USC §2701 et seq.; the Emergency Planning and Community Right-to-Know Act of
1986, 42 USC 811001 et seq.; the Hazardous Material Transportation Act, 49 USC §1801 et
seq.; and the Occupational Safety and Health Act, 29 USC 8651 et seq. (to the extent it regulates
occupational exposure to Hazardous Materials); any state, local or foreign counterparts or
equivalents, in each case as amended from time to time, and includes the Project Permits
(defined below). As used herein, “Hazardous Materials” shall mean (i) substances that are
defined or listed in, or otherwise classified pursuant to, any applicable law or regulations as
“hazardous substances,” hazardous materials,” “hazardous wastes,” “toxic substances,”
“pollutants,” “contaminants” or other similar term intended to define, list or classify a substance
by reason of such substance’s ignitability, corrosivity, reactivity, carcinogenicity, reproductive
toxicity or “EP toxicity” and (ii) oil, petroleum or petroleum derived substances, natural gas,
natural gas liquids, synthetic gas, drilling fluids, produced waters and other wastes associated
with the exploration, development or production of crude oil, natural gas or geothermal
resources. Except as may be identified in any Phase 1 ESA prepared for the benefit of Seller and
provided to Buyer: (i) to Seller’s Knowledge, there are no violations of any Environmental Laws
with respect to the Property and Seller has not used, stored, disposed of or released any
Hazardous Materials on the Property; (ii) to Seller’s Knowledge, during Seller’s ownership of
the Property, the Property has not been used, and to Seller’s Knowledge, the Property has not
been used in the past, to treat, store or dispose of Hazardous Materials in violation of
Environmental Laws, and neither Seller, nor, to Seller’s Knowledge, anyone else, has otherwise
dumped, placed, released, or discharged Hazardous Materials in violation of Environmental
Laws on the Property or any property adjacent to the Property.

(m) There are no tax liens on any of the Property, and Seller has paid or will pay
through the Closing all real estate taxes, withholdings and governmental charges due with
respect to the Personal Property under all applicable federal, state and local laws and regulations.
There are no legal, administrative or other tax proceedings currently in progress or threatened
pursuant to which Seller is or could be made liable for any taxes.

(n) Seller has engaged no broker or agent in connection with the sale. Seller
shall indemnify, defend and hold Buyer harmless from and against any loss, damages, liabilities,
costs or expenses, including without limitation attorneys’ fees and court costs, resulting from any
claim for a fee or commission by any other broker or finder with whom Seller has dealt.

{W6588006.18}



(0) Seller is not a “foreign person” as defined in Section 1445(f)(3) of the Code.

(p) Neither Seller nor any of its affiliates, nor any of their respective partners,
members, shareholders or other equity owners, and none of their respective employees, officers,
directors, representatives or agents is, nor will they become, a person or entity with whom United
States persons or entities are restricted from doing business under regulations of the Office of
Foreign Asset Control (“OFAC”) of the Department of the Treasury (including those named on
OFAC’s Specially Designated Nationals and Blocked Persons List) or under any statute,
executive order (including the September 24, 2001, Executive Order Blocking Property and
Prohibiting Transactions with Persons Who Commit, Threaten to Commit, or Support
Terrorism), or other governmental action and is not and will not engage in any dealings or
transactions or be otherwise associated with such persons or entities.

ARTICLE VIII
Disclaimer of Warranties

Section 8.1.  Buyer’s Inspections. Buyer acknowledges that Buyer has had or will have
an adequate opportunity to inspect the Property and all factors relevant to its use and operation.

Section 8.2.  Purchase “As Is”. Buyer further acknowledges that Buyer has substantial
experience with investment real property and that, except for the Seller’s representations and
warranties set forth herein, Buyer is acquiring the Property in an “as is” condition, and solely in
reliance on Buyer’s own inspection and examination. Except as set forth in Section 7.3 and in
the Deed, neither Seller, nor any agents, representatives or employees of Seller, have made any
representations or warranties, direct or implied, oral or written, with respect to the Property, or
its fitness for any particular purpose except as expressly set forth herein.

Section 8.3.  Representations, Warranties. Except as otherwise specifically provided in
Section 7.3, no representations, warranties, covenants or other obligations of Seller or Buyer set
forth in this Agreement shall survive the Closing, and no action based thereon shall be
commenced after the Closing. All of Seller’s representations and warranties set forth in Section
7.3 shall survive Closing for a period not to exceed twenty-four (24) months after the Closing
Date (the “Survival Period”), and shall inure to the benefit of Buyer and its legal representatives,
successors or assigns; provided, however, that Seller shall have no liability or other obligation
with respect to any such representation or warranty herein contained unless, prior to the
expiration of the Survival Period, Buyer shall have notified Seller in writing setting forth
specifically the representation or warranty allegedly breached, a description of the alleged breach
in reasonable detail, and a proposed remedy. The aggregate liability of Seller for breach of any
representation or warranty made by Seller in Section 7.3 shall not exceed Three Million Dollars
($3,000,000.00) (the “Seller’s Liability Cap”). Purchaser shall not have any further right, claim
or recourse against the Seller in excess of the Seller’s Liability Cap or from any other asset of
Seller except for the sale proceeds from this transaction, and Buyer waives any right or claim of
any kind or nature against Seller other than a right or claim limited to the Seller’s Liability Cap
as aforesaid. Notwithstanding the foregoing, there shall be no limitation on the aggregate
liability of Seller hereunder in the event of fraud or intentional material misrepresentation by the
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Seller, in which event Buyer shall be entitled to all rights and remedies against Seller available to
it at law and/or in equity.

Section 8.4. Merger. Except as otherwise specifically provided in Section 7.3 and this
Avrticle VII1, the delivery of the Deed by Seller, and the acceptance thereof by Buyer, shall be
deemed the full performance and discharge of every obligation on the part of Seller to be
performed hereunder.

Section 8.5. No Reliance. Except as expressly stated in Section 7.3 and in the Deed,
Seller makes no representation or warranty as to the truth, accuracy or completeness of any
materials, data or information delivered by Seller or its brokers or agents to Buyer in connection
with the transaction contemplated hereby. Buyer acknowledges and agrees that all materials, data
and information delivered by Seller to Buyer in connection with the transaction contemplated
hereby are provided to Buyer as a convenience only and that any reliance on or use of such
materials, data or information by Buyer shall be at the sole risk of Buyer, except as otherwise
expressly stated herein. Without limiting the generality of the foregoing provisions, Buyer
acknowledges and agrees that (a) Buyer shall be responsible for conducting its own inspections
and investigations for the Property and for obtaining any reports thereon which is deemed
necessary, (b) any environmental, engineering or other report with respect to the Property which
is delivered by Seller to Buyer shall be for general informational purposes only, (c) Buyer shall
not have any right to rely on any such report delivered by Seller to Buyer, but rather will rely on
its own inspections and investigations of the Property and reports commissioned by Buyer with
respect thereto, and (d) neither Seller, any affiliate of Seller nor the person or entity which
prepared any such report delivered by Seller to Buyer shall have any liability to Buyer for any
inaccuracy in or omission from any such report.

Section 8.6.  Disclaimers. EXCEPT AS EXPRESSLY SET FORTH IN SECTION 7.3
AND THE DEED, IT IS UNDERSTOOD AND AGREED THAT SELLER IS NOT MAKING
AND HAS NOT AT ANY TIME MADE ANY WARRANTIES OR REPRESENTATIONS OF
ANY KIND OR CHARACTER, EXPRESS OR IMPLIED, WITH RESPECT TO THE
PROPERTY, INCLUDING, BUT NOT LIMITED TO, ANY WARRANTIES OR
REPRESENTATIONS AS TO HABITABILITY, MERCHANTABILITY, FITNESS FOR A
PARTICULAR PURPOSE, TITLE, ZONING, PERMITTING, USE, TAX CONSEQUENCES,
LATENT OR PATENT PHYSICAL OR ENVIRONMENTAL CONDITION, UTILITIES,
OPERATING HISTORY OR PROJECTIONS, VALUATION, GOVERNMENTAL
APPROVALS, THE COMPLIANCE OF THE PROPERTY WITH LAWS, THE TRUTH,
ACCURACY OR COMPLETENESS OF THE DOCUMENTS OR ANY OTHER
INFORMATION PROVIDED BY OR ON BEHALF OF SELLER TO BUYER, OR ANY
OTHER MATTER OR THING REGARDING THE PROPERTY. BUYER
ACKNOWLEDGES AND AGREES THAT AT THE CLOSING SELLER SHALL SELL AND
CONVEY TO BUYER AND BUYER SHALL ACCEPT THE PROPERTY “AS IS, WHERE
IS, WITH ALL FAULTS,” EXCEPT TO THE EXTENT EXPRESSLY PROVIDED
OTHERWISE IN THIS AGREEMENT. BUYER HAS NOT RELIED AND WILL NOT RELY
ON, AND SELLER IS NOT LIABLE FOR OR BOUND BY, ANY EXPRESS OR IMPLIED
WARRANTIES, GUARANTIES, STATEMENTS, REPRESENTATIONS OR
INFORMATION PERTAINING TO THE PROPERTY OR RELATING THERETO
(INCLUDING SPECIFICALLY, WITHOUT LIMITATION, PROPERTY INFORMATION
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PACKAGES DISTRIBUTED WITH RESPECT TO THE PROPERTY) MADE OR
FURNISHED BY SELLER, THE MANAGER OF THE PROPERTY, OR ANY REAL
ESTATE BROKER OR AGENT REPRESENTING OR PURPORTING TO REPRESENT
SELLER, TO WHOMEVER MADE OR GIVEN, DIRECTLY OR INDIRECTLY, ORALLY
OR IN WRITING, UNLESS SPECIFICALLY SET FORTH IN THIS AGREEMENT.

Section 8.7.  Seller shall not be liable under Section 7.3 or the Deed for any loss or
claim arising out of any inaccuracy in or breach of any of the representations and warranties of
Seller contained in Section 7.3 or the Deed if Buyer had actual knowledge of such inaccuracy or
breach prior to or at Closing.

Section 8.8.  Effect and Survival of Disclaimers. Seller and Buyer acknowledge that
the compensation to be paid to Seller for the Property takes into account that the Property is
being sold subject to the provisions of this Article VIII. Seller and Buyer agree that the
provisions of this Article VIII shall survive Closing.

ARTICLE IX
Risk of Loss

Section 9.1. Risk of Loss. In the event the Property is materially damaged prior to
Closing, Buyer may either (i) terminate this Agreement and receive back the Deposit in
accordance with this Agreement; or (ii) close with no adjustment in Purchase Price.

Section 9.2.  Condemnation. Any taking or condemnation for any public or
quasi-public purpose or use by any competent authority in appropriate proceedings or by any
right of eminent domain of all or any material part of the Property between the Execution Date
and the time of the Closing shall, at Buyer’s option, cause a termination of this Agreement. The
election to terminate provided for hereby must be exercised by Buyer by written notice to Seller
to such effect, which notice shall be given by Buyer on or before the thirtieth (30™) day after
Buyer’s receipt of written notice of such condemnation (but in any event prior to the Closing,
provided however that Buyer shall be entitled to extend the Closing Date to a date that is two
business days beyond the date that would be the thirtieth (30™") day following such notice). If
Buyer shall not elect so to terminate this Agreement, Seller shall be relieved of its duty to convey
title to the portion of the Property so taken or condemned, but Buyer will be entitled to receive
all proceeds of any such taking or condemnation provided Buyer takes title hereunder and Seller
shall make no settlement or adjustment of such proceedings without Buyer’s consent, and shall
take at the Closing all action necessary to assign its entire interest in any such award to Buyer.

Section 9.3.  Return of Deposit. The Deposit shall be returned to Buyer immediately
following termination of this Agreement by Buyer under this Article and all other obligations of
the parties hereto shall cease and this Agreement shall be void and without recourse to the parties
hereto subject to the provisions of Section 6.3.

ARTICLE X
Operation of Property

Section 10.1. Property Management. Seller shall operate the Property before the
Closing in substantially the same manner that Seller operated the Property before the Execution
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Date. Subject to the foregoing provisions, it is expressly understood and agreed that Seller may,
so long as Buyer is so advised and consents in advance, (a) enter into service contracts, utility
contracts and other contracts pertaining to the management of the Property, (b) renegotiate,
modify or cancel (including without limitation on account of a Tenant’s default) any of the
Leases, (c) accept surrender of the premises demised under any of the Leases and (d) execute or
otherwise enter into any new Lease. In no event shall Seller accept any payment of fixed rental
under any Lease more than thirty (30) days in advance.

ARTICLE XI
Closing

Section 11.1. Closing Date. The Closing shall take place at the time and place specified
in Section 6.7 hereof. The cash portion of the Purchase Price (“Cash Balance™) shall be held in
escrow by the Buyer’s attorney pursuant to customary conveyancing practice until the Deed is
recorded, provided however that the Deed shall be recorded no later than 1:00 P.M. on the
Closing Date unless Seller’s attorney has been advised of any matter of record arising after the
effective date of the Preliminary Title Report and preventing Seller from conveying title to the
Property in accordance with the applicable provisions of this Agreement.

Section 11.2. Closing Deposits. At the Closing, Seller and Buyer shall exchange the
following documents and funds:

11.2.1. Seller’s Deposits. Seller shall deliver to Buyer the following:

(a) Deed. A duly executed and acknowledged quitclaim deed with covenant in
form acceptable to Buyer (the “Deed”) conveying the Real Property and the Improvements to
Buyer subject only to Permitted Encumbrances.

(b) LLC Agreement. A duly executed copy of the Ownership LLC Agreement

(c) [intentionally omitted]
(d) [intentionally omitted]

(e) Non-Foreign Affidavit. A duly executed original affidavit as to Seller’s non-
foreign status.

(F) Authority. Such evidence as may be reasonably required as to the authority of
the person or persons executing documents on behalf of Seller.

(9) Affidavits. Executed affidavits and indemnifications in form and substance
reasonably satisfactory to the Buyer regarding mechanics’ and materialmen’s liens and parties in
possession sufficient to eliminate any title insurance exceptions for these matters with respect to
the Property.

(h) Additional Documents. Such other documents, including without limitation
settlement statements and escrow instructions, as are required of Seller to close in accordance
with this Agreement and local conveyancing practice.
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11.2.2. Buyer’s Deposits. Buyer shall deliver to Seller the following:

(a) Cash Balance. The Cash Balance;

(b) Equity Portion. A duly executed copy of the Ownership LLC Agreement
reflecting issuance of the Equity Portion of the Consideration.

(c) Closing Costs. Additional cash in the amount necessary to pay Buyer’s share
of closing costs, as set forth in Section 12.2.; and

(d) Additional Documents. Such other documents, including without limitation
authority documents, settlement statements and escrow instructions, as are required of Buyer to
close in accordance with this Agreement and local conveyancing practice.

Section 11.3. Use of Purchase Price to Clear Title. To enable Seller to make
conveyance as herein provided, Seller may, at the Closing, use the Purchase Price or any portion
thereof to clear title of any or all encumbrances or interests so long as Seller has obtained and
furnished to Buyer at or prior to the Closing a recordable release of each such encumbrance or
interest or (in the case of an institutional mortgage or other security interest) written commitment
from the holder thereof to provide such release upon receipt of a sum certain.

Section 11.4. Closing Statement. The parties shall execute and deliver a Closing and
Proration Statement confirming the funds flow and prorations required under Article XII hereof.

ARTICLE XII
Closing Costs, Prorations

Section 12.1. Seller’s Costs. Seller shall pay (a) ¥ of the transfer taxes payable upon
recordation of the Deed and (b) the costs necessary to discharge Seller’s obligations under this
Agreement.

Section 12.2. Buyer’s Costs. Buyer shall pay (a) ¥z of transfer taxes; (b) the cost of the
Preliminary Title Report; (c) all title insurance premiums; (d) the cost of recording the Deed; and
(e) all other costs required in order to close in accordance with this Agreement (except as
specified in Section 12.1).

Section 12.3. Prorations. Taxes (including any business and license taxes and any other
state, county or municipal assessments), utility and fuel bills and other customarily-adjusted
operating expenses shall be prorated as of the Closing Date and added to or subtracted from (as
the case may be) the Cash Balance. All charges accruing prior to the Closing Date shall be the
obligation of Seller and all charges accruing on or after the Closing Date shall be the obligation
of Buyer. If the amount of such taxes is not known on the Closing Date, such taxes shall be
prorated on the basis of taxes assessed for the preceding fiscal period, subject to reapportionment
as soon as the new tax rate and valuation can be ascertained. In the event of any abatement of
such taxes subsequent to the apportionment thereof, the amount of such abatement, less the
reasonable cost of obtaining the same, shall be prorated as of the Closing Date.
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ARTICLE XIII
Notices

Section 13.1. Notices. All notices required or permitted to be given hereunder shall be
in writing and sent by a recognized overnight courier service offering confirmation of delivery to
the appropriate address indicated below or at such other place or places as either Buyer or Seller
may, from time to time, respectively, designate in a written notice given to the other:

To Buyer: Fathom CC, LLC
183 Middle Street, Suite 21
Portland, ME 04101
Attn: James H Brady, Manager

With a copy to: Christopher E. Howard, Esq.
Pierce Atwood LLP
254 Commercial Street
Portland, Maine 04101

To Seller: North River IV, LLC
224 12" Avenue
New York, New York 10001
Attention: Christopher H. Pachios, Manager

With a copy to: Michael L. Lane, Esqg.
Preti, Flaherty, Beliveau & Pachios LLP
One City Center
Portland, Maine 04101

ARTICLE XIV
Additional Commitments

Section 14.1. Parking Commitment. Seller or its Affiliate shall lease parking spaces
proximate to the Project (together with related access) to Buyer as follows (“Parking Lease”):

(a) Up to 75 parking spaces at market rate specific to the space utilization for a
term of ten (10) years, with the right to extend for up to two (2) additional 10-year terms, at
Buyer’s option. Buyer shall have the option to adjust the number of parking spaces included in
the lease between the minimum and maximum specified above on semi-annual basis (for the
periods November 1% through April 30" and May 1% through October 31% ) with written notice
to be provided by Buyer to Seller not less than 90 days prior to the commencement of each semi-
annual period. In the absence of notice the previously specified number of spaces shall carry
over for the ensuing semi-annual period.

(b) “Overnight Parking Spaces” to be agreed upon by Buyer and Seller with such
agreement to be set forth in the Parking Lease.
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(c) Seller, or its Affiliate, intends to construct a parking garage as part of the
Master Development provided Seller, or its Affiliate, shall have no obligation to do so. In the
event a parking garage is constructed, the parking spaces may be relocated to the parking
garage, with appropriate adjustment in market rent. The location of parking spaces in the
parking garage shall be specified in the Parking Lease.

(d) Provided a parking garage is built as part of the Master Development by Seller
or its affiliates, Buyer and Seller may discuss possible purchase and sale of spaces, but purchase
and sale is not a condition to the transaction contemplated hereby.

Section 14.2. Lay-Down Space. In the event Seller does not elect to build a parking
garage adjacent to the Real Property contemporaneously with Buyer’s construction of the
Project, then Seller shall provide Buyer with access to and right to use the lay-down space shown
in Exhibit D hereto for Project construction, at Buyer’s expense, which shall be based on a
market rate for displaced surface parking. A license to use the lay-down area will be executed
and delivered at Closing (“Construction License”). If the Construction License is not finalized in
a form reasonably acceptable to Buyer on or before the expiration of the Due Diligence Period,
then Buyer may terminate this Agreement by giving Seller written notice thereof on or before the
expiration of the Due Diligence Period, in which event the Deposit will be refunded to Buyer and
this Agreement shall terminate and the parties shall have no further obligations of any nature
whatsoever hereunder. Buyer and Seller agree to exercise reasonable good faith efforts to agree
on any adjustments required in the lay-down space to accommodate the needs of both parties in
the development of the Project and the Master Development. In the event the Seller elects to
construct a parking garage contemporaneously with the construction of the Project, then Seller
shall have no obligation to grant the Construction License; however the Seller and Buyer will
exercise reasonable good faith efforts to coordinate construction and accommodate the needs of
space needs of both parties with respect to contemporaneous construction of the Project and the
parking garage.

Section 14.3. Repurchase Option. Buyer shall grant to Seller an option to repurchase
the Property (the “Repurchase Option”) in the event the Buyer has not closed on the senior
construction debt financing required to construct the Project (“Project Construction Financing”)
within thirty-six (36) months following Closing (the “Financing Period”). The Repurchase
Option shall expire upon the earlier of (i) Buyer closing on the Project Construction Financing or
(i) if not previously exercised, twelve (12) months following the expiration of the Financing
Period. The basic terms of the Repurchase Option are as follows:

@ Seller may exercise the Repurchase Option by providing Buyer written
notice of exercise at any time following the expiration of the Financing Period and prior to
expiration of the Repurchase Option.

(b) The Repurchase Option price purchase price for the Property
(“Repurchase Option Price”) shall be an amount equal to the Purchase Price.

(©) Buyer agrees that it will not encumber the Property or permit the Property
to be encumbered by any leases, contracts, liens, mortgages, attachments, covenants, restrictions
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or easements prior to the expiration of the Repurchase Option. Nevertheless, Seller and Buyer
agree to apply such portion of the Repurchase Option Price as may be required to obtain a
release and discharge of any and all liens and encumbrances encumbering the Property, and such
amounts shall be paid as a disbursement at closing of the Repurchase Option.

(d) The closing of the Repurchase Option shall occur at such date and time as
is specified in the notice of exercise provided by Seller to Buyer under subsection (a) above. At
closing of the Repurchase Option, Buyer agrees to convey the Property to Seller in the same
fashion, by the same form of deed, subject only to the same Encumbrances and in the same
condition as conveyed to Buyer by Seller at Closing hereunder. The closing of the Repurchase
Option shall be subject to the same adjustments, pro rations and closing cost allocations as
applicable to the Closing hereunder, and at the closing of the Repurchase Option the parties shall
execute and deliver to one another the same forms of affidavits and certificates as are required
for the Closing hereunder.

Section 14.4. Recordation. The form of Deed, the easements referred to in Exhibit A,
the Parking Lease, the Construction License and the Repurchase Option will be memorialized in
in form and substance acceptable to both Seller and Buyer, to be executed and delivered by the
parties at Closing (“Commitments”). If the Commitments are not finalized in a form reasonably
acceptable to Buyer on or before the expiration of the Due Diligence Period, then Buyer may
terminate this Agreement by giving Seller written notice thereof on or before the expiration of
the Due Diligence Period, in which event the Deposit will be refunded to Buyer and this
Agreement shall terminate and the parties shall have no further obligations of any nature
whatsoever hereunder. The Commitments shall survive the Closing and shall be memorialized in
a written agreement in recordable form that will be executed and delivered by Buyer and Seller
at Closing.

ARTICLE XV
Miscellaneous Provisions

Section 15.1. Attorneys’ Fees. If any suit or action be instituted to enforce the rights of
either party under this Agreement, the prevailing party shall be entitled to reasonable attorneys’
fees and court costs.

Section 15.2. Further Assurances. Whenever reasonably requested to do so by the other
party, Seller and Buyer shall execute, acknowledge, and deliver any and all such further
conveyances, assignments, confirmations, satisfactions, releases, instruments of further
assurance, approvals, consents and any and all such further instruments and documents as may
be necessary in order to complete any and all conveyances, transfers, sales and assignments
herein provided, and to do any and all other acts and to execute, acknowledge and deliver any
and all documents as so requested in order to carry out the intent and purpose of this Agreement.

Section 15.3. Buyer’s Right to Assign. Buyer shall have no right, power, or authority to
assign this Agreement, or any portion hereof, or to delegate any duties or obligations arising
hereunder, either voluntarily, involuntarily or by operation of law, without the prior written
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consent of Seller, it being expressly understood and agreed that such consent may be withheld or
denied in Seller’s sole and absolute discretion and bear all costs incurred by Seller in the
preparation or review of any assignment agreement. Notwithstanding the foregoing, Buyer may,
by written notice to Seller prior to the Closing Date, designate a nominee controlled by Buyer to
take title to the Property.

Section 15.4. Successors and Assigns. Without waiver of the terms and conditions of
Section 15.3, all of the rights, benefits, duties, liabilities, and obligations of the parties hereto
shall inure to the benefit of, and be binding upon, their respective successors and assigns.

Section 15.5. Acceptance of Deed. The acceptance of the Deed by Buyer or its
nominee, as the case may be, shall be deemed to be a full performance and discharge of every
agreement, obligation and liability of Seller herein contained or expressed or derived herefrom,
except as provided for in Section 7.3 and Article V111, by the express terms thereof, are to be
performed or remain in effect after the Closing as provided for in Section 7.3 and Article VIII.

Section 15.6. Time. Time is of the essence of this Agreement and of every provision
herein contained.

Section 15.7. Headings. The title and headings of the Sections hereof are intended
solely for means of reference and are not intended to modify, explain or place any construction
on any of the provisions of this Agreement.

Section 15.8. Modification. This Agreement may not be modified, amended or
otherwise changed in any manner except by a writing mutually executed by both parties. To the
extent there is any conflict between the terms and conditions of this Agreement and the terms
and conditions of any other documents relating to the acquisition of the Property as they relate to
rights and obligations between Buyer and Seller, the terms and conditions of this Agreement
shall be deemed controlling.

Section 15.9.  Governing Law. This Agreement shall be governed by and construed in
accordance with the laws of the State of Maine.

Section 15.10. Nonrecourse. Buyer agrees to look solely to the Property and Seller in
connection with this Agreement, and further agrees that the individual partners, directors,
officers, shareholders, employees, agents, members, managers, trustees, beneficiaries and other
principals of Seller shall not be liable under or with respect to this Agreement.
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IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the day
and year first above written.

FATHOM CC, LLC:

BYZ.-I | ,ﬁ“fﬂ

Its: i“:\ )
title (duly-authorized)

NORTH RIVER 1V, LLC

By:

Its:

title (duly-authorized)

ESCROW AGENT: OLD REPUBLIC NATIONAL
TITLE INSURANCE COMPANY

By:
Its:



IN WITNESS WHEREOF, the parties hereto have executed this Agreement as of the day
and year first above written.

FATHOM CC, LLC:

g

N R e
By:l-[" ‘le’] -

S

Its: (™o CoeC”
title (duly-authorized)

NORTH RIVER 1V, LLC

By:

Its:

title (duly-authorized)

ESCROW AGENT: OLD REPUBLIC NATIONAL
TITLE INSURANCE COMPANY




IN WITNESS WHEREQF, the parties hereto have executed this Agreement as of the day

and year first above written.
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FATHOM CC, LLC:

By:

Its:

title (duly-authorized)

NORTH RIVER IV, LLC

By:m@‘- g*%ﬁ?g/
CHRISToPHER S. FLiAree
Its: FRES (dDENT

title (duly-authorized)

ESCROW AGENT: OLD REPUBLIC NATIONAL
TITLE INSURANCE COMPANY

By:
Its:




EXHIBIT A

DESCRIPTION OF REAL PROPERTY

The attached 2-page plan depicts the Real Property, which consists of a 23,795 square
feet portion of Seller’s property located at the corner of Commercial Street and Center Street in
Portland, Maine. The areas shown on the plan are further described as follows:

e The area labeled “Hotel Lot 23,795SF” the depicts the area to be conveyed in fee to
Buyer.

e The cross-hatched area on page 2 of the plan labeled “Conceptual Service Access for
Development Master Plan” extending from Cross Street to the Site Area depicts the
location of an access easement for use in common with Seller as the hotel’s service
entrance for deliveries, waste removal and employee entry, with an appropriate
easement to be granted to Buyer in the deed to the Site Area.

e The Real Property will include footing/foundation easements for Buyer’s hotel
development and will reserve to Seller footing/foundation easements under the Real
Property for footing/foundation easements for Seller’s Master Development.

Real Property description is to be formalized by ALTA/ACSM Land Title Survey as provided in
Section 6.4.5 of the Agreement.

Plan attached
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4. ADDITIONAL PROJECT APPROVALS

No environmental permits from State or Federal regulators are required for this project as it does not meet size or
resource thresholds. The following additional permits will be required.

4.1 HISTORIC PRESERVATION

A Historic Preservation Application for Certificate of Appropriateness was submitted on November 21, 2018 and
presented at a workshop on December 5, 2018. We are actively engaged in the Historical Preservation review process
and anticipate the project will be presented at a second workshop in early 2019, followed by a public hearing where
the Historic Preservation Board will approve a Certificate of Appropriateness.

4.2 FAA NOTICE OF PROPOSED CONSTRUCTION

We have evaluated the proposed building location for the need to file a Notice of Proposed Construction to the Federal
Aviation Administration (FAA). Based on the FAA Notice Criteria Tool, the proposed structure is in proximity to a
navigation facility and may impact he assurance of navigation signal reception. In accordance with CFR Title 14 Part
77.9, a notice will be filed with the FAA at least 45 days prior to the start of construction. A copy of this notice, and any
response received from the FAA will be provided to the City of Portland.

Center Street Hotel (0231538.01) 4-1 Woodard & Curran
Level Ill Site Plan Application December 2018



A

y

)
WOODARD
&CURRAN

5. ASSESSMENT OF ZONING

The project is located within the City of Portland B-3 Downtown Business Zone, Pedestrian Activity District (PAD)
overlay zone and Historic Preservation District 0 -The Old Port. The proposed project is undergoing separate review
for compliance with historic preservation standards as previously described in Section 4 of this report. The B-3
Downtown Business Zone and PAD overlay zone are regulated by Division 12 of the City of Portland Land Use
Ordinance. Hotels and restaurants are permitted uses within these zones. No portion of the development is within the
100-year flood plain; a FEMA flood zone map is attached to Section 2 of this Report. The proposed project is therefore
not subject to the City's Shoreland and Flood Plan Management Regulations. The following sections describe how the
proposed project will comply with the City’s parking and dimensional requirements within these zones.

5.1 PARKING & LOADING

Valet service will be provided for hotel guests, with guest and staff vehicles parked in an off-site parking area. Guests
will also have the option to self-park and can use existing nearby overnight parking lots and structured parking facilities.
Per Section 14-332 of the Land Use Ordinance, the off-street parking requirement for the 135-room hotel (one parking
space per 4 guest rooms) is 34 parking spaces, plus the 2,620 SF ground-floor restaurant and 1725 SF rooftop bar
(one parking space per 150 SF of floor area not used for storage or food prep) requires 18 and 12 spaces respectively,
totaling a minimum off-street parking requirement of 64. North River IV, LLC has committed to Fathom CC, LLC within
its Agreement of Purchase and Sale to provide up to 75 parking spaces for the hotel and associated project components
(see Article XIV Section 14.1).

Per Section 14-351 of the Land Use Ordinance, the off-street loading standards specified in Division 21, one loading
bay is required for hotels with gross floor area of more than one hundred thousand square feet. The gross floor area
of the hotel is 112,046 square feet; therefore, one loading bay is required. One loading bay is provided on the eastern
side of the building, which will be accessed through a service access easement from Cross Street as discussed in
Section 9 and as shown on the Engineering Drawings.

5.2 DIMENSIONAL REQUIREMENTS

As shown in Table 5-1, the proposed building meets the dimensional requirements for the B-3 Downtown Business
Zone.

Table 5-1: Center Street Hotel Dimensional Requirements

REQURED | PROVIDED
Minimum Frontage 15 feet ~1ig(;gigt:(()g]en;$?§1)8t)
Street wall build-to line 5 feet to property line <5 feet tanI)iE;Onpn(:gxth\?:riEapsr)o perty line
Maximum Lot coverage 100% 96%
Building Height 35’ min — 65" max* 65’

Maximum length of undifferentiated
blank wall in PAD Overlay Zone

*Note: The maximum building height per the downtown height overlay map is 65-feet.

15 feet </= 15" (Commercial/Center Street)

The project is located within the downtown height overlay zone and complies with the 65-foot maximum building height,
based on the average grade calculations shown on the following figure.

Center Street Hotel (0231538.01) 5-1 Woodard & Curran
Level Ill Site Plan Application December 2018
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Figure 5-1 Average Grade Calculation

The fagades along Commercial and Center Street, as well as the building walls that face the internal roof garden area
have been designed to meet the standard for minimum length of undifferentiated blank wall, as required in the B-3
zone and PAD overlay district. The northeastern building wall that faces the existing Richardson Wharf adjacent
building on Commercial Street and the northwestern building wall adjacent to the Portland Square site on Center Street
have been designed with vertical differentiation at 10-foot intervals.

The building has been sited such that the building wall will be no more than 5 feet from the property line, and along
Commercial and Center Streets, brick sidewalk will be extended back to the building wall edge. The proposed canopy
over the Center Street Entrance will extend over the sidewalk, and beyond the property line. We understand that a
license from the City will be required for this layout.

5.3 PEDESTRIAN ACTIVITY DISTRICT OVERLAY ZONE REQUIREMENTS

The site borders Center Street to the west and Commercial Street to the south, which are both listed as streets within
the Pedestrian Activity District (PAD) overlay zone as shown on the Portland PAD overlay zone map. Per ground floor
use restrictions for hotels within the PAD overlay zones, at least seventy-five (75) percent of the street level frontage
of the building must be utilized; and at minimum, the floor area to be occupied shall be seventy-five percent (75%) of
the street level frontage multiplied by a twenty (20) foot depth. Per Section 14-217(b)1.b., buildings with frontage on
more than one street in the PAD overlay zone may reduce required retail area on one street to fifty percent of the
frontage; the reduction in required area is applied to the Center Street frontage at the hotel entrance. The project has
been designed to meet the required standards.

Further design discussion of the site design standards is included in Section 2 and Section 16 of this report.

Center Street Hotel (0231538.01) 5-2 Woodard & Curran
Level Ill Site Plan Application December 2018
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6. EASEMENTS AND OTHER BURDENS

No easements are currently located on the site or proposed on the site. One proposed easement will border the site,
as described in the Agreement of Purchase and Sale. This service access easement will be utilized by the hotel as
described in Section 5 of this report for loading purposes. The Boundary Survey attached to Section 18 herein shows
and describes easements located within adjacent parcels. Proposed work will not change or restrict access to facilities,
utilities, amenities, or resource, public or private.

Center Street Hotel (0231538.01) 6-1 Woodard & Curran
Level Ill Site Plan Application December 2018
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7. EVIDENCE OF FINANCIAL & TECHNICAL CAPACITY
7.1 FINANCIAL CAPACITY

Attached to this Section is a letter from the Senior Vice President of Mascoma Bank demonstrating that the developer
has financial capacity to support the proposed project.

7.2 TECHNICAL CAPACITY

On behalf of Fathom CC, LLC, Woodard & Curran is preparing this application for the Center Street Hotel Development
Project. Woodard & Curran has extensive experience with design for site development projects and specifically on the
peninsula within the City of Portland. Woodard & Curran, a 1,000-person Portland-based firm, has provided engineering
services to the public and private sector for nearly 40 years, including permitting, civil/site engineering, storm water
and construction management services. Fathom CC, LLC is also supported by a design team including HKS Architects,
Pat Carroll Landscape Architects, and Wright-Ryan Construction, Inc.

Copies of the company profiles of the various design team partners are attached, providing further verification of
technical capacity for this project.

7.3 ATTACHMENTS
o Financial Capacity Letter

o Technical Capacity Documentation

Center Street Hotel (0231538.01) 7-1 Woodard & Curran
Level Ill Site Plan Application December 2018
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December 11, 2018
City of Portland, Planning Department
389 Congress Street
Portland, ME 04101

RE: Fathom CC, LLC, 135 room hotel to be developed at 1 Center St., Portland, ME

Portland Planning Department,

This letter will confirm that Mascoma Bank has had an exceptional relationship with Jim Brady and his
related Fathom companies for approximately 6 years. We have the highest regard for Mr. Brady, as well
as his partners and associates. Mr. Brady and his development team have demonstrated exceptional
ability to create and build projects on time, in budget, and which are also a credit to the community.

Further, Mr. Brady and the Fathom companies always demonstrate exceptional financial acumen and
most importantly, financial capacity to capitalize their projects.

Mascoma Bank looks forward to working with Mr. Brady and his development team, as we consider the
proposed financing for the Center Street hotel project.

If you need further information, please do not hesitate to contact me.

Sincerely,

Mascoma Bank

80 South Main St., Hanover, NH 03755
603-443-8781

603-667-6652
Dick.jennings@mascomabank.com

Printed on Recycled Paper



PROFILE OF THE FIRM

Woodard & Curran is an integrated engineering, science,
and operations company. Privately held and steadily
growing, we serve public and private clients locally and

. . ()
nationwide. o ',@g,
Talented people are at the heart of our firm. Our company was ®

founded in 1979 on a simple business concept: provide an enjoy-
able place to work with opportunity, integrity, and commitment, and
we will attract talented people. It happened. At the heart of our

Company are peOpIe WhO are eXpertS in their erldS and passionate Laguna Hills, CA | Los Angeles, CA | Sacramento, CA | San Diego, CA | San Francisco, CA | San Jose, CA | Walnut Creek, CA
Lakewood, CO | Enfield, CT | Middletown, CT | Lakeland, FL | Atlanta, GA | Andover, MA | Dedham, MA | Northampton, MA

about what they do, showing a level of commitment and integrity Bangor, ME | Portland, ME | St. Charles, MO | Bozeman, MT | Butte, MT | GreatFalls, MT.|.Cherry Hill, NJ
. . . . East Windsor, NJ | Elmira, NY | White Plains, NY | Tunkhannock, PA | Pittsburgh, PA | Providence, Rl | Casper, WY
that drive results for our clients. You experience this power every - LO

day in our actions, our solutions, and our promises kept.

Commitment evident in personal approach
Our commitment is reflected in the personal attention, collaborative resources, and dedi-
cation to results that we devote to each project. We assign the right people with the right

. . . . . - i Woodard & Curran serves clients locally
expertise to the job, and provide clients with easy accessibility to senior experts. ’

and nationwide from offices throughout
Our work is characterized by responsiveness, resourcefulness, and willingness to do the US. Headquartered in Portland,
what it takes to get the job done properly. Examples range from helping communities gar-  Maine, the firm operates offices in

ner state and federal funding for wastewater treatment system improvement to managing ~ the locations noted above, as well as

a multi-vendor manufacturing project through a major snowstorm and getting production ~ treatment facilities in the states that
lines up and running. We are experts at navigating the complexities of environmental reg-  appear in orange.

ulations and have been involved in transforming many brownfields sites into marketable

properties. In defining moments like these, it is commitment that brings our clients resullts.

Operating with integrity

Our integrity impacts our decision-making at all junctures of our work — from the openness of our communication to the fairness of
our prices to placing your interests above our pocketbook. We hire people who share our values of honesty, respect, and fairness and
who want to do the right thing. They, in turn, treat everyone — our people, our clients, regulators, and stakeholders — respectfully and
honestly.

Full-service firm with multidisciplined staff

Our integrity and commitment are matched only by the depth of our expertise. Our staff are specialists in their fields, offering in-depth
understanding of cutting-edge technology, astute problem-solving, multidisciplinary engineering, and expert regulatory guidance. The
firm has received numerous honors and awards, and we have ranked among Engineering News-Record’s top 100 environmental firms
every year since 2000.

Services to the private sector
Woodard & Curran provides a range of site/civil and environmental engineering, science, and operations support to companies in the
real estate sector, as well as to hospitals, colleges and universities, and law firms, helping our clients realize their project vision.
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COMPANY PROFILE

Over the past two decades, the HKS Hospitality Group has
designed projects in 53 countries, garnering numerous awards
and coverage in national and international publications.

FIRM NAME
HKS Architects, Inc.
#AA FOOOM9

OFFICE RESPONSIBLE
FOR PROJECT

201 Alhambra Circle, Suite 800
Coral Gables, FL 33134

CONTACT PERSON
Sergio Saenz

TELEPHONE NUMBERS
305.476.1102

INTERNET ADDRESS
www.hksinc.com

EMAIL ADDRESS
ssaenz@hksinc.com

REGISTRATION

HKS was incorporated in the
state of Texas on November
3, 1961. The firm is authorized
to conduct business in the
following states:

AL, AK, AZ, AR, CA, CO, CT,
DE, FL, GA, HI, ID, IL, IN, IA, KS,
KT, LA, MD, MA, MI, MN, MS,
MO, MT, NE, NV, NH, NJ, NM,
NY, NC, ND, OH, OK, OR, PA,
RI, SC, SD TN, TX, UT, VA, WA,
D.C., WV, Wl and WY

We are also authorized to

do business in Abu Dhabi,
Brazil, Macau, India, Mexico,
Shanghai, Singapore and the
United Kingdom.

WHO WE ARE

From arrival to departure,
HKS Hospitality Group is
known for hotel architecture
and design that anticipates
the guest’s every need and
desire, engaging the senses
and creating an impeccable
ambiance for work, play and
escape. We strive to craft
environments that lift the
guest, enhancing relaxation,
adventure, celebration and
invention - special places where
guests long to return and love

to recommend.

HKS Hospitality Group projects
are frequently featured in travel
and lifestyle media worldwide
and are enduring favorites

on “Best Hotel” guest-ranked
lists and online reviews. Our
studio and firm are recipients
of numerous awards, achieving
national and international
distinction for providing a full

range of architectural services.

And while it's great to focus on
the end result, we're also keenly
dedicated to our process and
how our clients experience
working with us. It's one of the
reasons we've had the honor to
work time and again with many
of the same leading, recognized
brand hospitality owners,
operators and developers for
decades.

Our Practice

HKS specializes in the design
of hotels, luxurious destination
resorts and spas, urban high-
rise and mixed-use projects,
entertainment, gaming and
convention hotels, boutique
properties and golf clubhouses.
Our work spans the world’s
most desirable beaches,
mountains, deserts, waterfronts
and cities. HKS' designs are
always carefully planned

to respect both the local
architectural character and

natural site features.

Our Process

Creating successful and
profitable destinations that are
also memorable, lift the spirit
and create a true sense of
place is the cornerstone of our
design philosophy. We begin
each project with enthusiasm,
creativity, teamwork and a
common-sense, pragmatic
approach; a successful project
is one in which the design
resonates for guests as well

as the people who work

there. We are committed to
sustainable design practices

- environmentally conscious
architecture benefits our clients,
community and planet. An
increasing number of our hotel
projects are LEED Certified and
a majority of our designers are
LEED Accredited.

An experienced team is
selected for each project
to ensure completion on

time and within budget.
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OVER 70 PERCENT OF
OUR WORK IS REPEAT
WORK REPRESENTING
USER SATISFACTION

> Our Markets

ASSEMBLY

AVIATION

CONVENTION CENTERS
CORPORATE/OFFICE
EDUCATIONAL
GOVERNMENT
HEALTHCARE
HOSPITALITY
RESIDENTIAL

SCIENCE & TECHNOLOGY
SPORTS & ENTERTAINMENT

Our Disciplines

ARCHITECTURE
PROGRAMMING

PROJECT MANAGEMENT
MASTER PLANNING

URBAN DESIGN
SUSTAINABLE DESIGN
STRUCTURAL ENGINEERING
INTERIOR DESIGN
GRAPHICS & BRANDING
RESEARCH & DEVELOPMENT
ADVISORY PRACTICE
LABORATORY PLANNING
MISSION CRITICAL DESIGN
MULTIMEDIA PRODUCTION
MODEL SERVICES

WE HAVE 24 OFFICES
AND 1,400 TALENTED
PROFESSIONALS
STRATEGICALLY LOCATED
AROUND THE WORLD TO
OFFER THE BEST
INTELLECTUAL CAPITAL
AND RESOURCES FOR
EACH PROJECT

HKS offers clients the high-
touch, personalized service

of a boutique firm, with the
resources and multi-disciplinary
expertise of one of the largest
architectural firms in the
country. Beyond traditional
architectural services, HKS
provides state-of-the-art
programming analysis and
design standards assistance to
hotel developers, owners and

operators.

Our process begins with a
design charrette - an active,
fluid give-and-take dialogue
between all project stakeholders

and the design team. As this

process unfolds, we identify
your overall needs and translate
them into a design response
that establishes the building as
an inspiring and integral part of
the business at hand. We realize
the relationship between the
built and natural environment

is unique to each site and

situation.

We offer a collaborative,
integrated project delivery
model that is focused on

sustainability, value and quality.

Project management,

honed through decades of
experience, is our strong suit.
Our project management

process includes design-quality

We offer a collaborative,
integrated project delivery
model that is focused on
sustainability, value and

quality.
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Firm Description

Carroll Associates is a small consulting firm engaged in the practice of landscape architecture, land planning,
and site design. The firm was created in 1993, and is involved in a wide range of design and planning
projects throughout Maine and New England.

The firm provides professional services to a broad-based clientele that includes municipal and institutional
organizations, architects, engineers, real estate developers, and private individuals. While maintaining a
diverse workload, the firm is entrenched in public, urban, and residential based planning and design work.
Carroll Associates has significant experience in public, urban waterfront settings, institutional projects
ranging from elementary schools to university work; municipal projects and recreational projects including
work at Acadia National Park. The overriding objective in each is to provide a sensitive and well thought out
solution which respects the natural environment and creates a functional and inviting setting for the building
and its user.

Carroll Associates has been involved with many complex state and municipal projects which are specifically
relevant to this project. Relevant Site Planning and Urban Design projects in Portland include the following:
e QOcean Gateway Ferry Terminal
e Marriot Residence Inn
e Riverwalk Condominiums (unbuilt)
e Maine State Pier Redevelopment Design Competition (selected design, unbuilt)
Merrill’'s Wharf Redevelopment
Thompsons Point Redevelopment
e International Marine Terminal Expansion
e Portland Gateway Hotel

In all of these projects the ability to integrate a new facility or program with historical buildings, complex
physical and environmental sites, and established neighborhoods was critical to the overall success of the
project.

We are well experienced with working within an interdisciplinary design team and the need to provide
strong design solutions with limited budgets. Key to the firm’s success is the commitment to providing
attention and focusing on the specific needs of the client, remaining flexible and bringing projects to closure
on time and within budget.

Professional services offered through Carroll Associates may include any or all of the following:
e Site Selection and Analysis
e Program Development and Budgeting
e Site Feasibility/ Utilization Studies
e Recreation Planning and Design
e Site Master Planning
e Construction Documents, Bidding, and Administration
e Consultant Team Coordination and Management
e Local, State, and Federal Permitting and Approvals

Firm Description
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Brick Hill, South Portland, ME

Brickhill consisted of redevelopment of former
Maine Youth Center into mixed use ‘Smart Growth’
project. The program for the 56 acre site includes
300 affordable housing apartments and
condominiums, 250,000 SF of professional office
space, recreation amenities including an 8 acre park,
boat launch, community gardens, and hiking trails
while preserving the historic brick structures on the
site. The project is 100% completed in 2017. Carroll
Associates provided Master Planning and Site Design
Services for the project since 2001.

The Forefront at Thompsons Point
ILLUSTRATIVE MASTER PLAN|

Forefront at Thompsons Point

The Forefront at Thompson’s Point is a mixed-use
development located on an existing vacant industrial
site on the Fore River in Portland Maine. The
original program consisted of a new Sports Event
Cente, Concert Hall with an adjacent outdoor
amphitheater seating 4500, a 235 room hotel,
cultural center, restaurants, and approximately
180,000 sf of professional office space. Carroll
Associates has been retained by the Developer to
provide Master Planning and Landscape
Architectural Services on the project.

RELEVANT PROJECT EXPERIENCE
Municipal/ Urban Planning, Master Planning, and Design

Oceangate and Maine State Pier Redevelopment

Redevelopment of underutilized portion of Portland
waterfront to provide new berthing for cruise ships
and international ferry terminal. Oceangate Project
includes extensive parking for ferry arrivals and
departures, passengers, and tour busses; integration of
adjacent narrow gauge railway, extension of existing
streets to provide critical connections, and outdoor
plazas and parks providing strong pedestrian
connectivity to adjacent open space systems. Maine
State Pier project includes redevelopment of aging
waterfront pier and landside property to provide
strong mixed use including office, retail, hotel, and a 2
acre park and with direct access to the waterfront.

PORTSMOUTH MIXED USE DEVELOPMENT
CONGEETUAL STEPLA

Harborcorp, Portsmouth, NH

Redevelopment of vacant property in West End of
Portsmouth, NH to provide mixed use development.
Project envisions up to 115 Hotel rooms, 24
Condominium Units, Conference Facilities, Retail,
dedicated parkland, and Structured Parking. The
project ties into the existing Sheraton Hotel across
the street. Approvals are in place and construction is
expected to begin in 2019

Project Experience
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PATRICK J. CARROLL
Principal Landscape Architect

Professional Registration:
Maine, New Jersey, New Hampshire, CLARB

Education:
Utah State University
Bachelor of Landscape Architecture, 1978

Prior Experience
Carroll Associates, Portland ME 1993-
Moore Weinrich Architects, ME 1989- 2003
Environmental Planning and Design, ME 1988
Design Workshop, CO 1982- 1988
Land Design, UT 1989- 1988

As founder of Carroll Associates, Pat brings 40 years of landscape Architectural experience on a wide variety of
projects throughout Maine, New England, and the Western United States. His successful project experience on
largescale master planning and urban design provides a strong basis for solving complex design issues and managing
important design and permitting challenges. His sensitivity and understanding of environmental constraints and
culture provides for successful projects that are fitting and appropriate to each setting.

Erin Kay
Project Manager

Professional Registration:
Maine

Education:
Rhode Island School of Design
Master of Landscape Architecture, 2010

University of New Hampshire
BA Studio Art, 2004

Prior Experience
Carroll Associates, Portland ME 2013-
Crossby/Schlessinger, MA 2010- 2013

Erin joined Carroll Associates in 2010, and brings significant experience in urban design and planning from her
experience in Boston prior to joining the firm.  She has actively participated in many of the larger urban projects
Carroll Associates has undertaken in the last five years, including Thompsons Point, Harborcorp and other complex
and challenging projects. Her ability to quickly synthesize a site and develop creative solutions make her a valuable
member of the design team.

Carroll Associates Resume



About Wright-Ryan

| S I A

A

Commitment to Excellence

Tom Wright and John Ryan, our founding partners, grew up as childhood friends spending
summers on a small island off of Portland, Maine and often working together on odd jobs
throughout the 1970's. Tom went on to pursue a career in construction and industrial arts
education while John began his working life as a civil engineer. Though they found their early
careers satisfying, whenever they met their talk inevitably landed on a key missing ingredient - the
pleasure of working alongside people who cared about each other and who shared a commitment
to excellence. The idea of Wright-Ryan, a relationship-driven construction firm, hatched from these
discussions.

Contributing to Communities

Thirty years later, Wright-Ryan has grown into one of the largest and most respected construction
firms in northern New England. The firm has centered its efforts on projects that contribute to the
communities in which we live and work and that challenge and engage the spirit and ingenuity of
our team. While Tom has since left Wright-Ryan to pursue a life of community service, John and the
rest of the team continue to build upon the vision of the founders - providing unrivaled customer
service characterized by collaboration, innovation, and an unwavering commitment to quality.

Building Maine's Great Spaces

At Wright-Ryan we understand that successful projects require commitment to open
communication and teamwork. The people we hire, our attention to detail, the duration and
satisfaction of our professional relationships - they all attest to our concern for building spaces that
meet the needs of our clients and the rapidly changing world we live in. We employ over 80 Maine
residents including project managers, superintendents, a preconstruction team, highly skilled
administrative support staff, and qualified trades people.

Sustainable Design & Construction

Wright-Ryan has been at the forefront of sustainable construction for over twenty years beginning
with the ground-breaking Gilsland Farm Maine Audubon Environmental Center in Falmouth. Since
that time, we have built dozens of highly efficient buildings including the first LEED Platinum home
in the Northeast, Oak Street Lofts in Portland, the first affordable multifamily building in Maine to
achieve LEED Platinum, as well as multiple Passive House structures. Wright-Ryan continues to
push the envelope, finding new ways to deliver high performance buildings for our clients and our
communities.

Wright-Ryan Construction, Inc. 10 Danforth Street, Portiand, ME 04101/ (207) 773-3625 [ wwwwright-ryan.com

EMPLOYER OF

CHOICE

Wright-Ryan is
consistently seen
as an employer of
choice because of our

sustainability practices,
ethics, and commitment
to quality. We can build
Maine's greatest spaces
because we're built from
Maine's greatest people.

X7

Our office and millwork

operations are powered

by 100% Maine Green
Power.
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9. TRAFFIC ANALYSIS
9.1 TRAFFIC

Gorrill-Palmer has evaluated the anticipated traffic for the hotel and has determined that a Traffic Movement Permit
(TMP) will not be required for the hotel by itself. Further evaluation of traffic for the overall Portland Square
Redevelopment, including the hotel, is being completed, and a TMP will be required for the entire developemnent. We
anticipate that traffic analysis will include a Traffic Demand Management Plan, which will make considerations for the
hotel and surrounding redevelopment needs and anticipates potential for off-site mitigation of traffic impacts. The TMP
submission for Portland Square and additional information on traffic analysis to support the TMP process will be
submitted as part of a future permit application.

9.2 PARKING

As noted within Section 5 of this report, hotel parking demand is met through the 75 spaces committed to by North
River IV, LLC within the Agreement of Purchase and Sale.

The vehicle loading/unloading and valet service area proposed along Center Street will accommodate four vehicles.
The length of the space is designed to prevent vehicles from waiting in the travel-way and will reduce impacts to traffic
circulation at the intersection of Center Street and Commercial Street. Per a phone conversation with Jeremiah Bartlett
on December 7, 2018, a distance of greater than 25 feet should be provided from an intersection to the entrance an
off-street parking area, and he noted that the layout of the loading/unloading area should not cause any visibility issues
at the nearby intersection. Approximately 71 feet is provided from the loading/unloading entrance to the Commercial
Street right-of-way, and no site visibility or circulation issues are anticipated as a result of this design.

The proposed development results in the elimination of approximately ten Center Street on-street parking spaces and
one Cross Street on-street parking space. The Center Street on-street parking spaces will be replaced by a well-defined
and protected vehicle loading/unloading and valet service area and widened sidewalk area. These features will provide
improved visibility, circulation and pedestrian safety. The Cross Street space will be replaced by a service access
driveway entrance to the hotel loading dock.

Two bicycle parking spaces are required for every ten vehicle parking spaces. Based on parking analysis that is
currently in progress for the entire Portland Square site, it has been determined that seven bicycle parking spaces are
required for the proposed hotel. A total of 12 bicycle parking spaces are provided at locations in the sidewalk on
Commercial Street and Center Street, and at the hotel entrance on Center Street. Locations are shown on the design
drawings attached to Section 2.

9.3 SERVICE ACCESS

The proposed hotel will be serviced through an 18-foot service access easement from Cross Street. A 14-foot paved
access driveway is proposed to provide service access to the loading dock located on northeastern side of the building
on the ground floor, as shown on the design drawings attached to Section 3. Construction of the service access drive
will be coordinated with the abutting property owner to provide proper drainage, and a catch basin is proposed to tie
into the separated stormdrain in Cross Street.

A waiver is requested from the minimum driveway separation standard specified in Technical Manual Section 1.7.2.7.
The service access easement is located immediately adjacent to a driveway on the abutting parcel. This existing
driveway is currently used for service access to an existing dumpster. Therefore, the proposed driveway entrance will
act as a shared service entrance for both the abutting Swasey building and the Center Street Hotel. A fence will be
installed between the two driveways behind the existing dumpster to maintain the Center Street access within its
easement, and we have performed a turning movement analysis to show that anticipated truck traffic will be able to
maneuver within the space.

Center Street Hotel (0231538.01) 9-1 Woodard & Curran
Level Ill Site Plan Application December 2018 (Updated January 16, 2010)
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We have coordinated with Historic Preservation with regards to cobblestone replacement/placement at the service
access entrance. The adjacent driveway has a cobblestone apron, and the proposed apron will be a continuation of
the same material, with the cobblestones ending at the proposed brick sidewalk ramp.

9.4 ATTACHMENTS
o Traffic Analysis Memorandum by Gorrill-Palmer, dated January 10, 2019
e Autoturn Figure — Service Drive

o Waiver Request Form

Center Street Hotel (0231538.01) 9-2 Woodard & Curran
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GO R R I L L 707 Sable Oaks Drive, Suite 30

South Portland, Maine 04106

PALMER 207.772.2515

Trip Generation Evaluation
Center Street Boutique Hotel
Portland, Maine

JN 3020.01
Date: January 16,2019
Subject: Trip Generation Evaluation — Center Street Boutique Hotel
To: Barry Sheff, Woodard & Curran
From: Randy Dunton, Gorrill Palmer (JN 3020.01)

The purpose of this memo is to evaluate the need for a MaineDOT Traffic Movement Permit
(TMP), for which the City has delegated review. The subject property is the Center Street
Boutique Hotel as a standalone business, and not included in the adjacent Portland Square mixed
use development. The hotel as proposed is a 135 key boutique hotel with a 2,620 square foot
ground floor restaurant and a 1,725 square foot roof top bar. The following is a summary of the
evaluation:

Criteria for triggering a TMP:

The criteria for requiring a MaineDOT TMP is if the development is proposed to generate a net
increase of 100 trip ends or more during any peak hour of any day. If the site has (or has had
within the last |0 years) a use that generates traffic, that trip generation can be subtracted from
the proposed trip generation.

The proposed hotel location is currently a parking lot, and MaineDOT does not consider parking
lots as a traffic generator, therefore there is no trip generation “credit” for this site.

Trip Generation:

The trip generation is based on the ITE Trip Generation Manual, 7" Edition — Land Use Code
(LUC) 310 — Hotel. The ITE description provided for this use identifies that hotels can provide
“...facilities such as restaurants, cocktail lounges...”. Therefore, the individual restaurant and
roof top bar were not separated out as individual land uses. It is expected that these uses will
draw some of their own traffic, but that would be consistent with the hotels that were counted

as part of ITE Land Use that was used to determine the trip generation.

www.gorrillpalmer.com Maine | Virginia




January 16, 2019

Page 2

ITE 7" Edition Trip Generation Summary

Time Period Trip Generation
AM Peak Hour of Adjacent Street 76
PM Peak Hour of Adjacent Street 80
AM Peak Hour of Generator 70
PM Peak Hour of Generator 82
Saturday Peak Hour 97

As the table summarizes, the trip generation for the 135 room hotel with supplemental restaurant
and roof bar does not trigger the need for a TMP as a standalone project.
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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.

Technical Manual Section
1.7.2.7 (Location and spacing
of driveways)

1.7.2.7 Along arterial, collectq
and local streets, minimum
acceptable spacing between
double or multiple driveways
for driveways on adjacent lots
or on the same parcel shall
meet the criteria below: for a
speed limit 25 mph or less,

nrAvnAA A nATninATIRA AAaKnAvAadiA

We request a waiver for the
minimum driveway separatior
standard on Cross Street of 1
feet. The proposed service
access drive for the Center
Street Hotel is located within i
18 foot service access
easement. The easement is

laantAaAd tnmnnmnaaAdiAataAbh s AdiAAAKnE

The existing driveway is
currently being used for servig
access to a dumpster. The
proposed driveway will also b
used for service access for th
hotel. Due to similar use, the
proposed driveway will serve
as a shared service entrance

thAa CunianAvs ks
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10. SIGNIFICANT NATURAL FEATURES

The Site is fully developed and there are no known areas of significant natural features, including unusual natural
areas, rare or endangered botanical features, areas of significant wildlife habitats, or wetland areas. The attached
Official Species List identifies the northern long-eared bat, which has been listed as a Federally Threatened Species,
in association with the project area; however, there are no critical habitat areas located within the project area. Based
on US Fish & Wildlife information, the northern long-eared bat typically lives in caves during the winter months, and in
trees larger than three inches in diameter during the summer, with migration between these two habitats in the spring
in the fall. Tree-clearing for this project will be minimal and limited removal and replacement of street trees and
landscaping vegetation; it is not anticipated that this project will have an impact on the northern long-eared bat species.

10.1 ATTACHMENTS
o Official Species List

Center Street Hotel (0231538.01) 10-1 Woodard & Curran
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United States Department of the Interior
FISH AND WILDLIFE SERVICE

Maine Ecological Services Field Office
P. 0. Box A
East Orland, ME 04431
Phone: (207) 469-7300 Fax: (207) 902-1588

http://www.fws.gov/mainefieldoffice/index.html

In Reply Refer To: December 19, 2018
Consultation Code: 0SE1IMEO00-2019-SLI-0278

Event Code: 0SE1IME00-2019-E-00531

Project Name: Center Street Boutique Hotel

Subject: List of threatened and endangered species that may occur in your proposed project
location, and/or may be affected by your proposed project

To Whom It May Concern:

The enclosed species list identifies the threatened, endangered, candidate, and proposed species
and designated or proposed critical habitat that may occur within the boundary of your
proposed project or may be affected by your proposed project. This species list fulfills the
requirements of the U.S. Fish and Wildlife Service (Service) under section 7(c) of the
Endangered Species Act (Act) of 1973, as amended (16 U.S.C. 1531 et seq.).

New information based on updated surveys, changes in the abundance and distribution of
species, changed habitat conditions, or other factors could change this list. Please feel free to
contact us if you need more current information or assistance regarding the potential impacts to
federally proposed, listed, and candidate species and federally designated and proposed critical
habitat. Please note that under 50 CFR 402.12(e) of the regulations implementing section 7 of
the Act, the accuracy of this species list should be verified after 90 days. This verification can be
completed formally or informally as desired. The Service recommends that verification be
completed by visiting the ECOS-IPaC Web site at regular intervals during project planning and
implementation for updates to species lists and information. An updated list may be requested
through the ECOS-IPaC system by completing the same process used to receive the enclosed
list.

The purpose of the Act is to provide a means whereby threatened and endangered species and
the ecosystems upon which they depend may be conserved. Under sections 7(a)(1) and 7(a)(2)
of the Act and its implementing regulations (50 CFR 402 et seq.), Federal agencies are required
to utilize their authorities to carry out programs for the conservation of threatened and
endangered species and to determine whether projects may affect threatened and endangered
species and/or designated critical habitat.


http://www.fws.gov/mainefieldoffice/index.html
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A Biological Assessment is required for construction projects (or other undertakings having
similar physical impacts) that are major Federal actions significantly affecting the quality of the
human environment as defined in the National Environmental Policy Act (42 U.S.C. 4332(2)
(c)). For projects other than major construction activities, the Service suggests that a biological
evaluation similar to a Biological Assessment be prepared to determine whether the project may
affect listed or proposed species and designated or proposed critical habitat. Recommended
contents of a Biological Assessment are described at 50 CFR 402.12.

If a Federal agency determines, based on the Biological Assessment or biological evaluation,
that listed species or designated critical habitat may be affected by the proposed project, the
agency is required to consult with the Service pursuant to 50 CFR 402. In addition, the Service
recommends that candidate species, proposed species and proposed critical habitat be addressed
within the consultation. More information on the regulations and procedures for section 7
consultation, including the role of permit or license applicants, can be found in the Endangered
Species Consultation Handbook at: http://www.fws.gov/endangered/esa-library/pdf/TOC-
GLOS.PDF

This species list also identifies candidate species under review for listing and those species that
the Service considers species of concern. Candidate species have no protection under the Act
but are included for consideration because they could be listed prior to completion of your
project. Species of concern are those taxa whose conservation status is of concern to the
Service (i.e., species previously known as Category 2 candidates), but for which further
information is needed.

If a proposed project may affect only candidate species or species of concern, you are not
required to prepare a Biological Assessment or biological evaluation or to consult with the
Service. However, the Service recommends minimizing effects to these species to prevent
future conflicts. Therefore, if early evaluation indicates that a project will affect a

candidate species or species of concern, you may wish to request technical assistance from this
office to identify appropriate minimization measures.

Please be aware that bald and golden eagles are not protected under the Endangered Species
Act but are protected under the Bald and Golden Eagle Protection Act (16 U.S.C. 668 et seq.).
Projects affecting these species may require development of an eagle conservation plan:
http://www.fws.gov/windenergy/eagle guidance.html Information on the location of bald eagle
nests in Maine can be found on the Maine Field Office Web site:
http://www.fws.gov/mainefieldoffice/Project%20review4.html

Additionally, wind energy projects should follow the wind energy guidelines:
http://www.fws.gov/windenergy/ for minimizing impacts to migratory birds and bats. Projects
may require development of an avian and bat protection plan.

Migratory birds are also a Service trust resource. Under the Migratory Bird Treaty Act,
construction activities in grassland, wetland, stream, woodland, and other habitats that would
result in the take of migratory birds, eggs, young, or active nests should be avoided. Guidance
for minimizing impacts to migratory birds for projects including communications towers (e.g.,


http://www.fws.gov/endangered/esa-library/pdf/TOC-GLOS.PDF
http://www.fws.gov/endangered/esa-library/pdf/TOC-GLOS.PDF
http://www.fws.gov/windenergy/eagle_guidance.html
http://www.fws.gov/mainefieldoffice/Project%20review4.html
http://www.fws.gov/windenergy/
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cellular, digital television, radio, and emergency broadcast) can be found at:

http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/towers.htm and at:

http://www.towerkill.com; and at:

http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/comtow.html

We appreciate your concern for threatened and endangered species. The Service encourages
Federal agencies to include conservation of threatened and endangered species into their project
planning to further the purposes of the Act. Please include the Consultation Tracking Number in
the header of this letter with any request for consultation or correspondence about your project
that you submit to our office.

Attachment(s):

= Official Species List


http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/towers.htm
http://www.towerkill.com
http://www.fws.gov/migratorybirds/CurrentBirdIssues/Hazards/towers/comtow.html
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Official Species List

This list is provided pursuant to Section 7 of the Endangered Species Act, and fulfills the
requirement for Federal agencies to "request of the Secretary of the Interior information whether
any species which is listed or proposed to be listed may be present in the area of a proposed
action".

This species list is provided by:

Maine Ecological Services Field Office
P.O. Box A

East Orland, ME 04431

(207) 469-7300
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Project Summary
Consultation Code: 05E1MEQ00-2019-SLI-0278

Event Code: 05SEIME00-2019-E-00531
Project Name: Center Street Boutique Hotel
Project Type: DEVELOPMENT

Project Description: 135-room hotel development project

Project Location:
Approximate location of the project can be viewed in Google Maps: https://
www.google.com/maps/place/43.65445370431211N70.2560234263751W

Fant of
Fortiand

Counties: Cumberland, ME


https://www.google.com/maps/place/43.65445370431211N70.2560234263751W
https://www.google.com/maps/place/43.65445370431211N70.2560234263751W
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Endangered Species Act Species

There is a total of 1 threatened, endangered, or candidate species on this species list.

Species on this list should be considered in an effects analysis for your project and could include
species that exist in another geographic area. For example, certain fish may appear on the species
list because a project could affect downstream species.

[PaC does not display listed species or critical habitats under the sole jurisdiction of NOAA
Fisheries!, as USEWS does not have the authority to speak on behalf of NOAA and the
Department of Commerce.

See the "Critical habitats" section below for those critical habitats that lie wholly or partially
within your project area under this office's jurisdiction. Please contact the designated FWS office
if you have questions.

1. NOAA Fisheries, also known as the National Marine Fisheries Service (NMFS), is an
office of the National Oceanic and Atmospheric Administration within the Department of

Commerce.
Mammals
NAME STATUS
Northern Long-eared Bat Myotis septentrionalis Threatened

No critical habitat has been designated for this species.
Species profile: https://ecos.fws.gov/ecp/species/9045

Critical habitats

THERE ARE NO CRITICAL HABITATS WITHIN YOUR PROJECT AREA UNDER THIS OFFICE'S
JURISDICTION.


https://www.fisheries.noaa.gov/
https://ecos.fws.gov/ecp/species/9045
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11.  STORMWATER MANAGEMENT PLAN & CALCULATIONS

The proposed project must comply with the water quality, stormwater management, and erosion control standards
identified by the City of Portland in the Land Use Chapter of the Code of Ordinances. Section 14-527 of the Code of
Ordinances requires that the stormwater standards must be met for this level of permit submission.

11.1 EXISTING CONDITIONS

The 23,795 +/- square foot site, located in a highly developed urban environment, currently consists of a paved parking
lot surrounded by a landscaped esplanade containing shrubs and trees. In general, stormwater drains via sheet flow
in a southerly direction into an existing catch basin along the southern property line. This catch basin connects to a
separated storm drain located in Center Street, which connects to the combined sewer system located in Commercial
Street (Lower Fore River Interceptor).

The service access easement northeast of the site to Cross Street currently consists of a steep vegetated slope with
several trees and bushes. Approximately 2,120 square feet of the service access easement is vegetated, and the
remaining 800 square feet consists of paved parking and driveway. Runoff from the service access drive largely drains
via sheet flow toward Commercial Street. The easternmost portion of the service access easement area drains via
sheet flow toward Cross Street. A 24” separated storm sewer is located in Cross Street.

The Lower Fore River Interceptor flows northeast through the Long Wharf Diversion Structure to the India Street
Pumping Station where flow is pumped to the Portland Wastewater Treatment Plant.

11.2 PROPOSED DEVELOPMENT

The proposed building covers almost the entire site, as is required per zoning setbacks. The site layout is shown in the
Design Drawings attached to Section 2. The siting of the building will eliminate the landscaped esplanade space around
the perimeter of the parking lot.

The proposed service access driveway will eliminate the vegetated slope, trees and bushes for the majority of the
service access easement. A catch basin is proposed adjacent to the northwestern corner of the abutting property.
Runoff from the majority of the proposed service access driveway will be captured by the proposed catch basin and
directed through a proposed storm drain into the separated storm sewer on Cross Street, as shown on the design
drawings attached to Section 3. Runoff from paved portions of the abutting lot will also be directed toward the proposed
catch basin. In summary, runoff that previously sheet flowed toward the combined sewer on Commercial Street will be
captured and redirected to a separated storm sewer on Cross Street. The service driveway entrance will continue to
sheet-flow toward Cross Street, similar to existing conditions.

A rooftop garden is proposed on the northeastern corner of the hotel's ground floor. This plaza will not be accessible
from the hotel, but it is anticipated to provide a visually pleasing aesthetic for guest rooms as well as adjacent future
and current development. The landscaped design of the garden space is shown on the landscape plan included in the
Design Drawings attached to Section 2. While some existing perimeter landscaping will be removed, a greater area of
new landscaping is proposed to provide an improved landscaped space on the redeveloped property.

The following Table 11-1 provides a summary of existing and proposed site surface.

Table 11-1: Center Street Hotel Surface Cover Breakdown

Pervious Surface Impervious Surface (SF) Total Area
(SF) Roof Non-Roof Total (SF)
Existing 4,875 0 21,845 21,845 26,720
Proposed 5,090 18,050 3,580 21,630 26,720
Center Street Hotel (0231538.01) 11-1 Woodard & Curran
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The project will result a net reduction of impervious area by approximately 215 square feet. The redevelopment project
will also replace non-roof impervious surface with a building. Stormwater runoff from roof-top surfaces generally
contains less pollutants than runoff from parking lots. A steep vegetated slope will be replaced by a relatively flat paved
service access driveway, resulting in minimal impact to stormwater. The proposed project will not disturb more than
one acre of area.

Applicable regulations that govern stormwater management on this site include Section 5 of the City of Portland
Technical Manual, Chapter 32 of the City of Portland Code of Ordinances, and the Maine Stormwater Best
Management Practices (BMP) Manual. Under Section 5 of the City Technical Manual, the project is subject to the
Basic, General, Flooding, and Redevelopment Standards of the Maine Department of Environmental Protection
Chapter 500 Stormwater Regulations. The project is not located within the watershed of an Urban Impaired Stream
and will not be subject to that standard. The following sections describe the proposed compliance with the stormwater
standards.

11.3 BASIC STANDARD (SOIL EROSION AND SEDIMENTATION CONTROL)

Erosion and sedimentation control measures will be utilized during construction to ensure that the work will not result
in the release of sediment off-site. Details for all proposed erosion and sedimentation control measures are included
in the engineering plan set submitted with this application. The plans include a narrative and construction details
describing the plan for all temporary and permanent erosion control techniques to be utilized on this project in
accordance with MaineDEP Erosion Control Best Management Practices. The Erosion and Sedimentation Control Plan
for the proposed project is summarized below.

11.3.1 Erosion and Sedimentation Control Plan

The overall goal of the Soil Erosion and Sedimentation Plan is to restrict the potential for erosion and sedimentation at
the site and down-gradient of the site. A variety of erosion control techniques will be implemented to achieve this goal.
During construction, these include:

¢ |Installation and maintenance of construction entrances at the travelled interface between stabilized and non-
stabilized portions of the project site;

o (Catch basin inlet protection devices;
o Controls for fugitive dust, debris, and other materials; and
¢ Inspection of all in-place measures after every significant rainfall until the site is permanently stabilized.

All measures will be implemented in accordance with the “Maine Erosion and Sedimentation Handbook for
Construction: Best Management Practices”; they will be installed prior to any earth disturbing activities. All temporary
measures will be removed after the areas are permanently stabilized.

Permanent erosion control measures will include vegetation and pavement. All measures will be maintained in effective
operating condition. The Contractor will be responsible for implementing and maintaining all erosion and sediment
control measures and will use the attached inspection report form or equivalent.

11.4 GENERAL AND FLOODING STANDARDS (WATER QUALITY & QUANTITY)

The proposed project results in a net decrease in impervious area; therefore, per Section 5 of the City Technical Manual
the project is not required to comply General and Flooding Standards. With the reduction in impervious surface, and
the replacement of parking lot with roof area, it is anticipated that the project will result in an improvement in water
quality for runoff from the site. With no increase in impervious surface planned, the project is not anticipated to result
in an increase in stormwater flow. While the project is not required to meet the General and Flooding standards, it will
still meet the Standards’ intents of not degrading water quality or increasing water quantity respectively.

Center Street Hotel (0231538.01) 11-2 Woodard & Curran
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11.5 REDEVELOPMENT STANDARD

The proposed site will be comprised almost entirely of roof area per setback requirements. Redevelopment within the
service access easement is less than 2,200 square feet. As such, the project will result in less than 5,000 square feet
of non-roof redeveloped impervious area. The redevelopment standards, as outlined in Section 5 of the City’s Technical
Manual do not apply.

11.6 CONNECTION TO CITY OF PORTLAND STORMWATER INFRASTRUCURE

On-site runoff, including drainage from roof and foundation drains, will be directed into the separated stormdrain in
Center Street. As noted earlier, this stormdrain eventually connects to the combined sewer Lower Fore River
Interceptor in Commercial Street. We have discussed the proposed stormwater connections with Brad Roland from the
City of Portland’s Department of Public Works. Other stormdrain systems in the area are at elevations that are too high
to accept stormwater from the site, and it was determined that the proposed connection would be the most appropriate.

11.7 ATTACHMENTS

o Stormwater Erosion & Sedimentation Control Inspection Report Form

Center Street Hotel (0231538.01) 11-3 Woodard & Curran
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STORMWATER EROSION & SEDIMENTATION CONTROL
INSPECTION REPORT FORM
Inspectors: Date: __/__|/
of (Project Owner)
of (Contractor)
of
of
Storm Event? [_] Yes [_] No Rainfall Amount Storm Duration hours
Visual Observations of Activity and Site Conditions:
Disturbed Soil Areas:
Storage of Soils:
Sediment & Erosion Control Measures:
Construction Site Entrance:
Surface Stabilization:
Center Street Hotel (0231538.01) 11-4 Woodard & Curran

Level Ill Site Plan Application

December 2018 (Updated January 16, 2010)



A

y

o
WOODARD
&CURRAN

Corrective Actions Taken

Attachments (if any):

Signature:

Representing:

Representing:

Center Street Hotel (0231538.01) 11-5 Woodard & Curran
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12. CONSISTENCY WITH MASTER PLAN

The proposed project is in alignment with the design guidelines specified in the City of Portland Comprehensive Plan,
Portland’s Plan 2030, developed in 2017. As described in Section 2, the project will support local businesses and the
economy by providing lodging for visitors in the downtown area, and supplying restaurant, bar and event space. The
proposed development will better utilize downtown space than the existing surface parking lot. Section 5 of this Report
describes how the proposed project will comply with the zoning requirements. The Architectural Approach discussed
in Section 2 of this Report describes the basis for the proposed project and includes a description of the project’s
compliance with the City’s Historic Preservation requirements.

Center Street Hotel (0231538.01) 12-1 Woodard & Curran
Level Ill Site Plan Application December 2018
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13. UTILITY CAPACITY TO SERVE

The proposed redevelopment will be serviced by public water, sewer, gas and electric. The proposed locations of the
utility services are shown on the Utility Plan (C2.03) of the Design Drawings attached to Section 2.

13.1 WATER

The proposed development will be provided with both fire protection water service and domestic water service by the
Portland Water District. The fire protection water service and domestic water service will connect to the existing 10-
inch water main in Center Street.

Woodard & Curran met with the Portland Water District on December 21, 2018 to discuss the proposed project.
Following the meeting, we received email correspondence from the Portland Water District, a copy of which is attached.
We will be providing the requested fixture count spreadsheet and updated utility plans as the design progresses. A
copy of the ability to serve will be provided to the City upon receipt.

13.2 SEWER

The public sewer infrastructure adjacent to the proposed redevelopment location consists of a separated sanitary sewer
in Center Street that discharges to the combined sewer system in Commercial Street (Lower Fore River Interceptor),
which conveys wastewater to the Long Wharf Diversion Structure and eventually to the India Street Pumping Station.
We met with Brad Roland from the City of Portland’s Department of Public Works on November 16, 2018 to discuss
the appropriate sewer line connection. The proposed sewer service shown on the design plans reflects this discussion.

The proposed development will include a restaurant, bar and kitchen on the ground floor. All wastewater generated by
these spaces will be directed to an exterior, underground grease trap located beneath the brick sidewalk on Center
Street. The grease trap will discharge to the separated sanitary sewer on Center Street. Additional information on
grease trap sizing and final location will be coordinated and provided as the design progresses. Wastewater from the
remainder of the hotel, from spaces that do not require a grease trap will discharge to a second service also on Center
Street.

A Wastewater Capacity Application is attached to this Application. The ability to serve confirmation will be provided to
the Planning Department directly by the Department of Public Works.

13.3 GAS

The proposed redevelopment will utilize natural gas service provided by Unitil. A connection to the existing gas main
in Center Street is proposed. We will be coordinating with Unitil on the location and size of the gas service.

13.4 ELECTRIC

The proposed redevelopment will utilize underground electric service fed from the existing electrical main in Cross
Street. Per initial discussions with Central Maine Power (CMP), the transformer will be located beneath the Cross
Street sidewalk and feed the rear of the building through a secondary service installed along the service access drive.
This layout is reflected on the utility plan included in the design drawings. As the design progresses, the project team
will continue to coordinate their design with representatives from Central Maine Power (CMP).

13.5 ATTACHEMENTS
o Portland Water District Ability to Serve Correspondence

o City of Portland Wastewater Capacity Application

Center Street Hotel (0231538.01) 13-1 Woodard & Curran
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Lauren Swett

From: Robert Bartels <rbartels@pwd.org>

Sent: Friday, December 21, 2018 3:00 PM

To: Lauren Swett

Cc: Amy LeBel

Subject: 348054-Portland Square, PO
Attachments: Peak Flow Based on Fixture Count_2018.xls
Lauren/Amy,

Thanks for meeting with us today regarding the upcoming development at Portland Square. Please fill out and return to
MEANS the attached fixture count spreadsheet. This will allow us to size the meter appropriately. Please let me know if
you have any questions.

Thanks,
Robert Bartels, PE

Robert Bartels

Senior Project Engineer
Portland Water District
Phone:

E-mail: rbartels@pwd.org
http://www.pwd.org
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COMMITMENT & INTEGRITY 41 Hutchins Drive T800.426.4262
DRIVE RESULTS Portland, Maine 04102 T207.774.2112
www.woodardcurran.com F 207.774.6635

December 21, 2018

ATTN; Bradley Roland, P.E.
Department of Public Works
212 Canco Road

Portland, ME 04103

Re: Request for Ability to Serve — Center Street Hotel
Dear Mr. Roland:

This letter serves as a written request for the ability to serve for the Center Street Hotel development project
located at the intersection of Center and Commercial Street in Portland, Maine. Woodard & Curran is serving
as an agent to the applicant, Fathom CC, LLC.

The proposed redevelopment project includes construction of a 135-room 6-story hotel with a rooftop bar, and
ground floor café and bar along the Commercial Street frontage. The site is currently fully developed as a
surface parking lot. Due to a street disturbance moratorium on Commercial Street, all utility connections are
proposed on Center Street. The proposed building has a footprint of approximately 22,758 square feet and
total gross floor area of 112,046 square feet.

The proposed development will include a café and kitchen on the ground floor. All wastewater generated by
the kitchen will be directed to an exterior, underground grease trap located beneath the brick sidewalk on
Center Street, and then through a 6-inch service to the 12” brick sanitary sewer on Center Street. Additional
information on grease trap sizing and final location will be coordinated and provided as the design progresses.
A second 6” PVC sanitary sewer service for all other wastewater is proposed to wye into the existing 12" brick
sanitary sewer located within Center Street as shown on the attached utility plan. Please refer to the attached
utility plan and wastewater application for additional information.

Please let us know if any additional information is required to evaluate the service capacity for the site. We
appreciate your assistance. If you have any questions or require any additional information, please do not
hesitate to contact me at 207-558-3763 or swett@woodardcurran.com.

Sincerely,
WOODARD & CURR

Lauren Swett, P.E.
Technical Manager

Enclosures — Utility Plan & Wastewater Application
PN: 0231538.01



CITY OF PORTLAND WASTEWATER CAPACITY APPLICATION

Bradley Roland, P.E.

Water Resources Division
Department of Public Works
55 Portland Street

Portland, ME 04103

Portland Dept. of Public Works -
Water Resources

55 Portland Street,

Portland, Maine 04101-2991

Date: December 21, 2018

1. Please, Submit Utility, Site, and Locus Plans.

Site Address: Corner of Center Street and Commercial Street, Portland, ME 04101
Chart Block Lot Number: 038/G003 & 038/G005

Proposed Use: Hotel
Previous Use: Surface Parking Lot > Commercial (see part 4 below)
Existing Sanitary Flows: 0 GPD 8, Industrial (complete part 5 below)
Existing Process Flows: 0 GPD 2| Governmental
Description and location of City sewer that is to ©! Residential
receive the proposed building sewer lateral. 5| Other (specify)
12" Brick on Center Street
Clearly, indicate the proposed connections, on the submitted plans.
2. Please, Submit Contact Information.
City Planner’s Name: _ TBD Phone:
Owner/Developer Name: Fathom CC, LLC, c/o Jim Brady
Owner/Developer Address: 183 Middle Street, Suite 21, Portland, ME 04101
Phone: (207) 653-9990 Fax: N/A E-mail: jameshbrady@gmail.com
Engineering Consultant Name: Woodard & Curran
Engineering Consultant Address: 41 Hutchins Drive, Portland, ME 04101
Phone: (207) 558-3763 Fax: N/A E-mail:  Iswett@woodardcurran.com

Note: Consultants and Developers should allow +/- 15 days, for capacity status, prior to Planning Board Review.

3. Please, Submit Domestic Wastewater Design Flow Calculations.

Estimated Domestic Wastewater Flow Generated: 12,648 GPD (Hotel) + 780 GDP (Cafe) + 36 GPD (Bar) = 13,464 GPD
Peaking Factor/ Peak Times: Peak flow = 150 GPM / Morning

Specify the source of design guidelines: (i.e._“Handbook of Subsurface Wastewater Disposal in Maine,"
“Plumbers and Pipe Fitters Calculation Manual,” __ Portland Water District Records, _ Other (specify)
Handbook of Subsurface Wastewater Disposal in Maine
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Note: Please submit calculations showing the derivation of your design flows, either on the following page, in the space provided,
or attached, as a separate sheet.

4. Please, Submit External Grease Interceptor Calculations.

Total Drainage Fixture Unit (DFU) Values: TBD
Size of External Grease Interceptor:
Retention Time:

Peaking Factor/ Peak Times:

Note: In determining your restaurant process water flows, and the size of your external grease interceptor, please use The Uniform
Plumbing Code. Note: In determining the retention time, sixty (60) minutes is the minimum retention time. Note: Please submit
detailed calculations showing the derivation of your restaurant process water design flows, and please submit detailed calculations
showing the derivation of the size of your external grease interceptor, either in the space provided below, or attached, as a separate
sheet.

5. Please, Submit Industrial Process Wastewater Flow Calculations

Estimated Industrial Process Wastewater Flows Generated: N/A GPD

Do you currently hold Federal or State discharge permits? Yes No X
Is the process wastewater termed categorical under CFR 40? Yes No X
OSHA Standard Industrial Code (SIC): (http://www.osha.gov/oshstats/sicser.html)

Peaking Factor/Peak Process Times:

Note: On the submitted plans, please show where the building's domestic sanitary sewer laterals, as well as the building's
industrial-commercial process wastewater sewer laterals exits the facility. Also, show where these building sewer laterals enter the
city’s sewer. Finally, show the location of the wet wells, control manholes, or other access points; and, the locations of filters,
strainers, or grease traps.

Note: Please submit detailed calculations showing the derivation of your design flows, either in the space provided, or attached, as
a separate sheet.
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14, SOLID WASTE
14.1 COMMERCIAL SOLID WASTE

All solid waste materials and recyclables from the proposed Center Street Hotel will be transported and disposed of or
recycled in accordance with applicable laws and regulations. An appropriate solid waste management plan will be
developed for the hotel, with schedules for solid waste removal via the loading dock area accessed via the easement
to the north of the hotel.

14.2 CONSTRUCTION & LAND CLEARING DEBRIS

As with any construction project, the proposed construction will generate construction waste and demolition debris
(CDD). The construction contractor will be responsible for hauling the CDD or contracting with a waste management
service to haul the CDD, from the project site. The contractor will be fully responsible for handling, managing, and
disposing of all waste generated by construction in accordance with Maine Solid Waste Management Regulations —
06-096 CMR 400-409. The contractor will be bound by contract to dispose of all materials in full accordance with all
applicable local state and federal regulations. Actual waste volumes will be measured at the time of construction.

14.3 SPECIAL & HAZARDOUS WASTE

The proposed development is not anticipated to produce any hazardous waste. A previous site investigation adjacent
to the hotel site on the Portland Square property identified the presence of typical urban fill, as is seen on redevelopment
sites throughout the City. We anticipate that soils from the site may be classified as special waste and shall be handled
and disposed of accordingly.

14.4 SUMMARY

Adequate provisions for recycling and solid waste disposal have been made. General solid waste, construction,
demolition, and land-clearing debris will be managed in full accordance with all applicable laws and will not cause a
deleterious effect on the environment.

Center Street Hotel (0231538.01) 14-1 Woodard & Curran
Level Ill Site Plan Application December 2018
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15. SUMMARY OF FIRE CODES
The items in the Portland Fire Department Site Review Checklist are addressed as follows:
o Name, address, telephone number of applicant
o Fathom CC, LLC, c/o Jim Brady
o 80 Exchange Street, Suite 400, Portland, ME 04101 (P. O. Box 7486, Portland, ME 04112-7486)
o (207)808-8787
o Name, address, telephone number of architect
o HKS, Inc. clo Melissa Voelker
o 350 N Saint Paul Street, Suite 100, Dallas, TX 75201-4240
o (214) 969-5599
o Proposed uses of any structures [NFPA and IBC classification]

o The proposed structure will primarily be used as a hotel with a restaurant located on the ground floor
along the Commercial Street frontage, and a rooftop bar provided on the 6% level (2015 IBC, NFPA
Occupancy Classification of Group R1).

e Square footage of all structures [total and per story].
o Information is provided on the attached plan set, and is also as outlined on the following table:
Table 15-1 Building Square Footage (Based on Schematic Design)

[FoorerinT FOOTPRINT TOTAL LAND AREA| SITE COVERAGE
|LEVEL 01 - FOOTPRINT || 22758sf || 23800sf | 96%

| CONDITIONED UNCONDITIONED TOTAL GROSS

GROSS BUIDLING AREAS AREA "ren MEP BUIDIKRER
LEVEL 01 20,598 sf 1,041 sf 1,119 sf 22,758 sf
LEVEL 02 16,628 sf - 260 sf 16,888 sf
LEVEL 03 16,548 sf - 260 sf 16,808 sf
LEVEL 04 16,520 sf : 260 sf 16,780 sf
LEVEL 05 16,520 sf - 260 sf 16,780 sf
LEVEL 06 15,339 sf 1,328 sf 114 sf 16,781 sf
LEVEL 07 - ROOFTOP TERRACE (OPEN-AIR) 100 sf 3,031 sf 2,120 sf 5,251 sf

[ 102253t | [ sao0sf | a393st | [ diz0aest |

o Elevations of all structures

o This information is provided on the attached plan set.
o  Proposed fire protection of all structures

o All structures shall be sprinkled.
e Hydrant locations

o The following figure shows the proximity of existing hydrants to the proposed project. The closest
hydrant is across the street, at the corner of Commercial and Center Street, with a second hydrant

Center Street Hotel (0231538.01) 15-1 Woodard & Curran
Level Ill Site Plan Application December 2018
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located to the northeast on the same side of Commercial Street, and a third hydrant located to the
northwest across the street on Center Street.

e ;

RNEFI ]

..........

FERBRPERFFT

OO €6 € LELE Ge,
e S
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Figure 15-1 Existing Portland Water District Main Information and Hydrant Locations

Water main size and location

o Watermain locations are shown on the attached design plans, as well as on the figure above. The
main in Center Street that the project’s domestic and fire service will connect to is a 10-inch cast-
iron pipe from 1881. The main on Commercial Street is a 12-inch cast iron pipe also installed in

1881.
Access to all structures [min. 2 sides]
o The building will have full access on Center Street and Commercial Street, as shown on the
attached plan set.
A code summary shall be included referencing NFPA 1 and all fire department technical standards.
o A code summary referencing NFPA 1 and all fire department technical standards will be submitted

under separate cover.

In addition, a fire pull box currently exists at the corner of Commercial and Center Street. This box will need to be
relocated with the proposed realignment of the curb and sidewalk widening. This relocation will be coordinated with the

fire department.

Center Street Hotel (0231538.01) 15-2 Woodard & Curran
December 2018

Level Ill Site Plan Application
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16. CONSISTENCY WITH PORTLAND DESIGN STANDARDS & DESIGN MANUAL

Section 14-526 of the City of Portland’s Land Use Code outlines the site plan standards that must be met by Level IlI
Site Plan projects. The proposed development will follow the City’s design standards as described in the following

section.

16.1 TRANSPORTATION STANDARDS

1.

Impact on Surrounding Street Systems

As described in Section 9, a well-defined vehicle loading/unloading and valet service area will be provided
on Center Street. This valet service area will accommodate four vehicles. Additionally, the adjacent
sidewalk has been expanded to promote pedestrian passage through the entrance area. The proposed
valet service area is located in a protected area on the side of Center Street; traffic congestion at the
intersection Commercial Street and Center Street due to hotel guest drop-off is not anticipated. The
loading/unloading area was designed to promote site visibility, circulation and safety.

Access and Circulation

The site has been designed to provide safe access for pedestrians, vehicles, guests and hotel staff.
Service access is provided off Cross Street, as described in Section 9 of this Report. A loading dock is
proposed along the northeastern side of the building and an easement for access across the adjacent
property is proposed.

Sidewalk brick along both Commercial Street and Center Street will be removed and replaced. Granite
curb in good condition along Commercial Street will be left in-place to prevent disturbance to Commercial
Street, which is under moratorium.

Public Transit Access
No changes to public transit access are proposed as part of this project.

Parking
Off-street vehicle parking will be provided by the adjacent Portland Square either in the existing parking
lot or as part of proposed new development as described in Section 5 and 9 of this Report.

With no parking provided on-site and roughly 96% building coverage, there will not be a need for snow
storage on site. Snow removal will be managed around the hotel by staff or a contracted third party to
ensure safe pedestrian circulation, and access to the loading area and building entrances

The traffic analysis is currently being completed and number of bicycle parking spaces determined as
part of that analysis. Bicycle parking is anticipated to be sited on Commercial Street.

Transportation Demand Management (TDM)
A Transportation Demand Management plan is being developed for the adjacent Portland Square
redevelopment. This plan includes the proposed hotel and will be submitted under separate cover.

16.2 ENVIRONMENTAL QUALITY STANDARDS

1.

Preservation of Significant Natural Features

The Site is fully developed and there are no known areas of significant natural features, including unusual
natural areas, threatened or endangered botanical features, areas of significant wildlife habitats, aquifers,
waterbodies, or wetland areas.

Center Street Hotel (0231538.01) 16-1 Woodard & Curran
Level Ill Site Plan Application December 2018
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2. Landscaping & Landscape Preservation

Landscaping Plans are included in the Design Drawings referenced in Section 2 of this Report. Due to
zoning setback requirements, preservation of existing perimeter landscaping is not possible.
Replacement landscaping is proposed within the rooftop garden located over a portion of the ground floor
of the hotel. Street trees will be placed on Commercial Street and Center Street frontages as described
in Section 2.

Water Quality, Stormwater Management & Erosion Control

The proposed project has been designed to minimize the impact of stormwater leaving the site. As further
described in Sections 2 and 11 of this report, a landscaped roof garden is proposed over a portion of the
first floor of the hotel, which will result in a net reduction in impervious area on the site. The proposed
project will not result in the flooding of adjacent lots or City property. Additionally, the proposed project is
not located within the watershed of an Urban Impaired Stream and is not anticipated to pose a risk of
groundwater contamination either during or post-construction. Compliance with erosion and
sedimentation control measures is described in Section 11 of this report. The proposed project has also
been designed to provide for adequate and sanitary disposal of sewage, as further described in Section
13 of this Report.

16.3 PUBLIC INFRASTRUCTURE & COMMUNITY SAFETY STANDARDS

1.

Consistency with City Master Plan
The proposed project’s consistency with City Master Plans is described in Section 12 of this Report.

Public Safety and Fire Prevention

Provisions for public safety have been incorporated into the design of site visibility, access, and territorial
reinforcement. Adequate emergency vehicle access is provided along Commercial Street and Center
Street. The Portland Fire Department Site Review Checklist is discussed further in Section 15 of this
Report.

In addition, a fire pull box currently exists at the corner of Commercial and Center Street. This box will
need to be relocated with the proposed realignment of the curbing and widening of the sidewalk. This
relocation will be coordinated with the fire department.

Availability and Adequate Capacity of Public Utilities
The availability and adequate capacity of public utilities is being confirmed, as described in Section 13 of
this Report.

16.4 SITE DESIGN STANDARDS

1.

Massing, ventilation, and wind impact

o  Overall massing is contextual to the surrounding area and falls within the allowed height limit of
65°-0” from average grade of the site.

o The development will locate all HVAC venting mechanisms to direct exhaust away from public
spaces and adjacent residential properties with screening to reduce the visual impact.

o The site requires a certificate of appropriateness under article IX (historic preservation) of the
land use code, and a wind study is not required (Portland Land Use Code Section 14-256(d)
5a.1).

Center Street Hotel (0231538.01) 16-2 Woodard & Curran
Level Ill Site Plan Application December 2018
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2. Shadows
No adverse impacts from shadows are anticipated to result from the proposed project. As the site falls
within the B3 zone, a shadow study is not required (Portland Land Use Code Section 14-256(d) 2a, 5a.1).
However, HKS anticipates that this will likely be part of the design study for the project and will assist in
the design and plant selection for the rooftop garden and plaza.

3. Snow and ice loading
The proposed buildings have been designed to accommodate appropriate snow and ice loads in
accordance with code minimums and City requirements, and to prevent significant amounts of
accumulated snow and ice from loading or falling onto adjacent properties or public ways.

4. View corridors
The proposed buildings comply with the building height requirements, as described in Section 5 of this
Report, and will not obstruct public view corridors identified in the City’s Downtown Vision View Corridor
Protection Plan.

5. Historic Resources
The project is within the Historic District and an application for a Certificate of Appropriateness was
submitted in November 2018. The project has been presented to the board during a first workshop in
December 2018, and a second workshop is anticipated in early 2019. Following the workshop, any
concerns will be addressed. The project will meet the requirements for the pedestrian encouragement
zone and designed to meet the requirements and guidance of the Historic Preservation Boards approval.

As the site requires a Certificate of Appropriateness under article 1X (historic preservation) of the Land
Use Code - that the site is exempt from the following design standards as described in Section B of the
Design Manual:

o (b)(1)e2

e (b) (1)f: Shadow Impact on open space

e (b) (1)h: Wind Impacts

o (b)(1)g: Setbacks from existing structures

6. Exterior Lighting

The lighting design for the project is in progress. Cut sheets and a Photometric Plan will be submitted
under separate cover.

Street lighting will be incorporated on Commercial and Center Street, as part of the reconstruction of the
sidewalks. The City’s revised street lighting standards are currently being developed, and have not yet
been adopted, but we are working with the City to utilize the design standards as they are anticipated to
be approved. Based on discussions we have had with City’s Urban Designer, Caitlin Cameron, we
understand that the Old Port lighting district will be extended to include Center Street in the area of our
project, and we will be installing the LED version of the Old Port light X4-B at the spacing as outlined in
the current technical manual. On Commercial Street, lighting fixtures will be cobra head-style, and we will
incorporate these fixtures at the spacing and with the appropriate pole, as will be identified by the City.

7. Noise and Vibration
Noise associated with the proposed development will not exceed regulated levels.

Center Street Hotel (0231538.01) 16-3 Woodard & Curran
Level Ill Site Plan Application December 2018
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8. Signage and Wayfinding
A signage plan and sign permit application are in progress and will be submitted under separate cover.
The size, scale, proportions, design, materials, placement, quantity and source and intensity of
illumination shall be designed to complement and enhance the architectural attributes of the proposed
building. Proposed signage will be submitted to Historic Preservation and will meet the standards of
Article IX with an approved Certificate of Appropriateness.

9. Zoning Related Design Standards
An assessment of the City Zoning requirements is provided in Section 5 of this Report. There are no other
zoning related design standards associated with the proposed project.

Center Street Hotel (0231538.01) 16-4 Woodard & Curran
Level Ill Site Plan Application December 2018
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17. HVAC & MANUFACTURING EQUIPMENT VERIFICATION

Final HVAC equipment is in the process of being selected. HVAC and primary mechanical equipment will be located
on the project in such a way as to direct exhaust away from adjacent properties and will meet federal emissions
standards. The HVAC and mechanical equipment will be screened from view.

Center Street Hotel (0231538.01) 17-1 Woodard & Curran
Level Ill Site Plan Application December 2018
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18. BOUNDARY SURVEY

A boundary survey of Portland Square was completed by Owen Haskell, Inc. Professional Land Surveyors in October
2018 and is attached to this Section.

18.1 ATTACHMENTS

e Boundary Survey

Center Street Hotel (0231538.01) 18-1 Woodard & Curran
Level Ill Site Plan Application December 2018
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REGISTRY OF DEEDS IN BOOK 9418, PAGE 59, AS AFFECTED BY A TRANSFER DATED 12"BRICK INV. IN=6.63 - S P2"INV. OUT=8.71 © .
FEBRUARY 6, 1996 AND RECORDED IN BOOK 12350, PAGE 321, A MODIFICATION DATED 12°RCP INV. IN=11.88 2 \2N = = ..w./ SEE PLAN RECORDED IN C.C.R.D. w %%w\m?ﬁmwm%wmw %%%nzowﬁmrw/zwcﬂm\ﬂ@ om«mo_._._z%\ mm.m‘ Léwwwkw« L & EC. JORDAN
FEBRUARY 14, 1996 AND RECORDED IN BOOK 12367, PAGE 325, AND TRANSFER DATED INV. OUT=6.53 e _ — TNG PLAN BOOK 143 PAGE 43 L ’ . 26, 1 & EC. .
APRIL 21, 2015 AND RECORDED IN IN BOOK 32265, PAGE 156.— NON SURVEY ITEM ) o POSED LOT = oo, BUILDING m_.rmo&mmmqmwmmﬂ m%mw\_w%_%z_.wfmwﬂm%mLw__/._yzw_._zw mm%_ om«cMmﬂﬂ_qm%mu/\mmwwﬂ%z%mmoo_me ON
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14. SUCH STATE OF FACTS AS SHOWN ON A PLAN ENTITLED "ALTA/NSPS LAND TITLE SURVEY, =\l @ iz e 23,791 SF. z o 5. STANDARD BOUNDARY SURVEY FOR PORTLAND SQUARE LIMITED PARTNERSHIP, NORTHLAND
486 FORE STREET, PORTLAND, CUMBERLAND COUNTY, MAINE MADE FOR FATHOM CC, LLC” 2 / / ——0.55 ACRES £ ¥ © REALTY CORP. DATED OCT. 26, 1987 BY STEVENS, MORTON, ROSE & THOMPSON, INC.
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P - ~ 008 2. Nﬁ%, 3 6. LAND TITLE SURVEY ON FORE STREET, PORTLAND, MAINE MADE FOR TWO PORTLAND SQUARE
- i P 18.00 Z _ LIMTED PARTNERSHIP DATED FEB. 21, 1996 BY OWEN HASKELL, INC. RECORDED IN PLAN BOOK
o ,M . - 196, PAGE 60.
- — = XS 7. ALTA/ACSM LAND TITLE SURVEY OF ONE PORTLAND SQUARE DATED MAY 16, 1996 BY LEWIS
-\ 7 = | GRADING LIMIT (G.L) & WASINA, INC. UPDATED TO JUNE 24, 1996 IN PLAN BOOK 196, PAGE 221.
o . / e 9688/341 AREA 3 @@ 8. PLAN MADE FOR MGI ONE PORTLAND SQUARE, INC. BY H.. & E.C. JORDAN DATED NOV. 15,
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y AN , 9. LAND TITLE SURVEY FOR MGI TWO PORTLAND SQUARE, INC., FORE STREET, PORTLAND, MAINE,
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General Notes )\ RA _cmun..mm AR © w_”wwwmww%w 10. PLATS AND PLANS OF A BUSINESS CONDOMINIUM OCTOBER 29, 1987 PLAN BOOK 166,
=\ - =5.26 N RS ” : PAGE 44.
6@@ - =N83'54’34"E Y L Ao 11. PLAN OF PROPERTY IN PORTLAND MAINE MADE FOR PORTLAND SQUARE LIMITED
1. OWNER OF RECORD: NORTH RIVER IV LLC, 224 12TH AVENUE, NEW YORK, NY 10001 :.o.ﬁwﬁkuﬁo AT oszmx #2 \ 4.46' / ® TR PARTNERSHIP DATED NOV. 15, 1989 BY H.. AND E.C. JORDAN.
C.C.R.D. BOOK 32163 PAGE 33 /341 AREA ¢ 12. ALTA/ACSM LAND TITLE SURVEY ON FORE STREET PORTLAND, MAINE MADE FOR MGI, ONE
PORTLAND SQUARE DATED APRIL 14, 1999 BY OWEN HASKELL, INC.

2. BEARINGS ARE BASED ON MAINE STATE PLANE COORDINATE SYSTEM MAINE WEST el 13. ALTA/ACSM LAND TITLE SURVEY ON FORE STREET PORTLAND, MAINE MADE FOR TIMOTHY

NAD83. CITY POINT T124—18—1143 N:299542.1747 E:2928944.1068 AND T124—18—1155 BUILDING = % ) O’NEIL DATED APRIL 14, 1999 REV. 7 3/23/04 BY OWEN HASKELL, INC.

N:299607.6956 E:2929152.2276 HELD. . 14. ALTA/ACSM LAND TITLE SURVEY, BCIA PROJECT, ONE PORTLAND SQUARE, TWO PORTLAND

30822 W SQUARE AND PORTLAND SQUARE PARKING, PORTLAND, MAINE, SHEETS 1 AND 2, DATED SEPT.

3. ELEVATIONS ARE BASED ON CITY DATUM. oy mmﬁ\%ud 30, 2005 LAST REVISED FEB. 7, 2006 AND MARCH 3, 2006 BY OWEN HASKELL, INC.

. CB RIM=10.24 : sw.\ 7\ 15. ALTA/ACSM LAND TITLE SURVEY, oNE PORTLAND SQUARE, TWO PORTLAND SQUARE AND

3. THE LOCUS IS SHOWN AS LOT 1, 3, 5 & 7 BLOCK G ON THE CITY OF PORTLAND : 12'INV. OUT=7.84 ) \\\\\v PORTLAND SQUARE PARKING, PORTLAND, MAINE, MADE FOR NORTH RIVER IV LLC FEBRUARY 12,

ASSESSORS MAP 38. g MH RIM=10.54 / V \\\\ » 2015 BY OWEN HASKELL, INC.

o S 18" INV. IN=4.98 \/ /7N 16. BOUNDARY AND TOPOGRAPHIC SURVEY, LOWER PARKING LOT, FORE STREET, CROSS STREET,

4. THERE ARE 214 REGULAR PARKING SPACES, 76 COMPACT PARKING SPACES AND 93 o 30" INV. IN=3.74 . / v \\\\\\ COMMERCIAL STREET & CENTER STREET, PORTLAND, MAINE MADE FOR CARROLL ASSOCIATES

3 HANDICAPPED PARKING SPACES FOR A TOTAL OF 293 PARKING SPACES ON THE X 30" INV. 0UT=3.66 . < / «\\\\\VN DECEMBER 5, 2016 BY OWEN HASKELL, INC.

SUBJECT PROPERTY. S PO PR A v/ NG

WQ 2. N6 SEE DETAILNS pﬁw«mo\\\\%/% Flood Zone Note
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g POLE_Y' ) 3<\\\\\\v EFFECTIVE DATE OF JULY 17, 1986 AND IS NOT IN A SPECIAL FLOOD HAZARD AREA.
NONE PROVIDED P.0.B. DETAIL UE) B , % \\\ / >>
MH RIM=10.27 N, ) /7))
127 INV. IN(A)=7.47 « // \\» e
. 12" INV. IN(B)=7.37 ,\\\ \\ \\v C_”___._”v\ Note
127 INV. IN(C)=7.27 5
. 0 2 aN THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM FIELD SURVEY
: : S Y S INFORMATION AND EXISTING DRAWINGS. THE SURVEYOR MAKES NO GUARANTEES
/A\ 1.5’ WIDE CONCRETE RETANING WALL INTO CROSS STREET 1.8+ S et 25 g6 & THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE
, 30" INV. IN=2.15 AREA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR FURTHER DOES NOT
/B\ BRICK SIDEWALK ON COMMERCIAL STREET ONTO SUBJECT PARCEL 2'+ CL INV.=1.25 MONUMENTAL STAIRWAY WARRANT THAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION
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EASEMENT DETAIL

INDICATED ALTHOUGH HE DOES CERTIFY THAT THEY ARE LOCATED AS ACCURATELY
AS POSSIBLE FROM INFORMATION AVAILABLE. THE SURVEYOR HAS NOT PHYSICALLY
LOCATED THE UNDERGROUND UTILITIES. CALL 1-888—DIGSAFE AT LEAST THREE
BUSINESS DAYS BEFORE PERFORMING ANY CONSTRUCTION. DUE TO OSHA

CONFINED SPACE REQUIREMENTS, ALL INVERTS AND PIPE SIZES MUST BE VERIFIED
PRIOR TO ANY CONSTRUCTION.

Legal Descriptions

PROPQSED LOT

A CERTAIN LOT OR PARCEL OF LAND AT THE INTERSECTION OF THE NORTHERLY SIDE OF
COMMERCIAL STREET AND THE EASTERLY SIDE OF CENTER STREET, CITY OF PORTLAND, COUNTY OF
CUMBERLAND AND STATE OF MAINE, BOUNDED AND DESCRIBED AS FOLLOWS:

COMMENCING ON THE NORTHERLY SIDELINE OF COMMERCIAL STREET AT THE SOUTHWESTERLY
CORNER OF LAND NOW OR FORMERLY OF HARBOR LANDING CONDOMINIUM AS DESCRIBED IN A

DECLARATION OF CONDOMINIUM RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN
BOOK 6505, PAGE 312;

THENCE, S 36°53'50" W ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET 18.49 FEET TO
THE POINT OF BEGINNING;

THENCE, FROM SAID POINT OF BEGINNING, N 39°53°58" W THROUGH THE LAND OF NORTH RIVER
IV LLC 152.52 FEET;

THENCE, S 50°07°26" W CONTINUING THROUGH THE LAND OF NORTH RIVER IV LLC 135.77 FEET
TO THE EASTERLY SIDELINE OF CENTER STREET;

THENCE, S 39°52'37" E ALONG THE EASTERLY SIDELINE OF CENTER STREET 197.74 FEET;

THENCE, ALONG A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 2.69 FEET, AN ARC

LENGTH OF 5.26 FEET, A CHORD BEARING OF N 83'54'34” E AND CHORD DISTANCE OF 4.46 FEET
TO THE NORTHERLY SIDELINE OF SAID COMMERCIAL STREET;

THENCE, N 27°53’01” E ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET 69.18 FEET;

THENCE, N 31°14°09” E CONTINUING ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET
54.32 FEET;

THENCE, N 36°53’50” E CONTINUING ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET

17.15 FEET TO THE POINT OF BEGINNING, CONTAINING 23,791 S.F., OR 0.55 ACRES, MORE OR
LESS.

BEING A PORTION OF THE PREMISES CONVEYED TO NORTH RIVER IV LLC BY RREEF AMERICA REIT

ll-Z4, LLC BE DEED DATED MARCH 26, 2015 AND RECORDED IN THE CUMBERLAND COUNTY
REGISTRY OF DEEDS IN BOOK 32163, PAGE 33.

SERVICE ACCESS EASEMENT

A CERTAIN LOT OR PARCEL OF LAND ON THE WESTERLY SIDE OF CROSS STREET, CITY OF

PORTLAND, COUNTY OF CUMBERLAND AND STATE OF MAINE, BOUNDED AND DESCRIBED AS
FOLLOWS:

BEGINNING ON THE WESTERLY SIDELINE OF CROSS STREET AT THE NORTHEASTERLY CORNER OF
LAND NOW OR FORMERLY OF HARBOR LANDING CONDOMINIUM AS DESCRIBED IN A DECLARATION

OF CONDOMINIUM RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN BOOK 6505,
PAGE 312;

THENCE, N 2857'35" W ALONG THE WESTERLY SIDELINE OF CROSS STREET 18.33 FEET;

THENCE, S 50°08°25” W THROUGH THE LAND OF NORTH RIVER IV LLC 131.08 FEET TO THE
PROPOSED LOT AS SHOWN ON SAID PLAN;

THENCE, S 39'53'58" E ALONG THE EASTERLY LINE OF SAID PROPQSED LOT 51.00 FEET;

THENCE, N 50°08°25” E THROUGH THE LAND OF NORTH RIVER IV LLC 18.00 FEET TO THE

WESTERLY LINE OF LAND OF SAID HARBOR LANDING CONDOMINIUM, BEING AN EASTERLY LINE OF
LAND OF SAID NORTH RIVER IV LLC;

THENCE, N 39°53'58” W ALONG SAID EASTERLY LINE OF LAND OF NORTH RIVER IV LLC 33.00
FEET;

THENCE, N 50°08°25” E ALONG THE SOUTHERLY LINE OF LAND OF NORTH RIVER IV LLC 109.60
FEET TO THE POINT OF BEGINNING, CONTAINING 2,922 S.F. OR 0.07 ACRES, MORE OR LESS.

BEING A PORTION OF THE PREMISES CONVEYED TO NORTH RIVER IV LLC BY RREEF AMERICA REIT

lI-Z4, LLC BY DEED DATED MARCH 26, 2015 AND RECORDED IN THE CUMBERLAND COUNTY
REGISTRY OF DEEDS IN BOOK 32163, PAGE 33.

MONUMENTAL STAIRWAY EASEMENT

A CERTAIN LOT OR PARCEL OF LAND ON THE NORTHERLY SIDE OF COMMERCIAL STREET, CITY OF

PORTLAND, COUNTY OF CUMBERLAND AND STATE OF MAINE, BOUNDED AND DESCRIBED AS
FOLLOWS:

BEGINNING ON THE NORTHERLY SIDELINE OF COMMERCIAL STREET AT THE SOUTHWESTERLY CORNER
OF LAND NOW OR FORMERLY OF HARBOR LANDING CONDOMINIUM AS DESCRIBED IN A DECLARATION

OF CONDOMINIUM RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN BOOK 6505,
PAGE 312;

THENCE, N 39°53'58" W ALONG THE WESTERLY LINE OF LAND OF SAID HARBOR LANDING
CONDOMINIUM, BEING AN EASTERLY LINE OF LAND OF SAID NORTH RIVER IV LLC 93.23 FEET;

THENCE, S 50°08'25" W THROUGH THE LAND OF NORTH RIVER IV LLC 18.00 FEET TO THE
PROPOSED LOT AS SHOWN ON SAID PLAN;

THENCE, S 39°53’58” E ALONG THE EASTERLY LINE OF SAID PROPOSED LOT 97.47 FEET TO THE
NORTHERLY SIDELINE OF SAID COMMERCIAL STREET;

THENCE, N 36°53'50” E ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET 18.49 FEET TO
THE POINT OF BEGINNING, CONTAINING 1,716 S.F., OR 0.04 ACRES, MORE OR LESS.

BEING A PORTION OF THE PREMISES CONVEYED TO NORTH RIVER IV LLC BY RREEF AMERICA REIT

I-Z4, LLC BY DEED DATED MARCH 26, 2015 AND RECORDED IN THE CUMBERLAND COUNTY
REGISTRY OF DEEDS IN BOOK 32163, PAGE 33.

ALTA / NSPS Land Title Survey

Commercial & Center Street
Portland, Cumberland County, Maine
Made For
Fathom CC, LLC

80 Exchange Street, Suite 30, Portland, Maine

Surveyor's Certification

TO0:  FATHOM CC, LLC, AND OLD REPUBLIC NATIONAL TITLE INSURANCE
COMPANY
THIS

IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS
BASED WERE MADE IN ACCORDANCE WITH THE 2016 MINIMUM STANDARD DETAIL
REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND
ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1, 2, 3, 4, 6(A), 11, 13,

14, 16, 17, 19 AND 21 OF TABLE A THEREOF. THE FIELD WORK WAS

COMPLETED ON DECEMBER 5, 2016, WITH A FIELD INSPECTION ON SEPTEMBER
18, 2018.

borts b LA

RANDY R. LOUBIER
PROFESSIONAL LAND SURVEYOR NO. 2407

DATE OF PLAT OR MAP:
DATE OF LAST REVISION:

OCTOBER 12, 2018

OWEN HASKELL, INC.

PROFESSIONAL LAND SURVEYORS
390 U.S. ROUTE ONE, UNIT 10, FALMOUTH, MAINE 04105

>

DRAWN BY: OHI/JLW | FIELD BOOK: FILE JOB NO. 2018-239 P

CHECKED BY: RRL SCALE: 1" =30 DRWG. NO. 1




Portland, Maine

ood here.

Planning & Urban Development Department
B-3, PAD
ZONING ANALYSIS Relevant Zone(s)
All Projects:
Required Proposed
Lot Size N/A 23,975SF
Area Per Dwelling Unit N/A
Minimum Street Frontage 15' 140'& 200
Front Yard Minimum N/A
Front Yard Maximum 5' <5
Rear Yard N/A
Yard Right N/A
Yard Left N/A
Side Street Setback N/A
Step Back N/A
Maximum Lot Coverage 100% 96%
Minimum Lot Coverage N/A
Maximum Height 65' 65'
Open Space N/A
Maximum Impervious Area N/A
Pavement Setback N/A
Floor Area Ratio N/A
Off Street Parking Spaces 34 75
Loading Bays 1 1
Other 1
Other 2
Other 3




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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WOODARD
&CURRAN

COMMITMENT & INTEGRITY 41 Hutchins Drive T 800.426.4262
DRIVE RESULTS Portland, Maine 04102 T207.774.2112
www.woodardcurran.com F 207.774.6635

January 16, 2019

Matt Grooms
Planner

389 Congress Street
Portland, ME 04101

Re: Center Street Hotel Project
Level Il Site Plan Supplemental Information

Dear Matt;

On behalf of Fathom CC, LLC, Woodard & Curran is submitting supplemental information for the Center
Street Hotel Level Ill Site Plan previously submitted on December 24, 2018. The additional information
is provided to supplement the application and is based on further resolution of the project design. The
enclosed documents include:

o Revised Section 9 Traffic Analysis — The updated section now includes a traffic analysis
memorandum provided by Gorrill-Palmer that addresses the fact that a Traffic Movement Permit
is not required for the hotel. Note that a parking analysis for the overall Portland Square
development, including the Center Street hotel, is currently in progress, and will be provided
under separate cover. The updated Traffic Analysis report section also provided additional
information on the design of the service access-way to the hotel from Cross Street.

e Revised Section 11 Stormwater Management Plan & Calculations — The section has been
updated to reflect the design of the service access-way between the hotel and Cross Street.

o Updated Drawings — The drawings have been revised to reflect the service access-way, as well
as to include a pedestrian crossing signal at the Center Street intersection and bicycle rack
locations around the site.

Bicycle Parking

City-standard bicycle racks are proposed in the Commercial and Center Street Right-of-Ways. The
applicant proposes custom bicycle racks at the hotel entrance outside of the Center Street Right-of-Way
and is considering the options shown below. A final detail will be provided on the plans once a final design
is selected is selected.

Figure 1. Bicycle rack options for on-site; all racks in the City R.O.W. will be in accordance with City standard details
Service Access-Way

The Applicant is being granted an easement to provide service access to the eastern side of the hotel
from Cross Street. The revised narrative and drawings provide for the design of this area. We have
completed our design based on the assumption that the work will be done prior to any improvements on
the adjacent Portland Square property. In the event that a Portland Square design will impact this space,
a modification to the plans will be provided. The turning movement required for a box truck to back in to

Center Street Hotel (0231538.01) 1 Woodard & Curran
City of Portland Level Ill Site Plan Review January 16, 2019



the proposed hotel loading document has been checked, and a figure has been added to the traffic
analysis section of the report.

The access-way is located immediately adjacent to the driveway provided for dumpster access on the
abutting property. Due to the location, a waiver request has been added to Section 9, to address the lack
of driveway separation.

==
.y ‘ We have also had discussions with Historic Preservation about the cobblestones on Cross Street, and it
WOODARD s our understanding that the driveway apron should be constructed using the cobblestone pattern of the
&CURRAN  adjacent driveway apron. The plans now reflect the use of cobblestones in this area.

We have uploaded all of the revised drawings and report sections into the Eplan project folder, and all
revised documents should show up as “version 2.” If there are any questions on the uploaded materials,
please feel free to contact me at (207) 558-3763 or by email at Iswett@woodardcurran.com.

Sincerely,

WOODARD & CURRANINC.

7
X

Lauren Swett, PE
Technical Manager

cc: Jim Brady, Fathom CC, LLC
Bettina Reece, Fathom CC, LLC

Enclosures: Revised Section 9 — Traffic Analysis — includes the following attachments:
Traffic Memorandum
Auto-Turn Figure
Driveway Separation Waiver Request Form
Revised Section 11 — Stormwater Management Plan & Calculations
Revised Drawings

Center Street Hotel (0231538.01) 2 Woodard & Curran
City of Portland Level Il Site Plan Review January 16, 2019
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WOODARD
&CURRAN

COMMITMENT & INTEGRITY 41 Hutchins Drive T 800.426.4262
DRIVE RESULTS Portland, Maine 04102 T207.774.2112
www.woodardcurran.com F 207.774.6635

Via Electronic Mail

February 5, 2019

Department of Planning & Development
Attn: Matthew Grooms

City of Portland

389 Congress Street

Portland, ME 04101

Re: Center Street Hotel | 1 Center Street | Neighborhood Meeting Certification

To Whom It May Concern:

|, Lauren Swett, PE of Woodard & Curran, hereby certify that a neighborhood meeting was held on
January 17, 2019 in the Editorial Room at the Press Hotel, 119 Exchange Street, Portland, ME at
5:30pm regarding the Level Il Site Plan Submittal for the proposed Center Street Hotel development
project located at 1 Center Street.

| also certify that on January 7, 2019, invitations were mailed to the following:

1. All addresses on the abutters list provided by the Planning Division which includes property
owners within 500 feet of the proposed development.

2. Residents on the “interested parties” list.

Signed,

WOODARD & CURRAN INC.

Lauren Swett, PE
Technical Manager

Attached to this certification are:

Copy of the invitation sent

Lists of abutters and interested parties notified
Sign-in sheet

Meeting Notes

Copy of the Neighborhood Meeting Presentation

gL
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WOODARD
&CURRAN

COMMITMENT & INTEGRITY 41 Hutchins Drive T 800.426.4262
DRIVE RESULTS Portland, Maine 04102 T207.774.2112
www.woodardcurran.com F 207.774.6635

January 7, 2019

Dear Neighbor:

On behalf of Fathom CC, LLC (Applicant), please join us for a neighborhood meeting to discuss our plans
for the proposed Center Street Hotel development project to be located at the corner of Commercial
Street and Center Street (1 Center Street) in Portland, Maine. A Level Il Site Plan Application for the
Center Street Hotel development has been filed with the City of Portland Planning Division on behalf of
the Applicant.

Meeting Location: Press Hotel, 119 Exchange Street, Portland, Maine
Meeting Date: Thursday, January 17, 2019
Meeting Time: 5:30PM

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

The Center Street Hotel is situated on the northeast corner of Commercial Street and Center Street within
the Old Port District of Portland, sited between the existing Richardson Wharf Company Building and the
Baxter Davis Block building. As the parcel sits today, the hotel will be positioned in the Southern corner
of an existing surface parking lot among the surrounding streets of Commercial, Center, Fore and Cross.

The proposed project involves the redevelopment of the existing surface parking lot with a 6-story, 135-
room boutique hotel, that includes a rooftop bar and ground-floor restaurant positioned along the
Commercial Street frontage. The project will also include associated utility, landscaping and site
improvements. Construction is anticipated to begin fall 2019.

If you have any questions, please contact Lauren Swett at (207) 558-3763 or via email at
Iswett@woodardcurran.com.

Sincerely,

WOODARD & CUR INC.
7 .
W/\

Lauren Swett, PE
Technical Manager

Note: Under Section 14-32(C) and 14-524(a)d of the City Code of Ordinances, an applicant for a Level
Il development is required to hold a neighborhood meeting within 30 days of submitting a preliminary
application or 21 days of submitting a final site plan application, if a preliminary plan was not submitted.
The neighborhood meeting must be held at least seven days prior to the Planning Board public hearing
on the proposal. Should you wish to offer additional comments on this proposed development, you may
contact the Planning Division at 874-8721 or send written correspondence to the Planning and Urban
Development Department, Planning Division, 4t Floor, 389 Congress Street Portland, ME 04101 or by
email: to bab@portlandmaine.gov.




Abutters within 500 feet of 1 Center Street Project

Name

18 Pleasant St Assoc

18 Pleasant Street Associates

225 Commercial St Assoc Inc

237 Commercial Street Llc

267 Commercial Street Llc

269 Commercial Llc

32 Pleasant Street Lic

35 Pleasant St Lic

44 Pleasant Street Llc

446 Fore Street Lic

70 Center Street Basement Llc

7-19 Pleasant Street Llc

Albee Peter )

Alder Run Development Company Llc
Amory Jonathan & Joshua B Broder
Anadilya Properties Llc

Apple Real Estate Holding Llc

B & B Real Estate Llc

Baxter Place Llc

Berg Eric O Jr Trustee Of Eric O Berg Revocable Trust

Bristol Seafood Inc

Brown J B & Sons

Caldwell Robert A

Casco View Holdings li Llc

Casco View Holdings lii Llc

Casco View Holdings lii Llc

Casco View Holdings Llc

City Of Portland

Clancy Paul

Cm Waterfront Properties Llc

Comeau Peter W & Linda J Kelly Jts
Conklin Henry C

Cumming Jean S & Virgil Cumming Jts
Deering Ave Associates Inc & Wharf Property Llc
Dermer Harry & Mary P Dermer Jts
Devillier Jacques K

Dictar Associates li

Douty Brothers

East Coast Construction And Consulting Llc
F & H Realty Partnership

Five South Street Llc

Flaherty Christopher F

Foley Ronald G Vn Vet

Foster Anthony W

Freedom Fish Llc

Giobbi Archie S & Matilda M Jts

Giobbi Carlo A Jr & Stoja Petrovic
Gosselin Eugene D & Diane H Gosselin Jts

Address

18 Pleasant St

18 Pleasant St

225 Commercial St

225 Commercial St
1297 Broadway

Po Box 8211

32 Pleasant St

6 South St

7 Stephenson St

Po Box 491

175 Holmes Rd

Po Box 7225

1885 Chinook Trail

70 Center St #401

56 Spruce St # 2

470 Forest Ave Ste 203
108 Springline Dr

57 Center St

723 Riverside St Office
1190 Mountain Laurel Dr
5 Portland Fish Pier

Po Box 207

269 Commercial St # 5C
Po Box 1137

261 Commercial St

Po Box 1137

Po Box 11409

389 Congress St

30 Whitehead St

Po Box 7467

103 Webster St

Po Box 219

269 Commercial St # 2D
4 Milk St Ste 103

12300 S W Silverwood Ave
269 Commercial St # 2E
470 Fore St Ste 400

10 Portland Fish Pier
Po Box 4902

Po Box 4177

5 South St

Psc 851 Box 490

37 Pleasant St # 4

269 Commercial St # 5F
450 Commercial St
1184 Washington Ave
14 Pleasant St 2Nd Floor
269 Commercial St # 2A

Page 1 of 3

Portland ME 04101
Portland ME 04101
Portland ME 04101
Portland ME 04101
South Portland ME 04106
Lewiston ME 04240
Portland ME 04101
Portland ME 04101
Cape Elizabeth ME 04107
Portland ME 04112
Scarborough ME 04074
Portland ME 04112
Wonalancet NH 03897
Portland ME 04101
Portland ME 04102
Portland ME 04101
Vero Beach FL 32963
Portland ME 04101
Portland ME 04103
Watkinsville GA 30677
Portland ME 04112
Portland ME 04112
Portland ME 04101
Portland ME 04104
Portland ME 04101
Portland ME 04104
Portland ME 04104
Portland ME 04101
Peaks Island ME 04108
Portland ME 04112
Whitman MA 02382
Islesboro ME 04848
Portland ME 04101
Portland ME 04101
Port Saint Lucie FL 34987
Portland ME 04101
Portland ME 04101
Portland ME 04101
Portland ME 04112
Portland ME 04101
Portland ME 04101
Fpo AE 09834
Portland ME 04101
Portland ME 04101
Portland ME 04101
Portland ME 04103
Portland ME 04101
Portland ME 04101



Abutters within 500 feet of 1 Center Street Project

Name

Haas John E & Jill E Haas Jts

Hanson Anja-Britt & Derek S Pierce Jts
Hanson June Andrea

Harbor Plaza Associates li

Harte Christopher M

Higonnet Camille

Houle Ronald J & Ann M Foster Jts
Hudon Wilfred R

Jbb Hospitality I Llc

Jke Llc

Jr Seely Company Llc

Kimble Ellen Sue

Kroon Thomas J & Marianne M Kroon Trustees

Kruithoff Catherine H & Wayne A Kruitoff Trustee

Levine Robert A & Vilean A Taggersell Jts
Levin-Martin Mindy F & Roger L Martin Jts
Lowry Kate

Maine Business Services Inc

Mcdevitt John J Iv

Mckenzie Anne-Marie & Steven E Patch Jts
Mckersie Family Llc

Mh & Rb Lic

Mitchell John D The Staples School
Muehle Brenna L

Norchi Charles H

North River v Llc

Nsd 10-7 Maple Llc

Null

Picture Island Inc

Piper John M & Rebecca A Wei Jts

Poe Maxwell

Prestige World-Wide Partners Llc
Proprietors Of Union Wharf

Ps One Realty Llc

Reiter Lauren J & Neil A Reiter Jts

Rice Lee P

Russo J Richard & Barbara Russo Jts
Schair-Cardona Erica & Ivan Dario Cardona Jts
Schneider Paul

Schwartz Donna L

Seraichick Susan & Peter J Seraichick Jts
Sernoffsky Susan

Simark Acquisitions Llc

SIm Properties Inc

South Street Partners 2 Lic

Steele Daniel L

Tamaki Associates Llc

Tarbox Jeffery H

Address

37 Pleasant St # 6

9 South St

Po Box 206

470 Fore St Ste 400

327 Congress Ave Ste 200
7 Maple St # 602

2 Middle St

P.0.Box 718

15 Main St Ste 210

267 Warren Ave

24 Christopher Toppi Dr
269 Commercial St # 4D
7 Maple St#9

7 Maple St#7

395 Spring St

7 Maple St # 604

8 Bowdoin Dr

70 Center St Unit Go8
269 Commercial St # 4C
6 Serendipity Ln

Po Box 7489

100 Commercial St

70 Center St

269 Commercial St # 5D
236 Commercial St # 3C
224 12Th Ave

819 Gatemore Rd

Null

Po Box 15148

7 Maple St # 12

269 Commercal St # 2B
17 South St 3Rd Floor
36 Union Wharf

One City Center 4Th Floor
6 South St

5224 Sunnydale Cir S
40 Pleasant St

Po Box 7235

269 Commercial St # 2C
85 Clinton St

4133 N 35Th St

269 Commercial St # 4A
600 N Fairbanks Ct # 1807
2 Union St

17 South St

Po Box 15148

Po Box 924

269 Commercial St # 5B

Page 2 of 3

Portland ME 04101
Portland ME 04101
Bath ME 04530
Portland ME 04101
Austin TX 78701
Portland ME 04101
Amherst NH 03031
Wells ME 04090
Freeport ME 04032
Portland ME 04103
South Portland ME 04106
Portland ME 04101
Portland ME 04101
Portland ME 04101
Portland ME 04102
Portland ME 04101
Falmouth ME 04105
Portland ME 04101
Portland ME 04101
North Yarmouth ME 04097
Portland ME 04112
Portland ME 04101
Portland ME 04101
Portland ME 04101
Portland ME 04101
New York NY 10001
Bryn Mawr PA 19010
Null NULL Null
Portland ME 04112
Portland ME 04101
Portland ME 04101
Portland ME 04101
Portland ME 04101
Portland ME 04101
Portland ME 04101
Sarasota FL 34233
Portland ME 04101
Portland ME 04112
Portland ME 04101
Portland ME 04103
Phoenix AZ 85018
Portland ME 04101
Chicago IL 60611
Portland ME 04101
Portland ME 04101
Portland ME 04112
Portland ME 04101
Portland ME 04101



Abutters within 500 feet of 1 Center Street Project
Name

Taylor-Chiarello Robin

Tiga Legacy Llc

Tucker Harold W lii

Vessell Services Inc

Waterfront Maine

Waterfront Maine Bt Lic

Watson Michael P & Sharon S Watson Trustees
Weatherford Claudine & Timothy S Wyant Trustees
Wong Rocket & Lilliana M Acuna Jts

Woods Mary A & Stephen R Woods Trustees
Wright-Ryan Real Estate Llc

Address

Po Box 216

26 Deer Acres Rd
41 Mallett Dr
Portland Fish Pier
14 Maine St

224 12Th Ave
236 Cushing Rd
130 Central Ave
269 Commercial St # 4F
10 Arborside Dr
10 Danforth St

Page 3 of 3

Center Lovell ME 04016
Raymond ME 04071
Topsham ME 04086
Portland ME 04101
Brunswick ME 04011
New York NY 10001
Newmarket NH 03857
Peaks Island ME 04108
Portland ME 04101
Falmouth ME 04105
Portland ME 04101



Interested Parties Noticed for 1 Center Street Project Neichborhood Meeting

First Name

Anthony
Barbara
Chris
David
Deb
Devon

Edward

Henry
Janice
Jennifer
Jesse
John

Len

Lynn

Mary
Vahan
Nancy
Pam

Paul

Peggy
Philip
James
Priscilla
Rebecca
REP Benjamin
REP Glenn

Robert

Last Name Company Name

Donovan
Wood
Castelsky
Nowlin
Keenan
Platte

Suslovic

Leclair
Carpenter
Munson
Thompson
Leavitt
Anderson
Clarkson
Griffity
Tufankijan
Bartlett
Burnside
Dubois
Morin
Haughey
Sterling
LaVallee
Halla
Dudley llI
Cummings

Hains

Fairpoint Communications

District 3

Greater Portland Council of Governments

City of Portland
Kaplan Thompson Architects

NE Regional Council of Carpenters

Seaside Healthcare

Portland Society of Architects

Waste Management of Maine
District 30

District 37

Street

Number
27

125
521
215
28
26
46
970

209

389
424
68

543

145

850

64
1915
66

1660

190

2000

24

1369

Street Name

Riverview Street
Emery Street

East Morehead Street
Oxford Street
Dorothy Street

North Street, #3

Kenwood Street

Baxter Blvd., 2nd Floor

Range Road

W. Commonwealth Drive

Congress Street
Fore Street

Bishop Street, Unit 1
Allen Avenue
Marlborough Road
E. Prom, Unit #2
Baxter Boulevard
PO Box 7965
Lester Drive
Congress Street
Farnham Street
Soldiers Field Road
PO Box 7305

US Route 1, Unit 2
Forest Avenue
Ponce Street
Nevens Street

Hilltop Drive

City
Portland
Portland
Charlotte
Portland
Portland
Portland
Portland
Portland
Windham
Portland
Portland
Portland
Portland
Portland
Portland
Portland
Portland
Portland
Portland
Portland
Portland
Boston
Portland
Falmouth
Portland
Portland
Portland

Naples

State

ME
ME
NC

ME
ME
ME
ME
ME
ME
ME
ME
ME
ME
ME
ME
ME
ME
ME
ME
ME
ME
MA
ME
ME
ME
ME
ME
FL

Zip
04102
04102
28202
04102
04103
04101
04103
04103
03087
04103
04101
04101
04103
04103
04103
04103
04103
04112
04103
04102
04101
02135
04112
04105
04103
04101
04103
34103-3318



COMMITMENT &z INTEGRITY 41 Hutchins Drive T 800.426.4262
DRIVE RESULTS Portland, Maine 04102 T207.774.2112
www.woodardcurran.com F 207.774.6635

MEMORANDUM

|
TO: City of Portland Planning Department '
FROM: Center Street Hotel Development Project Team ‘ ‘

|

DATE: January 17, 2019 5:30pm
RE: Center Street Hotel Development Neighborhood Meeting Sign-in Sheet
o B

WOODARD
&CURRAN Dear Neighbors,

Thank you for attending tonight's public Neighborhood Meeting in the Editorial Room of the Press Hotel, for
the proposed Center Street Hotel project to be located at 1 Center Street in Portland, Maine. Please sign in

below.
Thank you,
Center Street Hotel Development Project Team
Name Email
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Center Street Hotel Development 1 Woodard & Curran
Neighborhood Meeting Sign-In Sheet January 17, 2019



Center Street Hotel Development Project
Neighborhood Meeting Sign-In Sheet
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COMMITMENT & INTEGRITY 41 Hutchins Drive T 800.426.4262
DRIVE RESULTS Portland, Maine 04102 T207.774.2112
www.woodardcurran.com F 207.774.6635

MEETING NOTES

A To: City of Portland Planning Department
‘ From: Megan McDevitt, PE (Woodard & Curran) on behalf of Fathom CC, LLC
y N

WOODARD Date: January 22, 2019
&CURRAN SUBJECT: Center Street Hotel Neighborhood Meeting

A neighborhood meeting was held on January 17, 2019 in the Editorial Room at the Press Hotel, 119
Exchange Street, Portland, ME at 5:30pm. Per the sign in sheets, the meeting was attended by 12
“abutters” or interested members of the public, along with 6 members of the project team. The meeting
sign in sheets are attached to these minutes along with a copy of the PowerPoint presentation presented
at the meeting, a signed Neighborhood Meeting Certification form and a copy of the notice letter and
mailing lists. Project team members that were present at the meeting are as follows:

Project Team Members:

e Jim Brady, Fathom CC, LLC
Marieke Thormann, Fathom CC, LLC
Bettina Reece, Fathom CC, LLC
Megan McDevitt, Woodard & Curran, Inc.
Barry Sheff, Woodard & Curran, Inc.
Amy LeBel, Woodard & Curran, Inc.

The meeting began promptly at 5:30pm and | provided an introduction to the attendees; | reviewed the
agenda and intent of the meeting, and introduced Fathom CC, LLC team members that were in
attendance. | then gave the neighborhood meeting presentation. The PowerPoint (as attached)
addressed the following:

e Project Location - at the intersection of Center and Commercial Streets.

e Project Description — boutique six-story hotel with 135 rooms with restaurant and bar.

¢ Site and Landscaping Features — new sidewalks with new street trees, lighting and bike racks
along Commercial and Center St frontages; all required building utility services; service access
drive on North River (abutter property), land-side of Richardson Wharf property; and green
roof/patio over second floor on hotel north side for stormwater treatment and aesthetic purpose.

e Zoning and Planning Considerations — B-3 Zone standards with max 5’ property line setback
and max 65’ height limit, no requests for Zoning waivers sought; Pedestrian Activity District
specifies uses along Commercial and Center St frontages; working through architectural review
with City’'s HP Board for Old Port HP District Certificate of Appropriateness; Level Ill Site Plan
application submitted and Workshop #1 scheduled for Feb 12.

o Architecture and Neighborhood Context — This portion of the presentation included a brief
review of hotel elevations and renderings (as recently presented to HP Board) to illustrate the
proposed project in relationship to the Richardson Wharf and Baxter Davis Block buildings.

o Next Steps - At the PowerPoint presentation’s completion, | noted that the next steps would be
to hear feedback from attendees and in preparation for our Feb 12 Planning Board Workshop.
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Upon conclusion of the PowerPoint presentation, additional questions were received from attendees and
recorded by Barry Sheff (Woodard & Curran). A summary of the questions and responses offered by the
Fathom CC, LLC team during the meeting is below.

Comments/Questions & Responses

Question:  Service access road location, and relationship to Richardson Wharf building

Response: Described its location on the north side of the hotel, extending to Cross Street and
anticipated to be single-lane width of pavement. The service access will be over an
easement negotiated with the adjacent landowner (North River, LLC) and NOT on
Richardson Wharf building property but adjacent to.

Question: Concern for the location of driveway and relationship to Richardson Wharf, and
impact to condo owners on rear of building (noise, appearance, light intrusion).

Response:  Expressed understanding for the issues pertaining to noise and traffic, and particularly given
hotel user experience in rooms on access road side of the hotel; plan to maintain the access
neat and clean manner, and meet City Ordinance and Standards for lighting (cut-off fixtures
with no light trespass).

Question:  Other access roads locations.

Response:  Described the limited opportunities for providing service to the hotel; desire to maintain hotel
entrance on Center Street to reduce impacts to parking on Commercial St and goal of not
introducing additional service vehicles to Commercial Street, as well as the need for Center
and Commercial Street frontage to meet PAD requirements.

Question: Where will dumpsters be located.

Response: Shared that we were still assessing provisions including size of solid waste and recycling
containers, however they were likely to be located on the north side of the building
(potentially inside the hotel) and serviced by the access drive.

Question: What access will be provided to the hotel from the Portland Square Redevelopment
future plaza?

Response: Described that neither the Portland Square plaza nor the stairs on the Richardson Wharf
building side of the hotel are part of this project, however we are not planning to provide
access to the hotel from the plaza at this time.

Question: How far apart are the proposed hotel and the Richardson Wharf building

Response:  Responded that the buildings will be maybe 30 - 40’ apart.

Question: How wide are the stairs, on the Richardson Wharf building side of the hotel.

Response: Jim Brady responded that he understood they may be 12’ + wide, and clarified the stairs
were not part of the hotel project.

Question:  Will the Richardson Wharf loses its parallel parking?

Response:  On the Center Street side of Richardson Wharf building, the pavement edge roughly follows
the property line, approximately 12’ off the building. The hotel will be separated from the
building by a roughly 18’ wide strip of land to be retained by North River, LLC; the hotel will
not impact parking on the Center Street side of the building. The stair being considered as
part of the Portland Square Redevelopment within that 18’ strip of land may however impact

Center Street Hotel (231538.01) 2 Woodard & Curran

January 22, 2019
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Question:
Response:

Question:
Response:

Question:
Response:

Question:
Response:

Question:

Response:

those parallel parking spaces, depending upon the width of the stairs and proximity to the
shared property line.

Parking/access for the hotel
Primary hotel access for guests and patrons will be on Center Street. Valet service will be
offered to guests and patrons, and self-parking will also be an option.

# of Displaced parking spaces and what happens

Fathom CC, LLC is purchasing the land for the hotel from North River, LLC, on which more
than 50 parking spaces currently exist. North River, LLC has tenant parking demand that it
will be working to resolve with its tenants; Fathom CC, LLC will have obligations through
the Site Plan approval process to provide the required parking for the hotel. Per City Land
Use Ordinance, we are required to provide 64 total spaces for the hotel and Fathom CC,
LLC has in its Purchase & Sale Agreement the rights to up to 75 spaces, to be provided by
North River, LLC.

When will the abutters know about know about trash and service lane usage

We are currently working to understand the logistics of trash removal and how the service
lane will be used. We anticipate being able to share more during the Planning Board
Workshop on Feb 12.

What about the plaza and incongruities with service access usage

The plaza is not part of the Fathom CC, LLC hotel proposal however we understand the
concerns relating to this given the guest rooms that will be on the service access side of the
hotel. The options to service the hotel are limited given the desire not to have access off of
or short-term service parking within Commercial Street; Cross Street seemed the ideal
location for a service driveway.

Lighting on the hotel that might impact Richardson Wharf, including lighting of the
stairs, service access

Fathom CC, LLC has recently hired a lighting consultant for the project. We are also familiar
with and know the City’s Ordinances and Standards relative to lighting, which does not allow
for light trespass beyond our property line. The project will be designed to meet these
Ordinances and Standards.

The Neighborhood Meeting officially concluded at approximately 5:45 PM, with some attendees
remaining to talk with the Fathom CC, LLC team until 6:00pm .

Center Street Hotel (231538.01) 3 Woodard & Curran

January 22, 2019
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Thursday, January 17, 2019
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COMPANIES

Woodard & Curran: HKS, Inc: C A/E&%L& Carroll Associates:
L Site Design & Architecture |ATES Landscape Architecture
WOODARD Permitting
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Center Street Hotel — Project Description

 Boutique Hotel
* 135 Rooms
* 0 Stories
 Ground-Floor Restaurant & Bar
 Rooftop Bar & Terrace
* Valet Drop-Off with Off-Site Parking
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Center Street Hotel - Site & Landscaping

* Site Improvements
o Sidewalk with | e
Street Treesand fo .9 F

- ] @ |
Lighting e =

:

» Building Utilities > e TR
(Water, Sewer, B
EleCtriC’ Gas) Rog gt ] B \

* Rear Service
Driveway via e =
Cross Street —— CENTRR STREET *

« Second-Level
Roof Garden

COMMITMENT & INTEGRITY DRIVE RESULTS




Center Street Hotel — Zoning & Planning

* B-3 Zone
« Maximum Setback from Property Line — 5 feet
« Maximum Building Height — 65 feet
* Pedestrian Activity District Overlay Zone
* Utilize at Least 75% of Street-Level Frontage on
Commercial Street and 50% of Street-Level Frontage on
Center Street
* Historic Preservation District — The Old Port
* Currently Under Review by Historic Preservation Board
for Certificate of Appropriateness
« Level lll Site Plan
 Workshop with Planning Board on February 12t

COMMITMENT & INTEGRITY DRIVE RESULTS



Center Street Hotel — View from Commercial St.
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Center Street Hotel Vlew from Center St.
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BAXTER DAVIS BLOCK CENTER STREET RICHARDSON WHARF
BOUTIQUE HOTEL COMPANY
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Center Street Hotel — Neighborhood Context
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EXISTING '-
(RICHARDSON WHAREF
COMPANY)

DEVELOPMENT

CENTER STREET HOTEL
PORTLAND, MAINE

HISTORIC PRESERVATION
06 FEBRUARY 2019

HKS # 22302.000

Tathom_

HOSPITALITY
COMPANIES HI(S GROUP

SCALE: NTS
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8. CONSTRUCTION MANAGEMENT PLAN

The proposed development will be constructed in a single phase. On-site work for this project is anticipated to begin in
late Fall 2019. Construction activities will be closely coordinated with the adjacent Portland Square development. All
erosion and sediment control measures will be installed prior to any soil disturbance. Enclosed please find a draft of
the detailed construction management plan. A Logistics Plan has been attached to this Section, which notes the
sequence and layout for construction activities.

8.1 CONSTRUCTION ACCESS & TRAFFIC

All pavement areas impacted by construction will be repaved, resurfaced with brick sidewalk, or stabilized with
landscaping. Traffic impacts to Commercial Street and Center Street during construction will be minimized to the
greatest extent possible. Maintenance of access to adjacent properties will be a priority during this project. A draft
construction management plan prepared by Wright-Ryan is attached and shows project sequence as well as methods
for maintaining access and connectivity for the duration of the project. Work affecting circulation, i.e. underground utility
work, grading, and drainage will be conducted during low traffic seasons to reduce impacts to circulation.

8.2 PEDESTRIAN CONTROL

The Contractor will be required to provide adequate safety fencing and signage directing pedestrians safely around the
construction area. The Contractor’s construction management plan outlines proposed pedestrian control measures.

8.3 ATTACHMENTS
o Draft Construction Management Plan

e Logistics Plan

Center Street Hotel (0231538.01) 8-1 Woodard & Curran
Level Ill Site Plan Application December 2018



Center Street Hotel Construction Management Plan December 21, 2018

Construction Management Plan
[Wright-Ryan Construction — Center Street Hotel]

The following is the Construction Management Plan for the Center Street Hotel building located
at the intersection of Center Street and Commercial Street in Portland, Maine. This building will
be a new 135 key, six story hotel.

Due to the compact urban site and the possibility of construction happening in the adjacent lots on
Fore Street, we are proposing this Construction Management Plan with ample room for laydown
and logistics.

A. Construction Management Principles
All phases of the proposed Construction Management Plan are configured to lessen the impact
of the construction activities on Center and Commercial Streets, abutters, and the surrounding
neighborhood. Below is a list of control measures being taken:

e A temporary construction site fence will be used to control pedestrian and vehicle
access to the site for the safety of pedestrians and workers alike. The temporary fence
will remain during all phases of construction management. Signage will be utilized to
inform pedestrians to cross the street as the sidewalk will be closed during the
construction of this building.

e Traffic control during this project will be crucial.

o We are assuming that we will enclose the sidewalk, diagonal parking spaces
(approximately 13 spaces) and the right turn only lane on the project side of
Commercial Street. This area will be used for laydown, job trailer, dumpsters
and the crane during the erection of the building. The laydown area will be
protected during construction to avoid damaging the pavement on Commercial
Street which is in a 5 year moratorium.

o We are assuming that we will enclose the sidewalk, parallel parking spaces
(approximately 10 spaces), and one traffic lane on the project side of Center
Street. During the construction of this project, Center Street will be a one-way
road with traffic traveling Southeast.

o Signage will be used to control vehicular traffic as well as pedestrian traffic.
There will be signs on Commercial Street alerting pedestrians that the sidewalk
is closed, and they will need to cross the street. There will also be signs on
Commercial Street alerting drivers that there will be no turning onto Center
Street from Commercial Street during construction of this project. On Center
Street, there will be signage alerting drivers to the construction project and also
alerting pedestrians that the sidewalk is closed, and they will need to cross.

B. Development Review of Construction Management Plan
Wright-Ryan will submit this construction management plan which outlines the logistics and
safety measures being taken to protect the city and its residents as well as the workers during
construction of this building.

C. Performance Guarantees, Inspection Fees, Preconstruction Meeting, and Permits
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1. Street Opening Permit: A street opening permit will be needed for the hook up of
domestic water, sprinkler, sanitary, storm water, electrical, and gas. These will happen
on Center Street. Please refer to the plan for specific locations and durations.

2. Street Occupancy Permit: Street occupancy permits will be needed for the
occupation of parking spaces and traffic lanes on both Commercial Street (right turn
only lane) and Center Street (Northwest bound traffic lane) for the duration of this
project.

3. Blasting: Blasting is not anticipated for this project.

D. Construction Administration and Communication
Wright-Ryan Construction will work diligently to ensure that communication with all parties
involved is paramount. We intend to assist the developer in conversations with abutters before
and during construction to inform them of the work that is happening and make sure that they
are being affected as little as possible during the construction of this building. We will also
provide construction signage with the contact information of our company so we can be
contacted should any issues arise. For city use, we propose the following contact persons for
this project:

1. Project Manager: Assignment Pending Start Date
2. Project Superintendent: Assignment Pending Start Date

Note: These are subject to change based on Wright-Ryan personnel availability, but the final
construction management plan will be up to date with the actual persons of contact. Also, until
this project reaches the construction phase, contact should be limited to the Wright-Ryan
Preconstruction Department which can be reached at 207-773-3625.

E. Construction Schedule
1. The preliminary timeline for this project is as follows:
a. Proposed Construction Start: October 1, 2019
b. Proposed Final Completion: Certificate of Occupancy Mid-March 2021

2. Hours of construction are currently foreseen as being limited to 7:00am to 5:00pm,
Monday-Friday.

3. Extended hours or night work are not foreseen at this time, but the city will be notified
if these are required at any point during construction.

4. Material deliveries will take place from Center Street, Commercial Street and Cross
Street depending on location of the crane and materials being delivered. Each of these
streets will have access gates in the temporary construction fence which will allow
delivery drivers to drive onto the site for deliveries which will minimize impact on
active traffic in the streets.

F. Security & Public Safety
1. The construction management plan drawings show where temporary construction
fences will be located during construction of this building. These fences will both
secure the site as well as protect pedestrians from the construction equipment and
work.
2. This construction project will be operated in accordance with all OSHA regulations.
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3. A Fire Safety Program will be developed and adhered to during construction of this
building.

G. Construction Permitting and Traffic Control Plans

1. Construction Activity in Public Streets: Construction activity in public streets will
have traffic control in place during working hours. This includes for any open
excavations or construction equipment/vehicles temporarily parked on the side of the
road. If open excavations will be left overnight, these excavations will be covered with
steel plates and signage will alert drivers and pedestrians of the work.

2. Sewer: Sewer will need to be hooked up to city services for this project. Applicable
street opening and work permits will be pulled prior to the start of this work.

3. Traffic Control Plans: See above for specific traffic control plans.

H. Site Management and Controls
This construction site will have dumpsters stored near the construction entrance on Center
Street and will be changed out on a normal basis.

Noise will be confined to normal work hours. This noise will consist of normal vehicle traffic,
a crane for erecting the building, and normal construction noises such as banging and the
sounds of power tools. This should not disturb the surrounding neighborhood.

Wright-Ryan will be responsible for snow removal inside of the construction site and any
closings of streets. We will rely on the city to plow all accessible public roads.

I. Erosion Control and Preservation of Trees
1. Erosion control measures and protection of trees is not foreseen for this site.
2. We will use sediment control measures to prevent dirt and dust from our site from
flowing into storm drains during inclement weather or melting.

J. Construction Staging Area
Staging for vehicle overload will be confined to the Northwest bound lane of Center Street.
Ideally, we will have enough space within the construction fence to handle vehicle overload.
In the event we do not have the space, we will have construction vehicles stage on the
Northwest bound lane of Center Street outside of our construction fence to the intersection
with Fore Street.

K. Parking During Construction

1. Construction Parking: Parking will be made available on the site depending on where
the crane is and where materials are being stored.

2. Truck Routes and VVolumes: The expected truck route will be from Franklin Street,
right onto Commercial Street until they reach our site. Our site superintendent will
then direct them to one of our three entrances to deliver their materials. Truck volumes
are not expected to exceed the norm for the area.
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NOT OVERHANG ONTO LOCUS PARCEL AND THE “EXISTING PLATFORMS” NO LONGER EXIST

9. RIGHTS AND EASEMENTS GRANTED TO CENTRAL MAINE POWER COMPANY BY POULTRY
PROCESSING INC. AS SET FORTH IN AN INSTRUMENT DATED MAY 31, 1978 AND RECORDED IN
THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN BOOK 4278 PAGE 303. — REFERENCED
POLE #1.1 OR VAULT #1.2 NOT FOUND, POSSIBLE LOCATION ON PROPOSED PARCEL

10. SUCH STATE OF FACTS AS SHOWN ON A PLAN ENTITLED “PLAN OF PROPERTY IN PORTLAND,
MAINE MADE FOR MGI ONE PORTLAND SQUARE, INC. LAND TITLE SURVEY” BY H. |. & E. C.
JORDAN — SURVEYORS, DATED NOVEMBER 15, 1989, AS REVISED AND RE-CERTIFIED, AND
RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN PLAN BOOK 196, PAGE
219. — PERTINENT INFORMATION AS SHOWN

11. TITLE TO LAND AND GRADING RIGHTS ACQUIRED FROM PORTLAND SQUARE LIMITED
PARTNERSHIP BY THE STATE OF MAINE BY ITS DEPARTMENT OF TRANSPORTATION AS SET
FORTH IN A NOTICE OF LAYOUT AND TAKING DATED AUGUST 21, 1991 AND RECORDED IN
THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN BOOK 9688, PAGE 341.— AS SHOWN

12. SUCH STATE OF FACTS AS SHOWN ON A PLAN ENTITLED “STATE OF MAINE, DEPARTMENT OF
TRANSPORTATION RIGHT OF WAY MAP, PORTLAND, CUMBERLAND COUNTY, FEDERAL AID
PROJECT NO. M—0685(4)”, D.O.T. FILE NO. 3—388, DATED JUNE 1991 AND RECORDED IN
THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN PLAN BOOK 193, PAGE 342. —
PERTINENT INFORMATION AS SHOWN

13. TERMS AND CONDITIONS STATE OF MAINE DEPARTMENT OF ENVIRONMENTAL PROTECTION
MODIFICATION FINDINGS OF FACT AND ORDER ISSUED TO PORTLAND SQUARE LIMITED
PARTNERSHIP DATED NOVEMBER 30, 1990 AND RECORDED IN THE CUMBERLAND COUNTY
REGISTRY OF DEEDS IN BOOK 9418, PAGE 59, AS AFFECTED BY A TRANSFER DATED
FEBRUARY 6, 1996 AND RECORDED IN BOOK 12350, PAGE 321, A MODIFICATION DATED
FEBRUARY 14, 1996 AND RECORDED IN BOOK 12367, PAGE 325, AND TRANSFER DATED
APRIL 21, 2015 AND RECORDED IN IN BOOK 32265, PAGE 156.— NON SURVEY ITEM

14. SUCH STATE OF FACTS AS SHOWN ON A PLAN ENTITLED "ALTA/NSPS LAND TITLE SURVEY,

486 FORE STREET, PORTLAND, CUMBERLAND COUNTY, MAINE MADE FOR FATHOM CC, LLC”
SEPTEMBER 18, 2018 BY OWEN HASKELL, INC. — SEE THIS PLAN

General Notes

1. OWNER OF RECORD: NORTH RIVER IV LLC, 224 12TH AVENUE, NEW YORK, NY 10001
C.C.R.D. BOOK 32163 PAGE 33

2. BEARINGS ARE BASED ON MAINE STATE PLANE COORDINATE SYSTEM MAINE WEST
NAD83. CITY POINT T124—18-1143 N:299542.1747 E:2928944.1068 AND T124-18-1155
N:299607.6956 E:2929152.2276 HELD.

3. ELEVATIONS ARE BASED ON CITY DATUM.

3. THE LOCUS IS SHOWN AS LOT 1, 3, 5 & 7 BLOCK G ON THE CITY OF PORTLAND
ASSESSORS MAP 38.

4. THERE ARE 214 REGULAR PARKING SPACES, 76 COMPACT PARKING SPACES AND
S HANDICAPPED PARKING SPACES FOR A TOTAL OF 293 PARKING SPACES ON THE
SUBJECT PROPERTY.

Zoning Information
NONE PROVIDED

Possible Encroachments

A 1.5 WIDE CONCRETE RETAINING WALL INTO CROSS STREET 1.8'+

BRICK SIDEWALK ON COMMERCIAL STREET ONTO SUBJECT PARCEL 2'+
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EASEMENT DETAIL

1. ALTA/ACSM LAND TITLE SURVEY FOR PORTLAND SQUARE LIMITED PARTNERSHIP, TWO
PORTLAND SQUARE, CITY OF PORTLAND, COUNTY OF CUMBERLAND, STATE OF MAINE, BY
STEVENS, MORTON, ROSE & THOMPSON DATED DEC. 11, 1989, REVISED THROUGH DEC. 11,
1992.

2. SURVEY FOR ATBRO CORP. DATED JULY 1981 BY H.. & E.C. JORDAN.

3. LAND TITLE SURVEY FOR NORTHLAND REALTY DATED NOV. 26, 1985 BY H.. & E.C. JORDAN.
4. "CROSS STREET EASEMENT PLAN” DATED JAN. 3, 1986 BY HUNTER— BALLEW ASSOCIATES ON
FILE WITH THE CITY OF PORTLAND DEPT. OF PLANNING AND URBAN DEVELOPMENT.

5. STANDARD BOUNDARY SURVEY FOR PORTLAND SQUARE LIMITED PARTNERSHIP, NORTHLAND
REALTY CORP. DATED OCT. 26, 1987 BY STEVENS, MORTON, ROSE & THOMPSON, INC.
RECORDED IN C.C.R.D. IN PLAN BOOK 182, PAGE 29.

6. LAND TITLE SURVEY ON FORE STREET, PORTLAND, MAINE MADE FOR TWO PORTLAND SQUARE
LIMITED PARTNERSHIP DATED FEB. 21, 1996 BY OWEN HASKELL, INC. RECORDED IN PLAN BOOK
196, PAGE 60.

7. ALTA/ACSM LAND TITLE SURVEY OF ONE PORTLAND SQUARE DATED MAY 16, 1996 BY LEWIS
& WASINA, INC. UPDATED TO JUNE 24, 1996 IN PLAN BOOK 196, PAGE 221.

8. PLAN MADE FOR MGl ONE PORTLAND SQUARE, INC. BY H.l. & E.C. JORDAN DATED NOV. 15,
1989 REVISED TO JUNE 26, 1996 IN PLAN BOOK 196, PAGE 86 AND 219.

9. LAND TITLE SURVEY FOR MGl TWO PORTLAND SQUARE, INC., FORE STREET, PORTLAND, MAINE,
JUNE 25, 1996 BY OWEN HASKELL, INC. IN PLAN BOOK 196, PAGE 220.

10. PLATS AND PLANS OF A BUSINESS CONDOMINIUM OCTOBER 29, 1987 PLAN BOOK 166,
PAGE 44.

11. PLAN OF PROPERTY IN PORTLAND MAINE MADE FOR PORTLAND SQUARE LIMITED
PARTNERSHIP DATED NOV. 15, 1989 BY H.. AND E.C. JORDAN.

12. ALTA/ACSM LAND TITLE SURVEY ON FORE STREET PORTLAND, MAINE MADE FOR MGI, ONE
PORTLAND SQUARE DATED APRIL 14, 1999 BY OWEN HASKELL, INC.

13. ALTA/ACSM LAND TITLE SURVEY ON FORE STREET PORTLAND, MAINE MADE FOR TIMOTHY
O’NEIL DATED APRIL 14, 1999 REV. 7 3/23/04 BY OWEN HASKELL, INC.

14. ALTA/ACSM LAND TITLE SURVEY, BCIA PROJECT, ONE PORTLAND SQUARE, TWO PORTLAND
SQUARE AND PORTLAND SQUARE PARKING, PORTLAND, MAINE, SHEETS 1 AND 2, DATED SEPT.
30, 2005 LAST REVISED FEB. 7, 2006 AND MARCH 3, 2006 BY OWEN HASKELL, INC.

15. ALTA/ACSM LAND TITLE SURVEY, oNE PORTLAND SQUARE, TWO PORTLAND SQUARE AND
PORTLAND SQUARE PARKING, PORTLAND, MAINE, MADE FOR NORTH RIVER IV LLC FEBRUARY 12,
2015 BY OWEN HASKELL, INC.

16. BOUNDARY AND TOPOGRAPHIC SURVEY, LOWER PARKING LOT, FORE STREET, CROSS STREET,
COMMERCIAL STREET & CENTER STREET, PORTLAND, MAINE MADE FOR CARROLL ASSOCIATES
DECEMBER 5, 2016 BY OWEN HASKELL, INC.

Flood Zone Note

BY GRAPHIC PLOTTING ONLY, THIS PROPERTY IS IN ZONE C OF THE FLOOD
INSURANCE RATE MAP, COMMUNITY PANEL NO. 230051 0013 B, WHICH BEARS AN
EFFECTIVE DATE OF JULY 17, 1986 AND IS NOT IN A SPECIAL FLOOD HAZARD AREA.

Utility Note

THE UNDERGROUND UTILITIES SHOWN HAVE BEEN LOCATED FROM FIELD SURVEY
INFORMATION AND EXISTING DRAWINGS. THE SURVEYOR MAKES NO GUARANTEES
THAT THE UNDERGROUND UTILITIES SHOWN COMPRISE ALL SUCH UTILITIES IN THE
AREA, EITHER IN SERVICE OR ABANDONED. THE SURVEYOR FURTHER DOES NOT
WARRANT THAT THE UNDERGROUND UTILITIES SHOWN ARE IN THE EXACT LOCATION
INDICATED ALTHOUGH HE DOES CERTIFY THAT THEY ARE LOCATED AS ACCURATELY
AS POSSIBLE FROM INFORMATION AVAILABLE. THE SURVEYOR HAS NOT PHYSICALLY
LOCATED THE UNDERGROUND UTILITIES. CALL 1-888—DIGSAFE AT LEAST THREE
BUSINESS DAYS BEFORE PERFORMING ANY CONSTRUCTION. DUE TO OSHA
CONFINED SPACE REQUIREMENTS, ALL INVERTS AND PIPE SIZES MUST BE VERIFIED
PRIOR TO ANY CONSTRUCTION.

Legal Descriptions

PROPQSED LOT

A CERTAIN LOT OR PARCEL OF LAND AT THE INTERSECTION OF THE NORTHERLY SIDE OF
COMMERCIAL STREET AND THE EASTERLY SIDE OF CENTER STREET, CITY OF PORTLAND, COUNTY OF
CUMBERLAND AND STATE OF MAINE, BOUNDED AND DESCRIBED AS FOLLOWS:

COMMENCING ON THE NORTHERLY SIDELINE OF COMMERCIAL STREET AT THE SOUTHWESTERLY
CORNER OF LAND NOW OR FORMERLY OF HARBOR LANDING CONDOMINIUM AS DESCRIBED IN A
DECLARATION OF CONDOMINIUM RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN
BOOK 6505, PAGE 312;

THENCE, S 36°53'50" W ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET 18.49 FEET TO
THE POINT OF BEGINNING;

THENCE, FROM SAID POINT OF BEGINNING, N 39°53°58" W THROUGH THE LAND OF NORTH RIVER
IV LLC 152.52 FEET;

THENCE, S 50°07°26" W CONTINUING THROUGH THE LAND OF NORTH RIVER IV LLC 135.77 FEET
TO THE EASTERLY SIDELINE OF CENTER STREET;

THENCE, S 39°52'37" E ALONG THE EASTERLY SIDELINE OF CENTER STREET 197.74 FEET;

THENCE, ALONG A NON-TANGENT CURVE TO THE LEFT HAVING A RADIUS OF 2.69 FEET, AN ARC
LENGTH OF 5.26 FEET, A CHORD BEARING OF N 83'54'34” E AND CHORD DISTANCE OF 4.46 FEET
TO THE NORTHERLY SIDELINE OF SAID COMMERCIAL STREET;

THENCE, N 27°53’01” E ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET 69.18 FEET;

THENCE, N 31°14°09” E CONTINUING ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET
54.32 FEET;

THENCE, N 36°53’50” E CONTINUING ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET
17.15 FEET TO THE POINT OF BEGINNING, CONTAINING 23,791 S.F., OR 0.55 ACRES, MORE OR
LESS.

BEING A PORTION OF THE PREMISES CONVEYED TO NORTH RIVER IV LLC BY RREEF AMERICA REIT
ll—z4, LLC BE DEED DATED MARCH 26, 2015 AND RECORDED IN THE CUMBERLAND COUNTY
REGISTRY OF DEEDS IN BOOK 32163, PAGE 33.

SERVICE ACCESS EASEMENT

A CERTAIN LOT OR PARCEL OF LAND ON THE WESTERLY SIDE OF CROSS STREET, CITY OF
PORTLAND, COUNTY OF CUMBERLAND AND STATE OF MAINE, BOUNDED AND DESCRIBED AS
FOLLOWS:

BEGINNING ON THE WESTERLY SIDELINE OF CROSS STREET AT THE NORTHEASTERLY CORNER OF
LAND NOW OR FORMERLY OF HARBOR LANDING CONDOMINIUM AS DESCRIBED IN A DECLARATION
OF CONDOMINIUM RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN BOOK 6505,
PAGE 312;

THENCE, N 2857°35" W ALONG THE WESTERLY SIDELINE OF CROSS STREET 18.33 FEET;

THENCE, S 50°08°25” W THROUGH THE LAND OF NORTH RIVER IV LLC 131.08 FEET TO THE
PROPOSED LOT AS SHOWN ON SAID PLAN;

THENCE, S 39'53'58" E ALONG THE EASTERLY LINE OF SAID PROPQSED LOT 51.00 FEET;
THENCE, N 50°08°25” E THROUGH THE LAND OF NORTH RIVER IV LLC 18.00 FEET TO THE

WESTERLY LINE OF LAND OF SAID HARBOR LANDING CONDOMINIUM, BEING AN EASTERLY LINE OF
LAND OF SAID NORTH RIVER IV LLC;

THENCE, N 39°53'58” W ALONG SAID EASTERLY LINE OF LAND OF NORTH RIVER IV LLC 33.00
FEET;

THENCE, N 50°08°25” E ALONG THE SOUTHERLY LINE OF LAND OF NORTH RIVER IV LLC 109.60
FEET TO THE POINT OF BEGINNING, CONTAINING 2,922 S.F. OR 0.07 ACRES, MORE OR LESS.

BEING A PORTION OF THE PREMISES CONVEYED TO NORTH RIVER IV LLC BY RREEF AMERICA REIT
I-Z4, LLC BY DEED DATED MARCH 26, 2015 AND RECORDED IN THE CUMBERLAND COUNTY
REGISTRY OF DEEDS IN BOOK 32163, PAGE 33.

MONUMENTAL STAIRWAY EASEMENT

A CERTAIN LOT OR PARCEL OF LAND ON THE NORTHERLY SIDE OF COMMERCIAL STREET, CITY OF
PORTLAND, COUNTY OF CUMBERLAND AND STATE OF MAINE, BOUNDED AND DESCRIBED AS
FOLLOWS:

BEGINNING ON THE NORTHERLY SIDELINE OF COMMERCIAL STREET AT THE SOUTHWESTERLY CORNER
OF LAND NOW OR FORMERLY OF HARBOR LANDING CONDOMINIUM AS DESCRIBED IN A DECLARATION
OF CONDGOMINIUM RECORDED IN THE CUMBERLAND COUNTY REGISTRY OF DEEDS IN BOOK 6505,
PAGE 312;

THENCE, N 39°53'58” W ALONG THE WESTERLY LINE OF LAND OF SAID HARBOR LANDING
CONDOMINIUM, BEING AN EASTERLY LINE OF LAND OF SAID NORTH RIVER IV LLC 93.23 FEET;

THENCE, S 50°08'25" W THROUGH THE LAND OF NORTH RIVER IV LLC 18.00 FEET TO THE
PROPOSED LOT AS SHOWN ON SAID PLAN;

THENCE, S 39°53’58” E ALONG THE EASTERLY LINE OF SAID PROPOSED LOT 97.47 FEET TO THE
NORTHERLY SIDELINE OF SAID COMMERCIAL STREET;

THENCE, N 36°53'50” E ALONG THE NORTHERLY SIDELINE OF COMMERCIAL STREET 18.49 FEET TO
THE POINT OF BEGINNING, CONTAINING 1,716 S.F., OR 0.04 ACRES, MORE OR LESS.

BEING A PORTION OF THE PREMISES CONVEYED TO NORTH RIVER IV LLC BY RREEF AMERICA REIT
I-Z4, LLC BY DEED DATED MARCH 26, 2015 AND RECORDED IN THE CUMBERLAND COUNTY
REGISTRY OF DEEDS IN BOOK 32163, PAGE 33.

ALTA / NSPS Land Title Survey

Commercial & Center Street
Portland, Cumberland County, Maine
Made For
Fathom CC, LLC

80 Exchange Street, Suite 30, Portland, Maine

Surveyor's Certification

TO:  FATHOM CC, LLC, AND OLD REPUBLIC NATIONAL TITLE INSURANCE
COMPANY

THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS
BASED WERE MADE IN ACCORDANCE WITH THE 2016 MINIMUM STANDARD DETAIL
REQUIREMENTS FOR ALTA/NSPS LAND TITLE SURVEYS, JOINTLY ESTABLISHED AND
ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1, 2, 3, 4, 6(A), 11, 13,

14, 16, 17, 19 AND 21 OF TABLE A THEREOF. THE FIELD WORK WAS

COMPLETED ON DECEMBER 5, 2016, WITH A FIELD INSPECTION ON SEPTEMBER
18, 2018.

borts b LA

RANDY R. LOUBIER
PROFESSIONAL LAND SURVEYOR NO. 2407

R

LOUBIER

DATE OF PLAT OR MAP:
DATE OF LAST REVISION:

OCTOBER 12, 2018

OWEN HASKELL, INC.

=
PROFESSIONAL LAND SURVEYORS
390 U.S. ROUTE ONE, UNIT 10, FALMOUTH, MAINE 04105
DRAWNBY:  OHI/JLW | FIELD BOOK: FILE JOBNO.  2018-239P

CHECKED BY: RRL SCALE: 1" =30 DRWG. NO. 1
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HKS, INC.
350 N SAINT PAUL ST, SUITE 100
DALLAS, TX 75201- 4240
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75 YORK STREET
PORTLAND, MAINE 04101

OWNER

FATHOM CC, LLC
80 EXCHANGE STREET, SUITE 400
PORTLAND, MAINE 04101

OWNER'S CONSTRUCTION

MANAGER

WRIGHT-RYAN CONSTRUCTION, INC.
10 DANFORTH STREET
PORTLAND, MAINE 04101

OWNER'S CIVIL ENGINEER
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INTERIM REVIEW ONLY

These documents are incomplete, and
are released for interim review only and
are not intended for regulatory approval,
permit, or construction purposes.
Architect:

Arch. Reg. No.:
Date:

KEY PLAN

DATUM ELEVATION 12'-0"
(MSL) = 0.72 NGVD1929 = 0.70 Portland City Datum

A a4 ameid A cmed L4 amedt A caed L4 et A ned 14
I' - -_-rr ok | s | et I'_| art | ot
e g g e e e e e

o I.-II o
ok
bt

REVISION
NO. DESCRIPTION DATE

e e L i g e - o T R
.._.—--h--n-'_;;_- -
m:!l._lnl'llt 1%L

1
e p—————

e st sl :
AT L NI R LRSS TR TS

T

|

T
H oy ]

|

1
AN

G Ll
sy 5 | {

Lo

it
L]

1
e

i
e
ni
1

L1
WL LR

TEEE AL

prp it
s

(11
L

PG
IR
F LA
i
il LAEANE
pRIELEIE
HAEIED
yiniReae
PRI
PR LIRS

|
l

HKS PROJECT NUMBER

SITE ILLUSTRATIVE 22302.000

1" = 20!_0" DATE

12/21/2018

ISSUE

SCHEMATIC
DESIGN

SHEET TITLE

SITE
ILLUSTRATIVE

SHEET NO.

nesne|  A1.071
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ARCHITECTURAL METAL FINISHES - AMF

AMF-01 HIGH-PERFORMANCE ORGANIC FLUOROPOLYMER - 2 COAT SYSTEM -
CUSTOM COLOR TO MATCH ARCH SAMPLE (RUST)

AMF-02 HIGH-PERFORMANCE ORGANIC FLUOROPOLYMER - 2 COAT SYSTEM -
CUSTOM COLOR TO MATCH ARCH SAMPLE (BLACK)

AMF-03 EXTERIOR ALUMINUM FINS
CUSTOM COLOR TO MATCH ARCH SAMPLE

AMF-04 EXTERIOR ALUMINUM CEILING/SOFFIT
CUSTOM COLOR TO MATCH ARCH SAMPLE

AMF-11 HIGH PERFORMANCE COATING FOR A.E.S.S -
COLOR (DARK TO MATCH AMF-02)

ARCHITECTURAL EXPOSED STRUCTURAL STEEL

A.E.S.S - 01 ARCHITECTURAL EXPOSED STRUCTURAL STEEL (AMF-11)
BRICK MASONRY VENEER SYSTEM - BK

BK-01 BRICK MASONRY VENEER - MAIN

BK-02 BRICK MASONRY VENEER - ACCENT

MODULAR METAL WALL PANEL - MMP

MMP-01 MODULAR METAL WALL PANEL SYSTEM (AMF-01)

MMP-02  MODULAR METAL WALL PANEL SYSTEM (AMF-02)

CAST STONE SYSTEM - CS

Cs-01 CAST STONE SYSTEM
STONE MASONRY VENEER - ST
ST-01 XXX - TBD

TG -,___..-7‘_'1\_“‘.'.*.!. EXTERIOR GLAZING - GL

: GL-01V 1" INSULATED VISION GLASS
GL-01S 1" INSULATED SPANDREL GLASS

GL-02V 1" INSULATED VISION GLASS

GL-02s 1" INSULATED SPANDREL GLASS

GLAZED ALUMINUM FRAMING SYSTEMS - GAFS

GAFS-01  PUNCHED WINDOW WALL SYSTEM
4-SIDE CAPTURED GLAZED GLASS
FINISH: AMF-02

GAFS-02  PUNCHED WINDOW WALL SYSTEM
4-SIDE CAPTURED GLAZED GLASS
FINISH: AMF-02

GAFS-03  WINDOW WALL SYSTEM
4-SIDE CAPTURED GLAZED GLASS
FINISH: AMF-03
SLAB EDGE COVER FINISH: AMF-03

LOUVER WALL SYSTEM - LVR

LVR-01 CONTINUOUS HORIZONTAL LOUVER
BASIS OF DESIGN: C/S RS-7705
FINISH: REFER TO LOUVER SCHEDULE

ROOF SYSTEMS

ROOF
TYPE-01 SINGLE PLY TPO MEMBRANE ROOFING SYSTEM R-XXX MIN

SKY-01 OVERHEAD GLAZING SKYLIGHT

BASIS OF DESIGN: KAWNEER NORTH AMERICA; AN ALCOA
COMPANY....O'KEEFFE'S INC.....OLDCASTLE BUILDINGENVELOPE

ORNAMENTAL METAL RAILING - OMR

OMR-01 ORNAMENTAL METAL RAILING SYSTEM
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GENERAL NOTES:

1.

10.

1.

12.

13.

14.

15.

16.

17.

18.

19.

PRIOR TO INITIATING DEMOLITION OR CONSTRUCTION ACTIVITIES, CONTRACTOR
SHALL COORDINATE A PRE—CONSTRUCTION MEETING HELD AT THE PROJECT SITE
WITH THE CONTRACTOR, DEVELOPMENT REVIEW COORDINATOR, PUBLIC SERVICES
REPRESENTATIVE, AND OWNER TO REVIEW THE CONSTRUCTION SCHEDULE AND
CRITICAL ASPECTS OF THE WORK.

THE UNDERGROUND UTILITIES INFORMATION SHOWN ON THESE PLANS HAVE
BEEN COMPILED BY OWEN HASKELL, INC. FROM FIELD SURVEY INFORMATION AND
EXISTING DRAWINGS. THE UTILITY LOCATIONS SHOWN IN PLAN ARE APPROXIMATE
AND REQUIRE FIELD VERIFICATION BY THE CONTRACTOR. ALL INVERTS AND PIPE
SIZES SHALL BE VERIFIED PRIOR TO CONSTRUCTION. CONTRACTOR SHALL
NOTIFY ALL UTILITIES PRIOR TO COMMENCING WORK, ALLOWING SUFFICIENT TIME
TO LOCATE AND MARK THE LOCATION OF BURIED UTILITIES. CONTRACTOR SHALL
CONTACT ‘DIG SAFE”, TELEPHONE 888-—344-7233, PRIOR TO EXCAVATION.

CONTRACTOR SHALL MAINTAIN A SECURE WORKSITE, AND SHALL INSTALL AND
MAINTAIN SAFETY AND SECURITY MEASURES, SUCH AS FENCING, BARRIERS,
SIGNAGE, AND TRAFFIC CONTROL DEVICES. APPROPRIATE SECURITY AND SAFETY
MEASURES SHALL BE IN PLACE DURING NON—WORKING HOURS. NO TRENCH
SHALL BE LEFT OPEN DURING NON—WORKING HOURS. SITE SAFETY IS THE
RESPONSIBILITY OF THE CONTRACTOR, DURING BOTH WORKING AND
NON—WORKING HOURS.

CONTRACTOR SHALL PROVIDE AND MAINTAIN EROSION AND SEDIMENTATION
CONTROL MEASURES, IN ACCORDANCE WITH THESE PLANS AND THE LATEST
EDITION OF THE MAINE DEPARTMENT OF ENVIRONMENTAL PROTECTION’S BEST
MANAGEMENT PRACTICES MANUAL. KEEP ALL STREETS FREE OF DUST, MUD
AND DEBRIS. STREETS AND WALKWAYS SHALL BE SWEPT REGULARLY, AND
TEMPORARY CONSTRUCTION ENTRANCES SHALL BE UTILIZED DURING
CONSTRUCTION.

COORDINATE CONSTRUCTION ACTIVITY WITH UTILITY COMPANIES, EMERGENCY
SERVICES, CITY AND THE OWNER'S REPRESENTATIVE.

CONTRACTOR SHALL ANTICIPATE THE NEED TO RESET PROPERTY PINS AND
MONUMENTS. THE PROPERTY MONUMENT SHALL BE RESET AT THE
CONTRACTOR’S EXPENSE, BY A REGISTERED LAND SURVEYOR APPROVED BY THE
OWNER AND PER REQUIREMENTS OF THE CITY OF PORTLAND.

EXISTING FACILITIES WITHIN THE CITY RIGHT-OF—WAY (I.E. GRANITE CURBING,
SIDEWALK BRICKS, TREES, POLES, LIGHT POSTS, CATCH BASINS, SIGNS, PLAY
EQUIPMENT, ETC) ARE THE PROPERTY OF THE CITY'S DEPARTMENT OF PUBLIC
SERVICES. CONTRACTOR TO COORDINATE REMOVAL/DISPOSAL WITH THE CITY
AND OWNER. AT THE DIRECTION OF THE CITY AND OWNER, CONTRACTOR SHALL
DELIVER REMOVED FACILITIES TO THE CITY’S MATERIAL STOCKYARD ON OUTER
CONGRESS STREET. CONTRACTOR TO DISPOSE OF ANY REMOVED FACILITY AT
THE REQUEST OF THE CITY OR OWNER, AT NO ADDITIONAL COST TO THE
CONTRACT.

CONTRACTOR SHALL BE RESPONSIBLE FOR OBTAINING STREET OPENING PERMITS,
AND ALL OTHER NECESSARY PERMITS AND FEES ASSOCIATED WITH WORK WITHIN
THE CITY’S RIGHT—OF—WAY. CONTRACTOR SHALL COMPLY WITH THE CITY'S
STREET OPENING REQUIREMENTS WHEN WORKING WITHIN THE CITY'S
RIGHT—OF—WAY.

MAINTAIN VEHICULAR AND PEDESTRIAN FLOW THROUGH CITY STREETS AT ALL
TIMES. COORDINATE ALL SIDEWALK AND LANE CLOSURES WITH THE CITY.

ALL WALKWAYS, DRIVEWAYS, FACILITIES, UTILITIES, AND AMENITIES TO REMAIN
SHALL BE PROTECTED AND REPAIRED/REPLACED IF DAMAGED BY CONTRACTOR
AT NO ADDITIONAL EXPENSE TO OWNER.

EXISTING PAVEMENT SHALL BE REMOVED FROM SITE. PAVEMENT SHALL NOT BE
MIXED WITH CONCRETE.

MATERIAL STORAGE, TEMPORARY FACILITIES, AND LAYDOWN AREAS SHALL BE
LOCATED WITHIN THE TEMPORARY CONSTRUCTION FENCING. NO STORAGE OR
TEMPORARY FACILITIES MAY BE LOCATED WITHIN THE CITY RIGHT-OF—WAY OR
ON ABUTTING PROPERTIES WITHOUT WRITTEN APPROVAL FROM THE OWNER.

COORDINATE TRAFFIC SIGNAL SUPPORT AND STRUCTURE RELOCATION WITH CITY
OF PORTLAND TRAFFIC ENGINEER JEREMIAH BARTLETT (207)—-632—1062.

CONTRACTOR SHALL PREPARE TRAFFIC CONTROL PLAN FOR SUBMITTAL TO
ENGINEER, OWNER, AND CITY OF PORTLAND. CITY OF PORTLAND MUST
APPROVE TRAFFIC CONTROL PLAN PRIOR TO WORK WITHIN PUBLIC
RIGHT-OF—WAY OR COMMENCEMENT OF TRAFFIC SIGNAL SUPPORT STRUCTURE
RELOCATION.

PRIOR TO ABANDONING ANY STORMWATER OR SANITARY SEWER LATERAL, THE
CONTRACTOR SHALL ACQUIRE A PERMIT FROM THE DEPARTMENT OF PUBLIC
SERVICES. THE APPLICANT SHALL PROVIDE A 48 HOUR NOTICE TO THE SEWER
MAINTENANCE DIVISION STATING THE DATE AND TIME THE CONTRACTOR WISHES
TO COMPLETE THE WORK. ABANDONING OF LATERALS SHALL BE DONE IN
ACCORDANCE WITH CITY'S TECHNICAL STANDARDS, SECTION 2.6.11.

CONTRACTOR SHALL PREPARE A CONSTRUCTION MANAGEMENT PLAN,
COORDINATED WITH AND APPROVED BY THE CITY OF PORTLAND. THE PLAN WILL
INCLUDE BUT NOT LIMITED TO PROPOSED LIMITS OF WORK, TRAFFIC AND
PEDESTRIAN CONTROL MEASURES, SIGNAGE, AND FENCING.

GEOTECHNICAL INVESTIGATIONS OF THE SITE HAVE NOTED THE PRESENCE OF
MAN—PLACED FILL, MARINE SILT/CLAY SOILS AND DEMOLITION DEBRIS,
INCLUDING GRANITE BLOCKS, WOOD PILES, CONCRETE SLABS, RAILROAD RAILS,
FOOTINGS, PILE CAPS, FOUNDATION WALLS AND GRADE BEAMS. CONTRACTOR
SHALL EXCAVATE, BACKFILL AND PREPARE SOILS IN ACCORDANCE WITH
RECOMMENDATIONS IN THE GEOTECHNICAL REPORT PREPARED BY HALEY &
ALDRICH, INC, DATED DECEMBER 2016. CONTRACTOR SHALL DISPOSE OF EXCESS
SOILS AND WATER FROM DEWATERING OPERATIONS PER LOCAL, STATE AND
FEDERAL REGULATIONS. CONTRACTOR SHALL PROVIDE TESTING OF SOILS AS
NECESSARY FOR DISPOSAL.

CONTRACTOR SHALL PROVIDE THE CITY OF PORTLAND AND OWNER WITH A
FINAL SET OF AS—BUILT PLANS IN PDF AND AUTOCAD FORMAT, AUTOCAD
RELEASE 2004 OR GREATER.

COORDINATE CONSTRUCTION ACTIVITIES WITH CONSTRUCTION ON THE ADJACENT
PROJECT SITE AT 3 PORTLAND SQUARE. SOME SITE FEATURES TO BE
DEMOLISHED CROSS PROPERTY LINES.

20. COORDINATE WITH UTILITY COMPANIES FOR RELOCATION OF UTILITY POLE.
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