Planner presentation- 130 Eastern Promenade.  The Estates at Longfellow inn

1. Identify project and scope of review:

Applicant- Casco Bay Ventures 
Request - subdivision and site plan review and approval for their proposal to renovate and add a three-story addition to the existing building at 130 Eastern Promenade.   

· Specifically, the applicant proposes to renovate the existing three-story frame building, demolish the one-story addition and add a three story, three-unit addition on the southeast side.  The proposed building will contain seven (7) apartments.  The proposal includes demolishing the existing garage in order to accommodate a seven (7) car parking lot including covered parking for five (5) full-size cars and two (2) additional outside parking spaces for compact size vehicles
Waiver request: The applicant has submitted a letter to the Planning and Inspections Divisions requesting that the Planning Board grant an exemption from the requirements of Section 14-483- Preservation and Replacement of Housing Units (see Attachment 13).  Section 14-483 is intended to limit the net loss of housing units in Portland.  

The applicant has submitted documentary evidence that they meet exemption criteria (6) as outlined in this section of the Ordinance.  Criteria 6 exempts buildings that contain more dwelling units than they were originally designed and built to accommodate and which are being modified to contain fewer dwelling units.    

The applicant proposes to reduce the number of units from eleven to seven.  The applicant has submitted documentation that the building was originally built with three dwelling units in 1903.  The number of dwelling units subsequently increased when the building was converted to hotel use as the Ye Longfellow Inn in 1916.

Neighborhood meeting: Casco Bay Ventures held a neighborhood meeting, a required by City ordinance, on December 27, 2007.  Documentation from that meeting is included as Attachment 6

2. Turn over to applicant- to provide a summary of their proposed project, highlighting any updates for the Board, but providing a complete summary for the record.  

3. Presentation 2:
The City Zoning Administrator has reviewed this project for compliance with the City's zoning requirements.  Her memo is attached as Attachment 9.  Her conclusions are summarized as follows:  

· The seven (7) requested dwelling units would meet the land area per dwelling unit requirements of the R-6 zone. 
· The seven (7) units would require a minimum lot size of 7,800 sq ft of land area.  Currently the lot is 7,905.9 square feet, which is in excess of the minimum lot size required.  
· The applicant is not prohibited from enlarging the building under section 14-388. 
· The enlargement can meet the R-6 zone setbacks as currently shown.  

Parking requirements:

The applicant is not required by zoning (Section 14-332) to incorporate additional parking into their proposal because the proposal does not increase the number of units.  The only requirement is that they not reduce off-street parking to less than what exists currently.  The applicant proposes to increase off-street parking to seven (7) parking spaces, providing one parking space for each unit.

Site plan and subdivision review:

· The proposed development has been reviewed by Planning staff for conformance with the subdivision and site plan ordinances.  Staff comments are highlighted in the report. There are some fairly minor unresolved issues which I will briefly highlight and are addressed in the proposed conditions of approval:
1. Boundary Survey

Public Works submitted comments on December 4, 2007 addressing two notes, which should be included on the boundary survey stating that, the project survey coincides with approved City standard.  The applicant has submitted a revised boundary survey, however, this has not yet been reviewed and approved by Public Works.
· Planning staff recommends including review and approval of the revised boundary survey by Public Works as a condition of approval.  
2. Stormwater- 

The submitted stormwater plan is included as Attachment 5.  Engineering review comments from Dan Goyette, Consulting Development Review Engineer, recommends minor revisions to the site plans pertaining to stormwater management.   The submitted stormwater report shows that there will be a slight increase in flow for the post development site conditions.  The capacity of the existing combined sewer system and the effect of the proposal’s stormwater and sanitary sewer flows on the system must be verified and taken into account in the design prior to approval.  The applicant submitted revisions addressing Dan’s comments on January 2, 2008 (see Attachments 16 and 17).  These revisions have been submitted to but have not yet been approved by Public Works.  

· Planning staff recommends including a condition of approval that revisions to the stormwater management plan must be reviewed and approved by Public Works prior to the issuance of a building permit.  
3. Landscaping: The applicant has submitted a revised landscaping plan for review (Sheet C1.4- Attachment 14(g).  
· The applicant proposes to add assorted perennials and a weeping cherry (prunus snowfozam) above the retaining wall along Eastern Promenade.  The plans include measures to both enhance and preserve the existing planting beds along the Eastern Prom and Wilson Street frontages with summer annuals and perennial species.  The applicant proposes to plant forty five (45) arborvitaes around the parking area as screening.  In addition there are two mature cedar and two mature elm trees along the southwest property boundary, between the proposed parking area and an abutter’s existing parking lot.  The submitted landscaping plan identifies measures to preserve these trees during construction.    

· The applicant proposes two street trees along Wilson Street as required by Section VI .5.B (1) of the Technical and Design Standards.

Jeff submitted review comments for the most recent plans (see Attachment 10).  In summary, Jeff notes that the landscape treatment of ornamental shrubs and landscape beds fits into the character of the nearby residential landscape. Jeff noted that the proposed Elm tree along the Eastern Promenade should be revised to an Autumn Blaze Maple in order to reflect revisions to the Eastern Promenade Street Tree Plan, Atlantic Street to Wilson Street segment for the Eastern Promenade Master Plan Improvements.  Jeff also suggests the following conditions of approval:

a. That a contribution for 10 additional trees to the City Tree Fund.   The new trees would help fill gaps or replace missing trees in the surrounding neighborhood of the project.  

b. That impact to the Eastern Prom lawn area be limited during construction and that all damaged areas be repaired in a timely manor.

c. That the sidewalk along the Eastern Prom be maintained in good condition during construction work. 

d. That the project team contact Parks & Recreation concerning construction activities that might affect the Eastern Prom and park areas.
· Planning staff recommends that all comments submitted by Jeff Tarling, City Arborist pertaining to the submitted landscaping plan and identified in his review letter dated January 18, 2008 be addressed and approved by him prior to the issuance of a building permit.
4. Urban Design and Relationship to existing development

As requested by the Board at the December workshop, Corporation Counsel has provided a memorandum advising the Board on their review of potential view diminution (see Attachment 15).  
The proposed building is shown in context with the surrounding structures on the submitted site plan.  In terms of preservation of views, the applicable Site Plan Standard reads as follows: 

View corridors: The placement and massing of proposed development shall not substantially obstruct those public views to landmarks and natural features from those locations identified on the View Corridor Protection Plan, a copy of which is on file in the department of planning and urban development;

The proposed development is not located in an area identified in the View Corridor Protection Plan.   
The proposal has been evaluated in terms of Section 14-526 (15) of the Site Plan standards.  
Carrie Marsh, Urban Designer for the City of Portland reviewed the submitted site plan and elevation drawings and has submitted comments (see Carrie’s email- Attachment 11).  In summary, Carrie determined that the design therefore appears to be consistent with the Site Plan Standards:
· The building design is consistent with the nearest residential neighborhood in terms of architectural style, facade materials, roof pitch, building form and height.  
· The elevations indicate a building that is similar in scale to the structure across Wilson Street, and other buildings along the Prom.  
Public comment:

Two abutters to the project have raised concerns about Marge’s interpretation of Section 14-382(d) of the City Code with the Planning Board.  The letters expressing those concerns, along with all submitted public comment has been included as Attachment 13 for the Board’s review.  

Proposed motions:  include:

· Whether the plan is in conformance with the Preservation and Replacement Housing Standards of the land use code based on their submitted documentary evidence.  This proposed motion was overlooked in Planning Board Report 05-08 and has been submitted to the Board as a separate memorandum- it’s blue.  

· Whether or not The Estates at Longfellow Inn at 130 Eastern Promenade is in conformance with the subdivision standards of the land use code, subject to conditions:

Whether the plan is in conformance with the site plan standards of the land use code, subject to conditions.























Standard�
R-6 Requirements�
Proposed Development�
�
Min. Lot Size�
4,500 sq. ft�
7,905.9 sq. ft.�
�
Min, Area per Unit�
1000 sq. ft/DU for existing building. 1,200 sq. ft. after first 3 DU's = 7,800 sq. ft minimum for 7 units�
7,905.9 sq. ft.�
�
Min, Street Frontage�
40 ft�
Approx. 65 ft�
�
Min. Front Yard�
10 ft�
5 ft- existing bldg /15 ft – bldg addition�
�
Min. Side Yard�
10 ft�
Approx. 2.5 ft- existing bldg/ 10 ft - bldg addition�
�
Min. Rear Yard�
20 ft �
20 ft �
�
Max. Lot Coverage�
50%�
49.20%�
�
Min. Lot Width�
50 ft�
Approx. 65 ft�
�
Min. Structure Height�
Min. of 2 stories of living space�
3 stories of living space�
�
Max. Structure Height�
45 ft�
Approx. 39 ft.�
�
Open Space Req.�
Min width/length = min. 15 ft and slope = <10%.�
Approx. (15.7 x 29.3 ft.) + 18.6 x 10 ft.) Open space (25.4%).  Slope = < 10%�
�
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