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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:

April 6, 2006
Re:

Longfellow at Ocean Gateway Project

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



Riverwalk, LLC, Applicant



April 11, 2006 Workshop

1.
Introduction:

Riverwalk, LLC, developers of the project, request a third workshop to continue the review process for a proposed mixed condominium, retail, office building and parking garage project located in the lower India Street neighborhood.    The previous meeting concentrated on traffic and architecture for the project.  It is anticipated that the April 11workshop will concentrate on the civil engineering aspects of the project and resolving issues raised at this workshop.  The applicant asks that the Planning Board hold a public hearing on April 25.
Given the volume of material generated for this project, only new or revised material has been included with the attachments.  The total packet of information will be re-assembled for the final report.  If Planning Board members would like additional copies of previously submitted material, please request these documents at any time.
The project description and background sections found below have been excerpted and updated from the previous workshops.

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 (HP) Board under the standards for alteration of historic structures and for new construction.  The Planning Board will review those portions of the project that are located outside of, but within 100 feet of, the HP district under Site Plan Standard 14-526 (18), the so-called “not in congruous standard.”  City legal staff will provide additional clarification on how the Board should review the project with regards to Historic Preservation.  
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.  A revised Ocean Gateway site plan has been provided and is included in Attachment E.
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.  Additionally, as a subdivision, the Board is required to find that the project “is in conformance with the land development plan or its successor;” 14-497 (a)(9).  Please note that current elements of the Comprehensive Plan are the successor to the “land development plan.”   The applicant has provided a narrative addressing the design review suggested by the applicable Comprehensive Plan elements and the City’s Urban Designer, Carrie Marsh, has prepared a review memo in Attachment 20.  Corporation Counsel will be available to provide additional direction regarding the application of policy documents to individual site review.
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

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 and Design Review
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.

In addition to the updated visual material (rendered drawings, Attachment A, plans and elevations, Attachment B), the applicant has provided two design related narratives for the Board’s review:  a response to previously drafted design comments by Carrie Marsh, Urban Designer (included at the end of Attachment 1a), and a lengthy memo comparing the project against the Eastern Waterfront Master Plan and Design Guidelines (Attachment 15.)  Ms. Marsh’s updated design review is included in Attachment 20 and contains a complete architectural description of the project (as revised from her previous memo.)  
In summary, the design of the project has been developed to sufficient degree to allow adequate design review and in general appears to be moving in a direction consistent with applicable standards and guideline documents.  Two areas of concern remain:  (1) The lack of continuous street wall along the extended Commercial Street, and (2) A general lack of prominence of pedestrian entrances along all street frontages.
As noted above, the Historic Preservation Board will also review elements of the project.   The project has had two workshops with the HP Board and the support memos from those meetings are included as Attachment 17 for the Board’s information and additional architectural description.

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 B 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.   The garage structure is proposed to have a 5000 square foot, two story (one floor) retail face at Fore Street as a second phase.  This later development is mandated in the purchase and sale agreement with the City and is required to allow the building to meet the maximum building setback requirement of the B5-b zone.
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.
Site Plan Standards Review
Please note that the standards are shown in italics with staff comments provided below.

Sec. 14‑526. Standards.
Traffic and Parking
(1) The provisions for vehicular loading and unloading and parking and for vehicular and pedestrian circulation on the site and onto adjacent public streets and ways; and the incremental volume of traffic will not create or aggravate any significant hazard to safety at or to and including intersections in any direction where traffic could be expected to be impacted; and will not cause traffic congestion on any street which reduces the level of service below Level "D" as described in the 1985 Highway Capacity Manual published by the Transportation Research Board of the National Research Council, a copy of which manual is on file with the pubic works authority, or substantially increase congestion on any street which is already at a level of service below Level "D";

(2)
a. 
NA
b.
Where construction is proposed of new structures having a total floor area in excess of fifty thousand (50,000) square feet, the planning board shall establish the parking requirement for such structures. The parking requirement shall be determined based upon a parking analysis submitted by the applicant, which shall be reviewed by the city traffic engineer, and upon the recommendation of the city traffic engineer.
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 B1.)  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 area previously showed two curb cuts totaling in a +/-120 foot disruption in the sidewalk and a loss of potential on-street parking.  The revised plan shows a “bump in” to allow pick up, drop off and valet service at the front of the building while being somewhat removed from the westerly flow of traffic along the new Commercial Street.  The valet area has room for three cars and is further separated from Commercial Street traffic by a proposed cobble stone “rumble strip” set flush within the pavement parallel with the west bound travel lane.  

Traffic Review: 
The applicants have engaged Gorrill Palmer Engineers to produce a traffic management plan for the project  (Attachment 15a.)  The applicant’s traffic summary 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 traffic considerations of the project were presented in detail at the April 4 workshop.  As of that time, City consulting traffic engineer, Tom Errico, had provided a list of comments and the applicant’s traffic engineer, Gorrill Palmer provided an itemized reply.  The traffic engineers continue to have a dialogue over specific details regarding elements of the traffic design, the record of which are included in the attachments.  Please refer to the following:
1b.
Updated written statement (4-5-06) with Woodard and Curran responses to Tom Errico’s, (City consulting traffic engineer) and John Peverada’s, (City Parking Manger) previous comments.

15b.
Traffic update, Gorrill Palmer (4-4-06), response to Tom Errico review included in the 4-4-06 Planning Board memo.

15c.
Traffic Review memo (4-7-06), Tom Errico’s continuing review 

In Mr. Errico’s latest review memo, he addressed several specific design issues that should be addressed prior to public hearing.  The applicant has, in response indicated concurrence on many of these issues, and a resolution appears likely prior to the Public Hearing date.  

In summary, Mr. Errico finds two issues that either need to be addressed prior to public hearing, or included as a condition of approval:

Issue 1:
The applicant needs to provide a lane assignment, curb alignment and street striping plan for Fore Street to ensure preservation of traffic flow and on-street parking.

Issue 2:
The Fore Street entrance to the subsurface garage (southerly block) is shown at 15 feet wide.  A wider entrance is needed (18 feet) to adequately serve two way traffic.

Assuming resolution of the above issues, and further documentation of the issues agreed to in Attachment 1b and 15b, Mr. Errico finds that the project meets the standards for Site Plan and Traffic Movement Permit approval.
Traffic Demand Management:  
Included in the applicant’s proposal, the Gorrill Palmer report recommends Traffic Demand Management (TDM) techniques to further reduce the total traffic impact of the project.  Planning Board members asked the applicant to elaborate how these measures would be maintained over the life of the project.  
No new information has been provided on this issue by the applicant.  In conversations with the applicant and Mr. Errico, it is clear that the recommendation for TDM is a preference for the project, but does not underlie the assumptions of the traffic study, nor the anticipated impacts (i.e., the project did not discount trips assuming a lower impact because of TDM.)  As a result, Mr. Errico’s finding that the project meets the applicable traffic standards (with conditions) does not depend on TDM.

Parking:
The project will supply 75 spaces below the southerly residential and retail bock and provide 719 spaces in the “Ocean Gateway Garage” on the northerly block.  Of the 719 spaces, the subject project is proposed to generate a 243 demand for the garage.  Mr. Errico has agreed that theses proposed spaces will adequately serve the project.
As stated previously, the southerly block site is currently occupied by commercial parking. These displaced parkers, along with area island parkers, are to be offered space in the garage at market rates.  Once the garage is full, islanders will be given preference on any waiting lists that may develop in the future.
(3)(4)
The bulk, location or height of proposed buildings and structures.
The bulk, height and location of the proposed structure are not anticipated to cause harm to or substantially diminish the value of neighboring structures.
(5)
The development will not overburden the sewers, sanitary and storm drains, water, solid waste disposal or similar public facilities and utilities;
Sewer:

The applicant has provided Public Works with their anticipated impact and a sewer capacity letter is anticipated prior to Public Hearing.  Board members should note that the project will remove a significant amount of stormwater from the India Street combined sewer system, resulting in a significant reduction in demand during large rain events.  Please see below.

Stormwater:
The project has provided a revised stormwater management plan (attachment 6). The plan has been reviewed by the City’s consulting review engineer, Steve Bushey, P.E., and Mr. Bushey finds that the proposal meets City Standards for stormwater management.
In the existing condition, which anticipates the Ocean Gateway project infrastructure currently under construction, the site is entirely impervious.  Under Ocean Gateway, the southerly block drains into a separated system and receives treatment in a stormwater quality unit prior to outletting into Portland Harbor.  The Northerly block drains entirely into the surrounding street system, which is combined with sanitary waste and pumped to the East End wastewater treatment facility.  Combined sewer overflow is a problem in this area during large rain storms.

The proposed system would route stormwater from the majority of both blocks into the Ocean Gateway system (Commercial and Hancock Street extensions.)  The resulting system would continue to use the combined sewer in India Street for only 14% of the total site (for that area directly adjacent to India Street at the proposed office building.)  Mr. Bushey’s review of the Woodard and Curran stormwater plan is included as Attachment 6b.
(6)
The on‑site landscaping provides adequate buffering between the development and neighboring properties so as to adequately protect each from any detrimental features of the other;
The proposed landscape plan has been developed with the input of the City arborist and has been designed in conjunction with the neighboring scheme at the Ocean Gateway project.
At the previous workshop, Board members asked to see additional landscaping in the “future phase” areas of the site at Fore Street and Middle Street portions of the northerly block.  Staff has discussed options for these areas with the applicant, and an amended landscape plan is anticipated.
A review memo from the City Arborist will be provided prior to Public Hearing
(7)
The site plan minimizes, to the extent feasible, any disturbance or destruction of significant existing vegetation;
There is no significant vegetation on site.
(8)
The site plan does not create any significant soil and drainage problems, whether on‑ or off‑site, and adequately provides for control of erosion and sedimentation during construction and afterward;
The original submittal contains a sedimentation and control plan that has received review and a recommendation for approval by Mr. Bushey.
(9)
The provision for exterior lighting will not be hazardous to motorists traveling on adjacent public streets; is adequate for the safety of occupants or users of the site; and such lighting will not cause significant glare or direct spillover onto adjacent properties and complies with the applicable specifications of the City of Portland Technical and Design Standards and Guidelines;
A comprehensive lighting plan for the entire site is anticipated for delivery prior to the April 11 workshop.
(10)
The development will not create fire or other safety hazards and provides adequate access to the site and to the buildings on the site for emergency vehicles;
Under review.
(11)
The proposed development is designed so as to be consistent with off‑premises infrastructure, existing or planned by the city;
As stated previously, the site has been anticipated for intensive redevelopment as part of the Eastern Waterfront Master Plan and is consistent with existing and planned off-site infrastructure.
(12)
NA  

(13)
NA  

(14)
NA

(15)
Multiple‑family development.. shall meet the following standards:

Please refer to the Urban Designer’s memo as previously distributed as attachment 20.

a.
Proposed structures and related site improvements shall meet the following standards:

1.
(a) The exterior design of the proposed two‑family structures, lodging houses and emergency shelters, including architectural style, facade materials, roof pitch, building form and height, shall be designed to complement and enhance the nearest residential neighborhood;
The design of the facility is proposed to be an extension of the down town.  The design is compatible with the recently approved Westin Hotel and condominium project, which is the nearest residential neighbor.  The design, while larger in scale, responds to the integrated One India Street (Grand Trunk Railroad) building and is designed to provide a complement to the broader India Street neighborhood.
(b)
The exterior design of the proposed special needs independent living unit, bed and breakfast or multiple‑family structures, including architectural style, facade materials, roof pitch, building form and height, window pattern and spacing, porches and entryways, cornerboard and trim details, and facade variation in projecting or recessed building elements, shall be designed to complement and enhance the nearest residential neighborhood. The design of exterior facades shall provide positive visual interest by incorporating appropriate architectural elements;
The design is a highly detailed composition, though certain elements have been identified as needing additional articulation. The Fore Street and Hancock Street elevations, particularly, have been identified as needing more emphasis on pedestrian entrances and vertical articulation to break up the long (full block) building mass.
2.
The proposed development shall respect the existing relationship of buildings to public streets. New development shall be integrated with the existing city fabric and streetscape including building placement, landscaping, lawn areas, porch and entrance areas, fencing, and other streetscape elements;
Planning Staff continues to recommend bringing the Commercial Street “vestibules” as close to the street as possible, and as noted above, greater emphasis on pedestrian entrances is generally encouraged.
3.
Open space on the site for all two‑family, special needs independent living unit, bed and breakfast and multiple‑family development shall be integrated into the development site. Such open space in a special needs independent living unit or a multiple‑family development shall be designed to complement and enhance the building form and development proposed on the site. Open space functions may include but are not limited to buffers and screening from streets and neighboring properties, yard space for residents, play areas, and planting strips along the perimeter of proposed buildings;
In general, the open space is integrated into the design of the project.   As noted above, the future phase areas surrounding the garage need additional detail.
4.
The design of proposed dwellings shall provide ample windows to enhance opportunities for sunlight and air in each dwelling in principal living areas and shall also provide sufficient storage areas;
The project is amply fenestrated.
5.
The scale and surface area of parking, driveways and paved areas are arranged and landscaped to properly screen vehicles from adjacent properties and streets;

All parking is structured.
a. NA
(16) NA

(17)
The applicant has submitted all information required by this article and the development complies with all applicable provisions of this Code;
With the exception of a sewer capacity letter, a lighting plan, and a signage plan, the project application is complete.
(18)
If any part of a proposed structure or object is within one hundred (100) feet of any landmark, historic district, or historic landscape district designated or otherwise subject to the protection of article IX and not separated from such landmark or district by any public street, or any portion of any such street, such structure or object shall be determined not to be incongruous to the architectural style or character of those portions of such designated landmark or district as are currently visible to the development when viewed from a street or public open space;
As stated previously, portions of the site lie within the Waterfront Historic District.  The Historic Preservation Board continues to review the project.  Those areas outside of the district, but within 100 feet of its bounds, are subject to the “not incongruous” standard quoted above.  The greatest inconsistency between the current design and the character of the prevailing development pattern, as noted before, is the lack of a continuous street wall along Commercial Street.  The Zoning Administrator has provided an opinion that any development within 25 feet of the Commercial Street side line needs to be at least three floors tall, creating a conflict between the developer’s program, the desire for street wall development, and the market necessity for views from the interior courtyard residential units.  Planning Staff continues to recommend that the Commercial Street frontage of the building be strengthened by taking the vestibules as close as possible to the street, while avoiding the necessity of taking the building height to three stories.
(19)
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;

No identified view corridors are impacted
(20)
The proposed development shall have no adverse impact upon the existing natural resources including groundwater quantity and quality, surface water quantity and quality, wetlands, unusual natural areas, and wildlife and fisheries habitats. Stormwater runoff from paved areas shall be treated to the extent practicable to minimize contaminants;
Please see discussion above.
(21)
The proposed development shall not pose an unreasonable risk that a discharge to a significant groundwater aquifer will occur.
No groundwater impacts are anticipated
(22)
Signs: 
No signage information has been provided.
(23)
NA  

(24)
All major or minor businesses shall meet the following requirements:

a.
Signs: Signs shall not adversely affect visibility at intersections or access drives. Such signs shall be constructed, installed and maintained so as to ensure the safety of the public. Such signs shall advertise only services or goods available on the premises.
Please see above.
b.
Circulation: No ingress or egress driveways shall be located within thirty (30) feet from an intersection. No entrance or exit for vehicles shall be in such proximity to a playground, school, church, other places of public assembly, or any residential zone that the nearness poses a threat or potential danger to the safety of the public.


Please see traffic section above.
c.
Drive‑up features: 
NA
d.
Car washes: 
NA
(25)
NA 
(26)
Development located in the B‑5 and B‑5b zones shall meet the following additional standards:

a.
Shared infrastructure: 
The project provides shared parking for other uses in the vicinity, as suggested by this standard.
b.
Buildings and uses shall be located close to the street where practicable. Corner lots shall fill into the corner and shall provide an architectural presence and focus to mark the corner.
Assuming the the retail phase of development is achieved, this standard is met.
c.
Buildings shall be oriented toward the street and shall include prominent facades with windows and entrances oriented toward the street. Uses that include public access to a building or commercial/office uses in mixed‑use developments shall be oriented toward major streets whenever possible.
As stated above, greater emphasis on pedestrian entrances is encouraged.
d.
Parking lots shall be located to the maximum extent practicable toward the rear of the property and shall be located along property lines where joint use or combined parking areas with abutting properties are proposed or anticipated.
No surface lots are proposed.
e.
Modifications to siting standards for the B‑5 zone: In the B‑5 zone, the planning board may modify or waive standards a. through d. of this subsection as may be reasonably necessary to suit the operational or marketing needs of the user(s) of the property.

5.
Subdivision Review under Sec. 14‑497
(a)
Review criteria. When reviewing any subdivision for approval, the planning board shall consider, among others, the following review criteria and before granting approval shall determine that the proposed subdivision:

(1)
Will not result in undue water or air pollution. In making this determination it shall at least consider the elevation of land above sea level and its relation to the flood plains, the nature of soils and subsoils and their ability to adequately support waste disposal; the slope of the land and its effect on effluents; the availability of streams for disposal of effluents; the conformity to the applicable state and local health and water resources regulations;
No undue pollution is anticipated. Given the reduction in flow of stormwater to the combined system, fewer raw sewer overflows are hoped for at the India Street outfall.
(2)
Has sufficient water available for the reasonably foreseeable needs of the subdivision;
A water capacity letter was previously submitted in attachment 5.
(3)
Will not cause unreasonable burden on an existing water supply;
Please see above.
(4)
Will not cause unreasonable soil erosion or reduction in the capacity of the land to hold water so that a dangerous or unhealthy condition may result;

Please see the site plan section above.
(5)
Will not cause unreasonable highway or public road congestion or unsafe conditions with respect to use of the highway or public roads existing or proposed;
Please see the site plan section above.
(6)
Will provide for adequate sanitary waste and storm water disposal and will not cause an unreasonable burden on municipal services if they are utilized;
Please see the site plan section above.
(7)
Will not cause an unreasonable burden on the ability of the city to dispose of solid waste and sewage if municipal services are to be utilized;
Solid waste is the responsibility of the developer.   For sewage, please see the site plan section above.
(8)
Will not have an undue adverse effect on the scenic or natural beauty of the area, aesthetics, historic sites, significant wildlife habitat identified by the department of inland fisheries and wildlife or by the city, or rare and irreplaceable natural areas or any public rights for physical or visual access to the shoreline. For subdivisions within historic districts designated pursuant to article IX of this chapter, the planning board shall apply the standards of section 14‑651(c) of article IX.   (Standards for review of construction) The planning board may request that the historic preservation committee prepare an evaluation of the proposed subdivision based upon the standards of section 14‑651(c);

Review pending by Historic Preservation Board.

Concerns have also been raised regarding impacts to potentially significant archeological resources in the area.  While no direct protections exist outside of the Historic Preservation district, the applicant is encouraged to allow for the exploration of these resources if at all possible.

(9)
Is in conformance with the land development plan or its successor;
Corporation Counsel is preparing a memo for the Board regarding the application of the Comprehensive Plan to this project.
(10)
The subdivider has adequate financial and technical capacity to meet the standards of this section;
Please see attachment 9 of the original submission.
(11)
Whenever situated, in whole or in part, within the watershed of any pond or lake or within two hundred fifty (250) feet of any wetland, great pond or river as defined in Title 38, chapter 3, subchapter I, article 2‑B, will not adversely affect the quality of such body of water or unreasonably affect the shoreline of such body of water;
Adverse impacts to coastal wetlands are not anticipated.  As noted above, CSO impacts may be reduced.
(12)
Will not, alone or in conjunction with existing activities, adversely affect the quality or quantity of groundwater;
Please see the site plan section above.
(13)
Is or is not in a flood‑prone area,

 NA
(14)
Wetlands 
NA
(15)
River, stream or brook 

NA
6.
Ocean Gateway Amendments
Attachment E shows a revised Ocean Gateway site plan that removes the Riverwalk (Longfellow) site from the transportation facility.  Physically, the Ocean Gateway site is otherwise unchanged.  Board Members should note that during the completion of construction documents, the Ocean Gateway plan did experience some minor modifications from the plan that was approved by the Planning Board in May of 2005.  

· The Receiving Station (the smaller building located near to Commercial Street) has moved closer to the water, resulting in a wider sidewalk and pedestrian drop off area between the station and the vehicle area.  

· The Maine Narrow Gauge Railroad line has been changed to have a platform in front of the Receiving Station.  

· Street lighting has been modified to a revised fixture consistent with the Eastern Prom Trail light.

· Sidewalks adjacent to the gravel parking lots north of Commercial Street have been modified to bituminous material in anticipation of future redevelopment of these sites (as seen with the subject property.)

Functionally, the project is anticipated to work as approved.  The parking displaced by the subject project is currently occupied by Auto Europe commercial tenants and the City has the ability to relocate these spaces to the proposed garage, assuming the tenants so desire.  The City’s parking lease with Riverwalk, LLC. and a statement of parking changes to the Ocean Gateway plan provided by City Marine Operations Manager, Ben Snow, are included in Attachment 22.
Attachments:

New and revised material
1b.
Updated written statement (4-5-06) with Woodard and Curran responses to Tom Errico’s, (City consulting traffic engineer) and John Peverada’s, (City Parking Manger) previous comments.

6.0
Revised Stormwater Report (Please replace previously submitted attachment 6 from the 2-7-06 workshop Planning Board memo.

6b.
Engineering Review memo, Steve Bushey, P.E., City consulting review engineer, review of stormwater and civil engineering (4-6-06)
15b.
Traffic update, Gorrill Palmer (4-4-06), response to Tom Errico review included in the 4-4-06 Planning Board memo.
15c.
Traffic Review memo (4-7-06), Tom Errico’s continuing review 

D.a.
Utility Plan, revised, 

F.
Stormwater Plans, revised

G.
Vehicle turning movement plans
Previously submitted (4-4-06) and to be re-incorporated into final review report:

1a.
Updated written statement

15a.
Traffic Impact Study

17.
Historic Preservation Review memos (2-15-06, 3-22-06)

18.
Fish and Wildlife Department letter of minimal impact (1-13-06)

19.
Applicant’s narrative on compliance with Eastern Waterfront Master Plan and Design Guidelines.

20.
Updated Urban Design memo (3-31-06)

21.
City Valet Parking Policy

22.
City Parking Lease with Riverwalk, LLC and Parking Statement regarding Ocean Gateway amendment.

A.
Architectural Renderings

B1.
Architectural plan and elevation set, Southerly block (residential and retail)

B2
Architectural elevations, Northerly block (office and garage)

C.
Landscape plans (updated)

D.
Civil engineering plans (updated)

E.
Revised Ocean Gateway Siteplan

Previously submitted (2-7-06) and to be re-incorporated into final review report:

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
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