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Memorandum

Department of Planning and Development

Planning Division
To:

Chair Patterson and Members of the Portland Planning Board


From:

Bill Needelman, Senior Planner
Date:

Prepared on:   
January 19, 2007


Prepared for:
January 23, 2007 Workshop
Re:

Amendments to the Longfellow Residence and Retail Project



Introduction:

Drew Swenson and Riverwalk, LLC request a workshop 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. Additionally, as the project was approved for an MDOT Traffic Movement Permit, the increases in traffic are to be reviewed by the Board under delegated authority, 
The site is entirely located within the B-6 zone.
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.  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.)  Prior to issuance of a final building permit, the applicant will need to update the lighting plan to reduce illumination levels at the roof and meet other conditions.  A performance guarantee for the entire site – north and south blocks - has been provided. 
With the revised phasing, 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.
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.  
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.
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,) and the City Arborist continues to work with the applicant on Attachment C (Landscaping Plan).  These plans are not technically before the Board as amendments, though Board comment on their development is welcome.
Proposed Amendments:
The applicant has provided narrative descriptions of changes in Attachments 2 and 3, 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, but not in a way that will degrade the street wall presence of the building.  Given the maximum street line setback requirements of the B-6 zone, the Zoning Administrator will need to provide an approval of the Fore Street building setback.

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. The applicant should clarify how the retail units will be divided and how that relates to the subdivision documentation. Prior to Planning Board signature, there will need to be a subdivision plat showing divisions of ownership (residential and commercial) within the condominium complex.  

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 balance of parking for the project is proposed for the Longfellow Garage in the northerly block.  
Traffic:  The parking changes will have no impact on traffic generation, but may impact slightly the distribution of trips between the garage and the southerly block.  The applicant has provided a revised traffic report (Attachment 6.)  The total number of additional trips associated with the changes is modest (between 4 and 6 trips in the peak hour,) but it is unclear as to whether the changes to the retail component of the project are factored into these assumptions.  Staff will provide a traffic review from consulting Traffic Engineer, Tom Errico prior to public hearing.
Building Design:  The changes to the building design are shown in the architectural drawings provided in Attachments E, F, and G.  Please note that Attachment G includes alternative sketches of the Thames Street court yard “pavilions.”  These elements have been reduced in scale from the approved design to allow second floor views of the water.  The Board is asked to provide guidance on the design direction of these prominent design elements.  Urban Designer, Carrie Marsh, has provided a description and review of the amendments in Attachment 8.  
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.

Attachments:
1. 
Amendment application
2.
Amendment cover letter
3.
Architectural narrative

4.
Summary Table of approvals and Conditions

5.
Summary Table of amendments

6.
Revised Traffic and Parking Analysis

7.
Stormwater Update – approved by Public Works

8.
Urban Design memo 
A.
Site Plan
B.
Utility Plan
C.
Landscape Plans and Details

D.
Architectural Plans

E.
Architectural Elevation Drawings

F.
Architectural Section Drawings

G.
Pavilion alternatives
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