Staff Presentation:  79 Walnust Steet-   MUNJOY HEIGHTS
Site Plan and  Subdivision 
2nd PB WORKSHOP 11.26.2013
1. The proposed multi family development comprises 29 new townhomes in 6 buildings plus a reconfigured lot that already has a single family home on it.  The site is 1.59 acres but approximately a third of this is steeply sloping and difficult to build on without substantial grading.  The site is made up of 7 different parcels (summary at ATT D and the P&S Agreements are available for reference).
2. The papers circulated include the Fire Assessment and one additional public comment in support of the project.  The Zoning Administrator comments were circulated at the previous Workshop and included some questions that still need to be addressed so the Zoning Administrator can confirm her final comments.  
3. This the second Workshop and the applicant has submitted a number of additional plans and documents for review and would like to move forward to a hearing:

· Letter confirming financial capability (Att T)

· Stormwater Report (Att Mii)

· Tree Report (Att Q)

· Landscape and Planting Plans, including revised treatment of the “woonerf” area (Plans 30 & 31) 
· Subdivision Plat and details for the Maxwell Property (lot #30)

· Letter and photomontages addressing the issue of scenic beauty and loss of existing trees and the scope for open space on the site  (Atts V and W)

· Photomontages showing the impact of the development from the neighbors perspective

· Elevations of the large buildings (Att Wii)
· Construction Management Plan (Plan 32)
· Erosion Control Report and Plan (got muddled in the packet but was reviewed)

· Fire Code Assessment (not yet reviewed)
· Photometric Plan (difficult to read so not included)
4. Update re Key Issues:

· Pedestrian areas:  Since the last Workshop there has been a meeting between staff, the applicant and Portland Trails to discuss details of the pedestrian areas/links and the applicant has revised the plans since that meeting. There are still concerns (best articulated in comments by Tom Errico and Jaime Parker of Portland Trails) including regarding the location of the parking in relation to the pedestrian routes, treatment of the retaining walls and the need for a bike ramp. The question of ramps vs staris for the last part of the path to East Cove Street is still under discussion and staff would like to understand better how the retaining walls impact that path.
· Loss of trees and Scenic Beauty:  The Tree Report confirms that 162 trees would be removed by the development, of which 39 are over 10 dbh.  Of these larger trees 30 are Norway Maple, considered an invasive species.  Jeff Tarling has commented that there is no quantitative basis for applying the subdivision standard regarding scenic beauty and its difficult for him to assess the “before” and “after” photos across Back Cove and from 295 towards the site in Att W..  He indicates that additional planting and some revision to the choice of tree species is recommended.  Staff consider that the treatment of the retaining walls needs further information and discussion.
· Stormwater Management:  There have also been further discussions with DPS regarding the stormwater management system and where stormwater will be discharged. DPS have agreed to XXX
· Right, title and Interest:  Discussions with the Legal Department over right, title an interest have also taken place and the applicant will be submitting a title opinion or title insurance to address the status of the paper streets.  Clarification of the easements and rights of the existing abutters is also a staff request.
