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I.
INTRODUCTION
Drew Swenson and Riverwalk, LLC request a Public Hearing with the Planning Board to review amendments to the recently approved Riverwalk Residences and Retail Project.  As the Board will remember, the Longfellow project included development of three buildings on two blocks.  The proposed amendments are limited to the southerly block located on the parcel defined by India Street, Fore Street, Hancock Street (extension) and Commercial Street (extension, aka Thames Street.) As an update, a brief status report on the upper block is provided below. 

The project is to be reviewed under the standards for major site plan, and as an amended subdivision. 

The site is entirely located within the B-6 zone. 143 notices were sent to area residents.  

A.
Longfellow Garage Status:

The Longfellow Garage, located on the northerly project block, has been issued a foundation-only building permit to allow the most time-sensitive portion of the project to proceed while other details are resolved.  A performance guarantee for the entire site – north and south blocks - has been provided. 

Prior to issuing the foundation-only building permit, the Planning Staff approved minor amendments to the building exterior, the location of stair wells, and the phasing of retail development (the garage was approved with retail as a future phase, but the applicant now proposes retail development along Fore Street simultaneous with garage construction.)   As promised at the previous workshop, a revised perspective drawing showing the approved design is attached to this report in the plan set Attachment G for the Board’s information.   
With the revised phasing and the construction of the retail space, the space count for the garage drops from 720 to 702; however, the applicant recently received Zoning Board of Appeals approval to increase the garage height by a marginal amount and the final space count will likely increase back up to 719 or 720 spaces.  The process for reviewing the increase in height to the new ZBA maximum will be determined pending receipt of revised plans.

B.
Approval Status and Conditions of Approval:

The project was previously approved in April of 2006.  At the time of approval there were a number of conditions of approval that the applicant has worked to resolve.  The applicant has provided a summary of the conditions of approval in table format, along with the applicant’s response, in Attachment 4.  Some of these conditions are standing requirements and others necessitate additional review and approval.  

1.
Stormwater:  As a condition of Planning Board approval, at the suggestion of the City Engineer, the applicant was required to design and fund a stormwater bypass device at the stormwater quality unit at the Ocean Gateway outfall.  Technical constraints required that this approach be abandoned and the applicant proposed an alternative design where stormwater is detained on-site in subsurface chambers.  Then City Engineer, Eric Labelle, approved this design as a substitution for the bypass concept and as satisfying the stormwater condition of approval.  Materials documenting the stormwater changes are included in Attachment 7 and are reflected in the revised utility plan provided in Attachment B.  Please note that this material was submitted and approved in satisfaction of a condition of approval and is not presented here as a proposed amendment.

2.
Utility and Landscaping Plans:  Like with the stormwater issues above, the Board required a revised utility plan and landscaping details as conditions of approval.  The public works department has reviewed and approved the revised utility details (and the associated plan provided in Attachment B.) 
Per Planning Board condition of approval, the applicant has provided a revised landscape plan for review and approval.  The City Arborist had previously provided comment to the project landscape architect and the attached Landscaping Plan (Attachment C) reflects recent comments from Mr. Tarling and is currently under review.  As these plans have been submitted in response to the original conditions of approval, they are not technically part of the amendment application.  Of course Board comment on their development is welcome.

II.
SUMMARY OF FINDINGS
Zoning:

B-6

Parking Spaces:
Previously approved (on-site)
75   
spaces




Proposed (on-site)

105 
spaces
Residential Units
Previously approved

116
units




Proposed


130
units

Building Height:




65 
feet
Uses:
Retail and residential



III.
PROPOSED AMENDMENTS:
The applicant has provided narrative descriptions of changes in Attachments 2 and 3 (an updated architectural narrative is included in Attachment 3a,) and a tabled summary of the proposed amendments, with statements on impacts, in Attachment 5.  

The proposed amendments include minor changes to the building footprint, the addition of 14 residential units (making a total of 130,) additional subsurface parking (30 additional spaces, totaling 105 in the southerly block,) and redesign of architectural detailing of the building exterior.  The Board should also note that the original design anticipated a significant portion of the first floor was to be dedicated to a “spa” type use.  In the latest proposal, this space is anticipated to be up to five retail units located along Commercial (Thames) Street and Hancock Street.  
Footprint:  The building footprint has evolved to reflect interior amendments associated with unit design and changes to the court yard “pavilions.”  The Fore Street building line now pulls back away from the sidewalk by a small degree (+/- 9 feet maximum), but not in a way that will degrade the street wall presence of the building.  The Zoning Administrator has approved the Fore Street building setback as consistent with the ten-foot maximum street line setback requirements of the B-6 zone.

Additional Units:  The applicants were approved for 116 residential units and are now asking for approval of 130. The final unit design and count are not complete, but the applicant would like the flexibility of the higher count as they finalize the design of complex.  The higher unit count was achieved by creation of double loaded corridors along the central Fore Street wing of the building and optimizing unit layout elsewhere. 
At the previous workshop, there was some confusion as to how many commercial units would be created on the first floor. The applicant has clarified the retail units with a revised first floor plan shown in the plan set Attachment D2.  This plan shows how first floor units will be divided for sale or lease and will be the basis for subdivision documentation (understanding that the units could be combined for larger tenants without requiring subdivision amendment.). 
For all of the final unit layouts (residential and commercial), the applicant will need to provide a subdivision plat for Planning Board signature showing divisions of ownership within the condominium complex. A condition of approval is suggested in the motions. 

Parking:  The previous approval showed 75 parking spaces in the basement of the southerly block. The revised plan achieves improved spatial efficiency by combining storage areas and now 105 spaces are provided. The revised parking layout has been reviewed by City traffic and transportation staff and finds the design acceptable.  The balance of parking for the project is proposed for the Longfellow Garage in the northerly block.  

Traffic:  As stated above, the proposed amendments add 14 residential units, decrease the amount of “spa” use, and increase the amount of retail space.  A breakdown of these changes are summarized in the latest Traffic Management submittal by Gorrill Palmer and found in Attachment 6a.  One should note that the parking changes noted above will have no impact on traffic generation, but may impact slightly the distribution of trips between the garage and the southerly block. 
The applicant had previously provided a revised traffic report (Attachment 6) showing the total number of additional trips associated with the changes to be modest (between 4 and 6 trips in the peak hour,) but did not account for changes to the retail component of the project.  By accounting for the shift from spa to retail use, the latest traffic generation projections (found in Attachment 6a) actually show a reduction of overall traffic generation for the project.  Reviewing traffic engineering consultant, Tom Errico has reviewed the Gorrill Palmer submission, and agrees with its findings.  With the overall reduction in the number of trips generated by the project, the proposed changes no longer require an amendment to the previously approved traffic movement permit.

Building Design:  The changes to the building design are shown in the architectural drawings provided in plan set Attachments E (elevations,) and F (perspective drawings.) Urban Designer, Carrie Marsh, has provided a description and review of the amendments in Attachment 9.  

At the previous Planning Board workshop, the Board expressed reservations regarding the design of the project as a retreat from the high level of articulation and design detail provided in the original approval.  In response to the Board’s concerns, the applicant’s design team has added a selection of rendered perspective drawings to the submission packet.  The new elements are described in Attachment 3a, and are found in plan set section F (F1 through F4).  Please note that the applicant has also provided renderings of the original proposal (F6 through F8) – taken from the same perspectives as the newly generated design to provide a “before and after” review.  

When reviewing the perspective drawings in attachment section F, the hand-drawn perspectives are the current proposal and the computer generated drawings are the previous approved design.
Board members will remember that portions of the site are included in the Waterfront Historic District.  The Historic Preservation Board has recently enthusiastically endorsed the design amendments to the westerly townhouse wing and the main body of the building under their jurisdiction.  They also provided positive feedback on the Fore Street façade changes, but did not comment on the proposed alternatives provided for the Thames Street “pavilions” or, as described in Ms. Marsh’s memo, vestibules.
At the workshop, the issue of entrances on Hancock Street was discussed.  The proposed health club would have had entry from the courtyard and no entry on Hancock Street.  The current proposal calls for multiple retail spaces with their entrances on Hancock Street, however, the final configuration could change depending on the retail tenancies.  The Board might want to stipulate a minimum number of entrances, (say 2), on Hancock Street.
IV.
STAFF REVIEW
The proposed amendments have been reviewed by staff for conformance with the relevant review standards of the subdivision and site plan ordinances.  Staff comments are highlighted in this report. Comments are only provided for standards impacted by the proposed amendments.
V.
SUBDIVISION REVIEW
1.
Water and Air Pollution
No impact from proposed amendment.
2/3.
Water
The amendments do not require an upgrade in service above that required for the previous approval.
4.
Soil Erosion
No impact from proposed amendment.
5.
Traffic and Parking
Please see the comments provided in Section III of this report.  The proposed amendments will not significantly alter the findings or conditions of the original approval.
6.
Sanitary Sewer/Soils
The amendments do not require an upgrade in service above that required for the previous approval.
7.
Stormwater
The amendments do not require an upgrade in service above that required for the previous approval.
8.
Solid Waste Disposal
The provisions included in the previous approval (a trash room in the basement with private hauling) should adequately address the increase in residential units
9.
Scenic Beauty
No impact from proposed amendment.
10.
Comprehensive Plan
No impact from proposed amendment.
11.
Financial Capability
No impact from proposed amendment.
12.
Groundwater
No impact from proposed amendment.
13.
Flood Hazard/Shoreland
No impact from proposed amendment.
14.
Wetlands
No impact from proposed amendment.
VI.
SITE PLAN REVIEW
1/2.
Traffic

Please see Subdivision Review, above.
3.
Bulk, Location, Health, Safety Air
No impact from proposed amendment.
4.
Bulk, Location, Height of Proposed Buildings
No impact from proposed amendment.
5.
Sewers, Stormdrains, Water

Please see Subdivision Review, above.
6.
Landscaping and Existing Vegetation

Landscaping issues were addressed in the introduction of this report in section 
I.B.2.
7.
Soils and Drainage
No impact from proposed amendment.
8.
Exterior Lighting
No impact from proposed amendment.
9.
Fire
No impact from proposed amendment.
10.
City Infrastructure
No impact from proposed amendment.
11.
Planned Residential Unit Development Review

Not applicable.
12.
Condominium Documents
Revised condominium documents reflecting the proposed layout and design will need to be provided to City legal staff for review and approval.  A condition of approval is suggested in the motions.
13.
Easements
No impact from proposed amendment.
VI.
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 #10-07 relevant to standards for subdivision and site plan regulations, and other findings as follows:

1.
That the plan is in conformance with the subdivision standards of the land use code.

Potential Conditions of Approval:
i. 
That the applicant will provide a subdivision plat for Planning Board signature.

ii.
The applicant will provide condominium documents to City legal staff for review and approval prior to release of the signed subdivision plat for registration with the Registry of Deeds.
2.
That the plan is in conformance with the site plan standards of the land use code.

Potential Conditions of Approval:
i.
That the revised landscape plan provided receive review and approval from the City Arborist prior to issuance of a building permit.

ii.
That there be at least 2 publicly accessible entrances facing Hancock Street.
Attachments:

1. 
Amendment application

2.
Amendment cover letter

3.
Architectural narrative, November 27, 2006

3a.
Architectural narrative, updated, February 13, 2007

4.
Summary table of approvals and conditions

5.
Summary table of amendments

6.
Revised Traffic and Parking Analysis, November 27, 2006

6a.
Traffic Analysis addendum, trip generation, February 13, 2007

7.
Stormwater Update – approved by Public Works

8.
Neighborhood meeting material

9.
Urban Design memo, updated, March 8, 2007

A.
Site Plan

B.
Utility Plan

C.
Landscape Plans and Details, revised

D.
Architectural Plans

E.
Architectural Elevation Drawings

F.
Architectural Perspective Drawings - New

G.
Approved garage renderings
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