Level III Site Plan Review

Bay House Phase II
101-121 Newbury Street
113 Newbury Street, LLC
BACKGROUND & REVIEWS
113 Newbury Street, LLC is requesting Level III site plan and subdivision review for a four-story housing complex, Bay House Phase II, at the corner of Hancock & Newbury Streets in the eastern waterfront.  The site, which is currently occupied by surface parking, sits directly across Newbury Street from Bay House Phase I.  Residential development surrounds the site on all sides.  When completed, the development will total just over 60,000 SF and include:  
· 7 townhomes, with doors fronting Newbury Street

· 32 flats with access via elevator or stair from a main entrance on Newbury Street, a secondary entrance on Hancock Street

· 42 parking spaces at the rear of the site, with access via a driveway which cuts through the building from Newbury Street

· New brick sidewalks, street trees, and street lights, as well as landscaping on the frontages and at the building’s rear

MAJOR STAFF COMMENTS OF NOTE

Right, Title, and Interest
At the time of the memo, there were questions regarding the exact location of the rear property line.  These were initially raised by an adjacent property owner at the Federal Street Townhomes.  The original survey for the project did not account for real estate negotiations with the owner of this adjacent site.  A revised survey was submitted on Monday, August 8.  Per emails from the applicant’s surveyor and the adjacent property owner, this survey appears to resolve the boundary issues.  The applicant will need to demonstrate that the project continues to meet zoning requirements with the adjusted rear lot line.  
Zoning

Several small zoning questions remain to be settled.  Marge Schmuckal, zoning administrator, still needs to confirm that the project is meeting the height, lot coverage, and setback requirements. 
Transportation

Financial contributions for India/Middle
Thomas Errico, consulting traffic engineer, concurs with the trip generation analysis, which anticipates very little traffic impact from the project.  However, he notes existing concerns at the India/Middle Street intersection, which is currently failing during the PM peak hour.  Based on prior project approvals in this area, Mr. Errico notes that the applicant will be expected to make a financial contribution towards the improvement of this failing intersection and transportation planning-related work in the neighborhood.  
Waivers for driveway width, separation
The applicant will need a waiver for driveway width (they propose app. 19.5 feet as opposed to the 20 ft. standard), which is supported by Mr. Errico.  The applicant also needs a driveway separation waiver, as the proposed driveway is located approximately 10-20 feet from the adjacent.  
Notes about dumpster access were in error. 

Parking and waiver for compact spaces

The applicant proposes 42 parking spaces, roughly 1/4 of which are located under the second story of the building.  At a required ratio of one space/unit on the peninsula, the development is meeting parking requirements.  However, since the project exceeds 50,000 SF, it is ultimately at the discretion of the PB to decide parking requirements.  The applicant has requested a waiver for the number of compact parking spaces.  Several additional parking space dimensional waivers will be required in the final submittal.  
Environmental Quality

Landscaping and Landscape Preservation
Applicant proposes landscaped areas in planters on the Newbury and Hancock frontages.  These deserve additional consideration, particularly on the Hancock Street façade, where additional ornamentation could help add visual interest and announce the building entrances.  Jeff Tarling also makes several suggestions about substituting species in the planting plan and using landscaping as a stormwater feature.  
Water quality
The proposal is expected to decrease the total impervious surface on site by 3KSF.  Pollutant loading is also expected to decrease.  As a result, no treatment is required.  The applicant proposes to route all stormwater into the separated system in Hancock Street.  Due to the capacity of this existing system, David Senus, consulting civil engineer, is requiring that the applicant detain some stormwater on site.  Revisions will be required in the revised plans.
Public Infrastructure and Community Safety

Comments from Captain Chris Pirone of the Fire Prevention Bureau were received after the writing of the memo.  These raise questions regarding emergency access to the rear parking lot, addressing for 911 purposes, and the location of fire department connections.  These issues were raised with the applicant in a meeting prior to the preliminary submittal.
Site Design

Zoning-Related Design Standards

Based on the B2-b design guidelines, staff has several substantial comments related to the design of the building:

· Staff suggests that doorways, particularly those providing shared access to the flats above, should be designed to be more prominent.  The applicant could consider the use of awnings, landscaping, or similar elements.

· Staff is suggesting additional windows on the Hancock Street facade at a height visible from the street.  The applicant should also consider other treatments on this façade to enhance the pedestrian experience. 
· The façade is currently proposed as brick and clapboard, with the brick delineating the townhouse portion of the development.  An additional material is used on the building’s rear; details should be provided with the final plans.  The applicant should consider using this third material on the building’s front, emphasizing balconies, or otherwise adding architectural and graphic detail. 

ADDITIONAL PUBLIC COMMENTS

Following publication of the memo, staff received an additional comment from the public.  This comment suggested additional fenestration or other such detail on the facades to avoid the appearance of blank walls, control of noise and vibration during construction, maintaining a maximum building height of 45 feet, and consideration of the structural integrity of the retaining walls surrounding the rear parking area. 
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