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I.
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 overflow parking for Maine Housing Authority.  The site is approximately 16,717 sq. ft. and zoned B-5.  The plan is subject to site plan and subdivision review.

The Portland Housing Authority will submit a separate site plan applicant for parking and circulation changes for their property adjacent to the PROP parcel.

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.

189 notices were sent to area property owners. A neighborhood meeting for the project was held during the rezoning process.

II.
FINDINGS

Zoning:


B-5 Urban Commercial Mixed Use Zone

Land Area:

16,717 sq. ft.

Buildings:

3

Dwellings:

9

Parking Spaces:

9

Building Height:
35 ft.


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, is 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.

III.
STAFF REVIEW


This plan has been reviewed by staff for conformance with the applicable review standards of the site plan and subdivision ordinances.

SITE PLAN REVIEW
1/2.
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.  Four (4) parking spaces will be constructed during phase I, with the remaining five (5) parking spaces will be constructed during phase II.

Granite curb currently exists along Anderson Street.  The applicant is proposing to install a concrete sidewalk along the frontage of Anderson Street.

3.
Bulk, location, height of building and proposed uses will not cause health or safety problems


There are no known health or safety issues associated with the plan.  

4.
Bulk, location, height of buildings minimizes the diminution in value or utility to surrounding structures

The proposed building is 3 stories high -- well below the 45 foot B-5 height limit.  Given that this proposal replaces an open gravel lot and has a strong residential design, this development should increase the value and utility of surrounding properties.

5.
Sewers, water, solid waste disposal

Utility lines in Anderson Street will serve the development.  A letter from Portland Water District is included as Attachment 2.  A letter from Public Works stating that there is adequate sewer capacity is included as Attachment 2.  The applicant is proposing that electric, telephone and cable will be underground.

The applicant had originally proposed three (3) separate sanitary sewer connections into the existing combined sewer in Anderson Street.  Instead, Public Works requested that the applicant install a sanitary manhole on-site and connect all proposed laterals into the structure.  Public Works also requested that only one pipe outlet this structure and connect into the Anderson Street sanitary sewer main, minimizing the impact to the City sewer.  The applicant has revised the plans to reflect this recommendation.  Public Works has reviewed the plans and finds them acceptable.  Public Works memo is included as Attachment 9.

The applicant is providing an enclosed dumpster for solid waste disposal on-site.  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 their site for solid waste removal.  A potential condition of approval is:

-
That the applicant provide to staff an easement from Portland Housing Authority allowing access through their site for access to the applicant’s dumpster.

There is an existing passageway that goes through the property.  The applicant has provided insurance coverage respecting the passageway shown on the PROP parcel. Additionally, there is no building proposed within the passageway. This information is included as Attachment 6.  The passageway currently has a water line going through it.  Staff is recommending that the applicant provide a utility easement to the City in the event the City needs to maintain the water line.  A potential condition of approval is:

-
That the applicant provide an utility easement for the utility line running through the existing passageway located on the property.

6/7.
Landscaping

The applicant has submitted a landscape plan, which is included as Attachment 14D.  The applicant is proposing a number of Red Pine, Hemlock, Red Maple, Green Ash, Cornelian Cherry, Flowering Crab, European Cranberry, and Dogwood around the site.  The applicant is also proposing some foundation plantings around the proposed buildings.  Four (4) street trees are proposed along Anderson Street.  


The City Arborist has reviewed the plan and is recommending the following comments:

*
The applicant has proposed a dense buffer of Pines on the eastern property line.  Normally, this dense buffer would be encouraged, however, because of the grade difference between the abutting Hammond Street property and this property, there is a fear that the area behind the buffer could become a screening for illegal behavior.  I am recommending that the applicant reduce the number of trees proposed within this area.

*
I would recommend that the applicant install approximately nine (9) additional shade trees around the two rear buildings.  Please see the attached site plan showing the recommended location of the shade trees.

*
I have reviewed the plant list.  Based on the Technical and Design Standards and Guidelines the size for the proposed Hemlock should be 5-6 ft. tall and size of the Cornelian Cherry and Flowering Crab should be at least 2 inch caliper.


The City Arborist’s memo is included as Attachment 12.  A potential condition of approval is:

-
That the applicant revise the landscape plan to reflect the City Arborist’s memo dated August 9, 2002 for review and approval by the City Arborist.

8.
Soil and Drainage

The applicant proposed two ditches directing both on/off-site runoff around the two proposed structures in the rear.  These ditches were proposed to 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 would then drain overland into Anderson Street.  The City Engineering Consultant recommended 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 applicant has revised the plans to direct runoff to a catch basin at the rear of the property, and piped into Anderson Street.

The Development Review Coordinator has reviewed and approved the plans as they address the DRC’s previous comments.

9. 
Lighting

The applicant is proposing a pole-mounted light for the residential parking area.  The applicant is also proposing two 12 ft. pole mounted lights for the walking path between the rear residential buildings.  Catalogue cuts of the lighting are included as Attachment 7.  Staff is recommending that the applicant provide the height of the pole mounted light in the parking area and to provide to staff a photometric plan which has been superimposed on the site plan to better determine if the proposed lighting will meet the City’s lighting standards.  A potential condition of approval is:

-
That the applicant provide the height of the pole mounted light in the parking area and provide an overall photometric plan for the site for review by staff.

10.
Fire

Gaylen McDougall of the Fire Department has reviewed the plan and finds it acceptable.  A fire hydrant is located about 115 feet from the site and each of the three buildings will have sprinklers.

11.
City Infrastructure

The development is proposed to be consistent with off-premises infrastructure existing or planned by the City.

12.
Multiple-Family Design Standard

A.
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.

B.
Respects Existing Relationship of Buildings to Streets

The front building is sited at the street line like other buildings in the neighborhood.  Although there is no entrance to the building on Anderson Street, the Anderson Street façade does have a number of details, such as windows along the street and the gable to the street.  Also, the street trees along Anderson Street have been added to minimize the impact of the street side façade.

C.
Open Spaces

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

D.
Design of Windows and Storage Area

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

E.
Parking

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

13.
Natural Resources

This site is a small vacant lot in a densely developed neighborhood.  There are no known adverse impacts on groundwater quantity and quality, surface water quantity and quality, wetlands, unusual natural areas, wildlife and fisheries habitat.  Public water and sewer serve the site.

SUBDIVISION REVIEW

1.
Water or Air Pollution

There are no known water or air pollution issues.  Public water and sewer serve the development.  It is not in a flood plain.

2./3.
Water Supply

See Site Plan Review, section #5.

4.
Soil Erosion

See Site Plan Review, section #8.

5.
Traffic

The small number of dwellings proposed will have a minimal impact on the surrounding roadway system.  No traffic related concerns were identified in the review.  See also Site Plan Review, section #1.

6/7.
Sanitary Waste and Storm Water

Existing sanitary waste lines in Anderson Street will be used.  There is adequate capacity in the sewer system to accommodate this development.  See Attachment 2. 

8.
Scenic, Natural Beauty, Aesthetics

This site is a vacant lot in an urban neighborhood.  The project will improve the aesthetic quality of the neighborhood.  There are no known natural or manmade resources that will be adversely affected by this proposal.

9.
Land Development Plan

The proposal is in conformance with the Comprehensive Plan.

10.
Financial and Technical Capacity

Financial and technical capacity information has been submitted.  See Attachment 1.

IV.
STAFF RECOMMENDATION

This project, as proposed meets the Subdivision and Site Plan ordinance, along with the B-5 zoning.  The Zoning Administrator’s memo is included as Attachment 8.   
V.
MOTIONS FOR THE BOARD TO CONSIDER

On the basis of plans and materials submitted by the applicant and on the basis of information contained in Planning Report #52-02, the Planning Board finds:

A.
That the plan is in conformance with the site plan ordinance of the land use code.


Potential conditions of approval:

1.
That the applicant provide to staff an easement from Portland Housing Authority allowing access through their site for access to the applicant’s dumpster.

2.
That the applicant provide a utility easement for the utility line running through the existing passageway located on the property.


3.
That the applicant revise the landscape plan to reflect the City Arborist’s memo dated August 9, 2002 for review and approval by the City Arborist.

4.
That the applicant provide the height of the pole mounted light in the parking area and provide an overall photometric plan for the site for review by staff.

B.
That the plan is in conformance with the subdivision ordinance of the land use code.

C.
That the proposed Section Recording of two phases meets/does not meet the requirements of Section 14-495(h) of the subdivision ordinance.

Attachments

1.
Applicant’s Submittal

2.
Utility Letters

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.
Letter from Applicant’s Attorney Regarding Passageway dated July 22, 2002

7.
Applicant’s Submittal dated July 26, 2002

8.
Zoning Administrator’s Memo dated August 7, 2002

9.
Public Works’ Memo dated August 8, 2002

10.
Abutter’s Letter

11.
DRC’s Memo dated August 9, 2002

12.
City Arborist’s Memo dated August 9, 2002

13.
Elevations

14.
Plans
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