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Memorandum

Department of Planning and Development

Planning Division

To:

Chair Beal and Members of the Portland Planning Board


From:

Bill Needelman, Senior Planner

Date:

February 3, 2006

Re:

Longfellow at Ocean Gateway Project

Vicinity of India Street, Fore Street, Hancock Street, Middle Street, and Commercial Street.



Riverwalk, LLC, Applicant



February 7, 2006 Workshop

1.
Introduction:

The Longfellow at Ocean Gateway project presents a significant increment in the historic redevelopment of Portland’s Eastern Waterfront.  Encompassing the majority of two city blocks, the project provides the type of mixed use program and urban scaled density envisioned by the Eastern Waterfront Master Plan.  While several design issues and details remain unresolved, the project’s scale and presence will have a transformative impact on the India Street and Munjoy Hill area for generations to come.

Riverwalk, LLC, developers of the project, request an introductory workshop to describe the project to the Board and to begin the formal review process.  It is envisioned, given the size and complexity of the site and program, that a minimum of two additional workshops will follow in the upcoming months allowing time for a detailed review of the project’s architecture, engineering and traffic impacts. 

Scope of Review:

Zoning: 
The site is located in both the B-6 and B-5b zones.

Site Plan and Subdivision:  
The project will be reviewed for conformance with the Site Plan and Subdivision Ordinances.  

Traffic: 
The project requires a Traffic Movement Permit to be issued under the City’s delegated review authority.   

Historic Preservation:  
Portions of the project are located in the Waterfront Historic Preservation District requiring review by the Historic Preservation Board under the standards for alteration of historic structures and for new construction.  

Previous Review:

Portions of the site are included within the scope of the Ocean Gateway site plan.  Accordingly, the Longfellow project constitutes an amendment to the Ocean Gateway Site Plan at the local level, as well as an amendment to the Ocean Gateway Site Location of Development permit with the State DEP.  

Comprehensive Plan:

Finally, the applicant’s agreement with the City for purchase of a major portion of the site includes a provision recognizing the City’s goals as expressed in the Comprehensive Plan.  The applicable comprehensive plan elements include the Eastern Waterfront Master Plan and its associated Design Guidelines.

Design and Review Team

Applicant:

Riverwalk, LLC, Drew Swenson, Principal

Design Team:


Engineering – 
Woodard and Curran Engineers, Barry Sheff, P.E. and David Senus, P.E.

Architecture -
Scott Simons, Garage and Office Structure


The Architectural Team, Inc., Residences and Retail

Traffic - 
Gorrill Palmer Engineers, Tom Gorrill

City Reviewing Engineer:
Deluca Hoffman Engineers, Steve Bushey, P.E.

2.
Site and Development Description

Attachment 1 provides a detailed description of the site and project, and the Board is encouraged to become familiar with this portion of the applicant’s submittal.  The following description is provided as a quick reference. Attachment B3 provides a site survey and attachment B4 (grading plan) provides a clear portrayal of the project limits.

Site Description:

The total building site encompasses 2.92 acres of land located on four parcels split between two city blocks in the Eastern Waterfront District.  

Southerly block - The block located east of India Street, south of Fore Street, west of Hancock Street (extension), and north of Commercial Street (extension) includes 1.62 acres of project site split between two parcels.  The applicant has a purchase and sale agreement with the City of Portland over 1.06 acres that previously was included in the Ocean Gateway project site.  Previously designed as a gravel parking lot, the City parcel was the subject of a recent request for proposals for development with Riverwalk, LLC being the selected developer.  The City parcel has been combined with a .56 acre parcel at 1 India Street.  Currently occupied by the former administrative building for the Grand Trunk Railroad (now Turner Barker Insurance), the 1 India Street parcel is included in the City’s Waterfront Historic District.  A portion of the 1 India Street parcel is subject to an easement with the City and will be incorporated into the expanded Commercial Street right of way.  The balance of this block is comprised of the Portland Water District pump station parcel.

The southerly block is entirely located within the newly established B-6 zone and is subject to a maximum 65 foot building height restriction.

Northerly Block - The block east of India Street, north of Fore Street, west of Hancock Street (extension), and south of Middle Street includes 1.30 acres of project site located on two parcels.  The 0.11 acre parcel at 33 India Street currently houses the “Breakaway Tavern” building, which is to be demolished.  The larger 1.11 acre parcel located along a Hancock Street extension between Middle and Fore Streets is currently part of the Shipyard Brewery complex.  The shipyard parcel is largely devoted to surface parking along with two shed structures slated for removal.  The balance of this block is owned and occupied by the Miccuci’s grocery store at India and Middle Streets.

The northerly bock is entirely located within the B-5b zone and is subject also subject to a maximum 65 foot building height restriction.

Project Description

The total projected development includes over 530,000 square feet of new building area making the Longfellow project one of the largest developments on the Portland peninsula in recent memory.  For comparison, the recently approved Westin Hotel project totals 470,000 square feet.

The Board will spend considerable time discussing the architecture of the project at a future workshop and a comprehensive architectural review will be conducted at that time.  Please note that the architectural material currently provided is preliminary and greater detail will need to be submitted.  City Urban Designer, Carrie Marsh, has provided a preliminary review memo (included at the end of this memo) based on the submission to date.  

As noted above, the Historic Preservation Board will also review elements of the project.   Ms. Marsh’s design review and the jurisdictional scope of the Planning Board’s design review will be delineated prior to any future workshops.

Southerly Block – The southerly block, described above, is proposed to hold the residential core of the project, as well as the reuse of the 1 India Street building, within a 50,500 square ft footprint.  The first floor of the southerly block includes retail, restaurant, spa, lobby and service space in a “u” shaped layout around private courtyard.  Additionally, there is a row of townhouse residential units set adjacent to India Street, running parallel to the 1 India Street building.  The majority of the southerly block will be constructed above a sub-grade parking structure holding 75 parking spaces.  Please refer to the attached rendered plans for floor plan layouts and program delineation.  Attachment A2 shows the program layout of the southerly block.

Northerly Block. – The northerly block includes two separate structures:  A six-story, 719 space parking garage set along Fore Street, and a five-story, 29,000 square foot retail/office structure at the corner of Fore and India Streets.   Attachment B37 provides a schematic site plan of the northerly block 

Architecture for the proposal is described in the Urban Designer’s memo as attached.

Note on New Streets:

Please note that the parcel blocks described above are defined by new sections of public streets – the Commercial Street and Hancock Street extensions.  The Ocean Gateway project, as designed and currently under way, will construct the southerly link in the Hancock Street right of way between Fore and Commercial Street, as well as the Commercial Street extension along the entire project site.  These sections of public streets include full utility infrastructure available for connection to private development.  The project will, however, be responsible for the installation of brick sidewalks adjacent to the Longfellow project.

The project anticipates a further extension of Hancock Street north of Fore Street to its intersection with the existing right of way at Middle Street.  This portion of Hancock Street is not part of the Ocean Gateway site and is to be developed by the City.  The property proposed for the northerly Hancock Street link is currently owned by the Shipyard Brewery and is to be transferred to the City as part of the deal established with the garage RFP.

4.
Circulation and Traffic

Circulation:

The project anticipates introducing new curb cuts into both of the blocks described above.  

Southerly block:  The southerly block is proposed to have two areas of primary vehicular circulation: one on Fore Street and one on Commercial Street extension.  

Fore Street shows a three-lane entrance adjacent to the pump station at the northwest corner of the site.  This entrance will provide ramped access to the lower level garage (in and out) and a Fore Street level loading area (Please look to attachment A2.)  Three pedestrian entrances to the building are also located on Fore Street serving the condominium lobby, administrative area and loading area.

Valet Parking:

The Commercial Street side of the building shows a “valet plaza” between the primary wings of the structure.  This turnout area has two curb cuts totaling in a +/-120 foot disruption in the sidewalk and a loss of potential on-street parking.  

Furthermore, the intrusion of private driveway onto the site pushes the pedestrian entrances of the building (housed in one-story extensions of the primary wings) back away from the sidewalk and weakens the street wall presence of the building along the Commercial Street extension.

At a previous stage of design, the applicants had proposed a hotel use for a portion of the site and had made a compelling case for needing a valet turnout.  With the conversion of the program to primarily residential use and the provision of underground parking, the need for a dedicated valet area is diminished.   Please see Ms. Marsh’s attached memo for additional discussion of the valet area as it relates to the design of the building in relation to the applicable sections of the Eastern Waterfront Design Guidelines. 

If the valet parking use is demonstrated to be a necessary component of the applicant’s program, there are alterative designs that would provide fewer impacts on the sidewalk and allow a more urban approach to designing the ceremonial entrance of the building.  We have previously suggested to the applicant, and continue to recommend to the Planning Board, that the applicant revise the plan as follows:  The valet lane should be reduced to a curb-side pull-off area, similar to Portland High School.  A wide sidewalk could be provided where the lane is shown and the two, one-story entrance buildings should be drawn closer to the sidewalk.  This design would provide a more appropriate vehicle drop off area and would reduce the large void in the Commercial Street building wall created by the current proposal.  Such a provision would not compromise any aspect of the applicant’s program other than a slight reduction in the valet parking capacity.  Given that the project is no longer a hotel, such a reduction seems appropriate to reduce the vehicular impacts to the primary entrance to the complex.

The question of whether or not to include a dedicated valet turnout at the visual and functional focal point of the structure is critical to the further design development of the project.  Staff looks to the Board to provide an opinion on this issue in order to allow the applicant to design accordingly.  

Northerly Block:
The northerly block is designed to have vehicle entrances from both Fore Street and Middle Street.  The primary vehicle entrance for the 719 space garage is proposed for Middle Street.  This entrance will need to be carefully planned with the proposed entrance to the Village at Ocean Gate project across the street.

The Fore Street portion of the block is proposed to have a secondary vehicle entrance to the garage and as well as an alley drive between the office structure and the garage. The relationship between the planned and existing curbcuts on the southerly block will be evaluated during the Traffic Permit review process. The Board should note that the Ocean Gateway project is required to install a traffic signal at the Fore and India Street intersection.

Pedestrian entrances for the northerly block are provided at both Fore Street corners of the garage and at the Fore and India Street corner of the office building.

Brick sidewalks are to be provided along all street frontages.  

Traffic:

The applicants have engaged Gorrill Palmer Engineers to produce a traffic management plan for the project.  As stated above, the project is under review for a Traffic Movement Permit. The City and the applicants have conducted the scoping meeting in anticipation of conducting the final traffic analysis and the traffic impacts of the project will be reviewed in detail at a future workshop.  The applicant’s preliminary traffic summary, provided in attachment 15, anticipates that the project will add 187 pm peak hour vehicular trips into the India Street area.  Please note that the cars parking in the proposed garage, which are not attributable to the project, are not included in this number.    The impacts of those cars will be assessed as part of projects generating their use.

The City’s traffic engineering consultant, Tom Errico has provided the following preliminary comments:

As request, I have provided some initial traffic/parking comments for the above project.  Formal comments will be provided upon receipt of the traffic impact study.

 

1. An evaluation of the parking garage entrance/exit location should be performed to ensure it will operate safely with current and future conditions on Middle Street.  Additionally, a review of Middle Street as it relates to on-street parking impacts and its proposed conditions should be provided.

2. A review of Fore Street in the vicinity of the project should be performed relative to on-street parking and travel lane alignment.

3. The applicant should provide justification for the curb cuts on Commercial Street.  The project should minimize the number of driveways into and out of the site.

4. As you know, a project traffic scoping meeting was held on January 19, 2006.  The key conclusions of that study include:

a. Traffic conditions should be assessed assuming full-occupancy of the garage.

b. The study will assess conditions at the India/Fore, India/Middle, and Franklin/Middle intersections and at their site driveways.  In addition the study will need to address impacts to Mountfort Street.

c. The study will include an assessment of pedestrian facility conditions.

 

5.
Stormwater and Utilities

The stormwater and utility plans for the project are still in development and will be reviewed in detail at a later workshop.  A brief stormwater discussion is proved below as an introduction.

Southerly Block – 
The stormwater flowing from the southerly block, as described above, was previously accounted for in the Ocean Gateway site plan design.  The site, which is quite flat and largely impervious compact gravel, was provided with stormwater collection and integrated into the new Commercial Street separated system.  The Commercial Street system is designed to flow through a stormwater treatment structure prior to out letting into Portland Harbor.  The current design provides a new storm line directly into the new Commercial Street system in the area of the westerly wing of the building.

Northerly Block -  
The northerly block, which is currently part of the Shipyard complex, is entirely impervious surface exhibiting a southerly sheet flow into the combined sewer at Fore Street.  The submitted plan proposes to collect the stormwater from the roof drains of the office and garage structures and route stormwater into the combined system with new lines at both Fore Street and India Street.  Staff understands that the design team at Woodard and Curran are currently evaluating alterations to this approach and are exploring routing of all stormwater from the site into the Ocean Gateway system by way of the new Hancock Street extension.  

Stormwater and other utility infrastructure will be reviewed in detail at upcoming workshops.

Attachments

Urban Design Memo

1.
Development Description with Vicinity Maps

2.
Development Project Area – Tab 1

3.
Easements

4.
Solid Waste

5.
Utility Capacity and Off Site Facilities

6.
Stormwater and Sedimentation Control (calculations omitted)

7.
Construction Plan

8.
State and Federal Permitting

9.
Technical and Financial Capacity

10.
Right, Title and Interest (including purchase and sale with the City)

11.
Environmental and Historic Resources Statement

12.
Electronic Submission

13.
Solid Waste

14.
Subdivision Statement

15.
Traffic – preliminary information/request for Traffic Movement Permit

16.
Letter from Woodard and Curran, utility updates

A.
Architectural Renderings

B.
Architectural and Engineering Plan Set

C.
Landscape Plan (full size copies- for Board only)
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