CITY OF PORTLAND, MAINE


MEMORANDUM








TO:		Chair Caron and Members of the Portland Planning Board





FROM:	Kandice Talbot, Planner





DATE:		July 9, 2002





RE:		PROP, 9-unit Subdivision, Anderson Street








Introduction





People’s Regional Opportunity Program (PROP) is proposing a 9-unit subdivision with associated parking on Anderson Street.  The site is currently being used for parking for Maine Housing Authority parking.  The site is approximately 16,717 sq. ft. and zoned B-5.  The plan is subject to site plan and subdivision review.





The applicant is proposing this project in two phases.  The first phase will consist of the front building, paving, site grading, modular wall and associated rough grading.  The second phase will consist of the two rear buildings, paving and finish site grading.  





After Planning Board recommendation, the City Council voted to approve a B-5 designation for this site on May 20, 2002.  Since the zone change request, the plan has been altered slightly to move the front building up to Anderson Street.  As the Board is aware, there is a Portland Water District easement with an existing water line that runs through the site.  The applicant had proposed to relocate the water line, but because of associated costs is not proposing to relocate the pipe at this time.





The area bisected by Cove and Anderson Streets, similar to other areas in the East Bayside neighborhood and contains a mixture of industrial, commercial, and residential uses.  The closest residential use is a multi-family building located adjacent to the artist live/work parcel to the north.  The strongest residential presence is located to the south of Fox Street in Kennedy Park and to the east along Hammond Street.  There is a distinct separation between the more industrial uses of Cove and Anderson Streets and the residences of Hammond Street.  This separation is created by a sharp change in topography.  It is this topographical difference, rather than the zone boundary, which defines and delineates the change from residential to commercial/industrial uses.





The industrial/commercial uses in the vicinity include the Portland Housing Authority Maintenance facility, Screen Printing, Valve Services, Hardware Consultants, and Emerson Apparatus.





Traffic





Access to the site is from a driveway off Anderson Street.  The applicant is providing a 9-space parking lot on the northwest corner of the site.  There is some concern with parking space #2, which does not meet City standards for a parking space.





As stated previously, the proposed development will eliminate space currently used by Portland Housing Authority.  It appears from the plans that a retaining wall will be constructed on the Portland Housing Authority parcel, which area would be suitable for parking, however, the plans do not indicate that it will be used for parking.  The applicant should clarify what is proposed for this area.





Granite curb currently exists along Anderson Street.  The applicant is proposing to install a sidewalk along the frontage of Anderson Street.  The applicant should specify a construction detail for concrete sidewalk on the detail sheet.





Building Design





The proposed buildings are 3 stories high.  The façade of the building will consist of vinyl clapboard siding with wood columns, corner and eave trim, frieze and fascia boards. Elevations of the building are included as Attachment 6D.





Staff has some concerns with the building located right on Anderson Street.  The facade facing Anderson Street appears to be the back of the building.  It is staff’s recommendation that the building have a front on Anderson Street.  Also, to provide continuity of buildings, staff is asking the applicant to look at aligning the rear buildings with the Artist Live/work building to the north.





Sewers, Water, Solid Waste Disposal





Utility lines in Anderson Street will serve the development.  A letter from the Portland Water District is included as Attachment 2.    The applicant will need a letter from Public Works stating that there will be adequate sewer capacity.  The applicant is proposing that electric, telephone and cable will be underground to the rear buildings and overhead to the building directly on Anderson Street.  Staff has requested that the applicant explain why the utilities to the front building cannot be underground.





The applicant is proposing three (3) separate sanitary sewer connections into the existing combined sewer in Anderson Street.  Instead, Public Works is requesting that the applicant install a sanitary manhole on-site and connect all proposed laterals into the structure.  Public Works is also requesting that only one pipe outlet this structure and connect into the Anderson Street sanitary sewer main, minimizing the impact to the City sewer.  Public Works memo is included as Attachment 4.





The applicant is providing an enclosed dumpster for solid waste disposal on-site. A detail of the dumpster enclosure will need to submitted to staff for review.  The applicant has explained that the dumpster will be accessed from the northerly side by tenants to dispose of their solid waste and will be accessed from the southerly side by a solid waste contractor to remove the solid waste. Staff is recommending that the applicant provide an easement from Portland Housing Authority allowing them access through the site for solid waste removal. 





Landscaping





The applicant has not proposed any landscaping for the site.  The subdivision ordinance requires that there be two (2) trees per unit, therefore a total of 18 trees are required.  Also, the applicant should also provide foundation plantings for the building.





A line of street trees placed along the vacated Cove Street right-of-way may enhance the alignment of residential building along Anderson Street.





Soil and Drainage





The applicant is proposing two ditches directing both on/off-site runoff around the two proposed structure in the rear.  These ditches outlet on the existing off-site Portland Housing Authority parking lot to the south and the proposed project parking lot to the north.  This ditch runoff crossing the proposed parking lot then drains overland into Anderson Street.  The Development Review Coordinator is recommending that a piped storm drain system be designed to intercept runoff from these ditches prior to crossing parking lots and/or prior to crossing the property line into Anderson Street.  The Development Review comments are included as Attachment 5.





Lighting





The applicant will need to submit information regarding lighting.





Multiple-Family Design Standard





1.	Exterior Design





The design provides positive visual interest by incorporating appropriate architectural elements.  Front porches, roofline configuration, size, number and spacing of windows, corner board and trim details are an excellent expression of the neighborhood architectural character.





2.	Respects Existing Relationship of Buildings to Street





The front building is sited at the street line like other buildings in the neighborhood.  However, the rear of the building is facing Anderson Street.  As stated previously, staff is recommending that the front of the building face Anderson Street.





3.	Open Spaces





The porches help enhance the sense of open space on the site for residents.   There will also be some open space area between the two rear buildings.





4.	Design of Windows and Storage Area





The submitted building elevations and floor plans indicate there are an adequate number of windows in each dwelling for sunlight and air.  The porch areas increase the opportunity for light and air.  Each unit will have a storage area in the basement.





5.	Parking





The B-5 zone does not require off-street parking, however the applicant is providing 9 parking spaces on-site.





Fire





A hydrant is located within 200 ft. of the property.  All multi- family apartments are required to have sprinklers unless each unit has a direct means of egress.  





Financial and Technical Capacity





Financial and technical capacity information has been submitted and is included as Attachment 1A.





Neighborhood Meeting





The applicant did revise the plan slightly, by moving the front building forward up to Anderson Street.  During the zone change process, the applicant proposed relocating the water line, which runs through the property in the Portland Water District easement.  Because of costs they decided not to relocate the water line.  Staff is recommending that the applicant hold another neighborhood meeting because of the changes to the plan.





Issues to be Resolved Prior to Public Hearing


Public Works Issues 


Sewer Capacity Letter


Landscaping


Lighting


Overhead Utilities


Fire


Anderson Street Façade


Development Review Coordinator’s Issues





Attachments:


1.	Applicant’s Submittal


2.	Portland Water District Letter


3.	Letter from Staff to Applicant dated June 28, 2002


4.	Public Works’ Memo dated July 2, 2002


5.	DRC’s Memo dated July 2, 2002


6.	Plans
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