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Memorandum

Planning and Urban Development Department
Planning Division

____________________________________________________________
To: 


Stuart O’Brien, Chair and Members of the Portland Planning Board

From:


Richard Knowland, Senior Planner
   

Date:


July 18, 2014


Re:


Bayside Anchor; Corner of Boyd St. and East Oxford St.; Portland 
          


Housing Development Corp.
Project #: 

2014-079


 CBL:  22-01-04 and 01
Meeting Date:  
July 22, 2014

_____________________________________________________________________

I. INTRODUCTION

A public hearing has been scheduled to consider a proposal by Bayside Anchor Development, LLC for a 45 unit housing development on the corner of Boyd Street and  East Oxford Street. The development is called Bayside Anchor  with a listed address of 81 East Oxford Street.  
The property is part of the East Bayside residential campus of the Portland Housing Authority (PHA) which includes Kennedy Park, Bayside Terrace and Bayside East. For development and financing purposes, Bayside Anchor will be owned by an affiliate corporation and have its own lot but function as part of the PHA campus.
The development is subject to site plan and subdivision review. The Board of Appeals  reviewed the proposed Head Start use since a kindergarten/nursery school is a conditional use in the R-6 zone which tracks the R-7 zone. The application was approved at a public hearing  held on July 17, 2014 according to the Zoning Administrator.   
The Board held a workshop on the Bayside Anchor proposal on June 10, 2014.  Since that date the applicant has submitted updated material (Attachments 1 to 13) dated July 1, 2014 and supplemental material (Attachments 14 to 17) received on July 18, 2014. Attachment P includes site plans and other drawings.

Notice of this public hearing consisted of a legal ad item appearing in the Portland Press Herald on July 14 and July 15.  Notices were sent to 103 notices area property owners.

II. FINDINGS

Zoning:  



R-7

Land Area:  



20,147 sf
Existing Use:       


Parking lot (26 spaces)
Proposed Uses:  


Residential, first floor (Head Start and day care, PHA offices, 
                            


community policing office)                                   

Dwelling Units:    


45 (5 efficiencies; 34 one bedrooms; 6 two bedrooms)
Building Footprint:     

9,610 sf

Building Floor Area:  

38,770 sf  

                                  

Residential Space: 35,870 sf
                                  

Non-Residential Space: 2,900 sf 
Lot Coverage:  


 68% 
Impervious:       


7,532 sf (existing)

                        


13,767 sf (proposed)     

Building Height:        

45 ft.
Proposed Parking Spaces:  
34 (off-site from campus parking surplus)

Proposed Bicycle Spaces:    
30 inside building; 8 outside

Project Cost:  


$5,293,654

The submission lists Portland Development Corporation and Bayside Anchor Development Company, LLC as co-applicants. The property owner is listed as the Portland Housing Authority. Bayside Anchor will be owned by an affiliate corporation for development and financing purposes but will function as part of the PHA campus.
The Bayside Anchor was the subject of a zone change from R-6 to R-7 which was reviewed by the Planning Board at a public hearing on April 22, 2014 and then subsequently approved by the City Council on May 19, 2014. For purposes of holding a public hearing the entire East Bayside R-6 was advertised for a R-7 designation although in the end the Board’s recommendation reduced the size of the map change to several blocks near Franklin Street which are part of the PHA campus. Bayside Anchor is within the new R-7 district. See enacted zoning map (Attachment A).
III. PROPOSED DEVELOPMENT

PHA proposes to construct a 45 unit multi-family building at the corner of Boyd Street and Oxford Street on the site of an existing parking lot. A significant portion of the building’s first floor will be devoted to non-residential space including PHA campus offices, Head Start pre-school and a community policing office. These services are presently located elsewhere on the PHA campus but will now be consolidated in one location. Of the 45 units, 9 are expected to be market rate.
The building hugs the street frontage of Oxford Street and is within several feet of the street line. The building continues this pattern along Boyd Street except that a portion of the building has been recessed to accommodate an outdoor play area for Head Start as well as a patio (court yard) and open space on the northerly side of property. The patio (1,385 sf) and Head Start outdoor area (370 sf) feature a concrete paver surface. Other amenities within the patio area include an extended seating wall, space for picnic tables, and a rain garden area. Between the patio area and the property line is a lawn area encompassing about 6,000 sf.
No on-site parking is provided. Off-street parking will be provided from the existing PHA campus parking lots.

Building Design
The submission describes Bayside Anchor as an example of  “innovative sustainable design practices including incorporation of Passivhaus ultra-low-energy design principles, including plentiful fresh air, passive and active solar design, superinsulation and airtightness, used in conjunction with highly efficient energy recovery ventilation, to dramatically reduce energy demand and cost of expensive multi-family mechanical systems.”  

Submitted building elevation drawings indicate the four story building is just under 45 feet tall. See Attachment P. Solar panels are shown on top of the flat roof with screening for mechanical equipment below. 

The primary façade treatment is described as fiber-cement panel siding. A manufacturer’s catalogue sheet has been provided. See Attachment 19.

The site plan indicates a ramp is proposed along the Boyd Street face of the building (5 feet wide and 16 feet long with railing) to provide access into the entrance.  Applicant indicates grade differences require this arrangement.  As the ramp and rail are located within the street right-of-way we have requested an explanation. See Attachment 18.
Legal Agreements

Bayside Anchor proposes a number of improvements within the street right-of-way. Licenses and or easements will be required for the following improvements.

· Concrete foundations and footings within the Oxford and Boyd Street rights-of-way

· Permanent canopies extending from the building into the right-of-way.

· Pedestrian ramp/steps on Boyd Street.

· A pedestrian easement to the City where sidewalk encroaches on BA land on Oxford

Draft easement and license agreements need to be submitted for review and City Council approval.
Upon approval and according to the proposed Parking Management Plan, the PHDC/Bayside Anchor Development Company LLC will enter into a formal agreement with PHA for the long term use of these spaces.
Also there is a walkway that runs through the property to a PHA property. Confirmation of legal rights for PHA residents to use the walkway as well as reciprocal rights for Bayside Anchor tenants  to use the connecting (off-site) walkway should be provided.

IV. DEVELOPMENT REVIEW 

The site plan has been reviewed by City Staff including Planning Staff, Zoning Administrator, Public Services (and review consultants), City Arborist and the Fire Department for conformance with the review standards of the Site Plan Ordinance (sec 14-526) and  the Subdivision Ordinance (14-497). Written staff comments are shown on Attachments B to D. Review standards are shown in italics with responses in normal print. 
A. SITE PLAN ORDINANCE REVIEW 
(1)  Transportation Standards

a.  Impact on Surrounding Street Systems

Gorrill-Palmer Consulting Engineers has submitted traffic analysis report entitled “Traffic Forecast, Parking Assessment and TDM Plan for Bayside Anchor” dated May 2014.  See Attachment 13.
The G-P analysis indicates the following trip generation forecast  for all  uses (residential and non-residential) associated with Bayside Anchor.

                       Weekday                237 trip ends

                       AM Peak Hour         24  trip ends   

                       PM Peak Hour         29  trip ends

G-P indicates “this level of traffic increase will not have a notable effect on the adjacent roadway system”. Consultant also indicates a review of 2010-2012 found no high crash locations in the project vicinity.
Traffic related comments from Tom Errico (Traffic Review Consultant) are summarized  below and shown in their entirety on Attachment B.
· The project is expected to generate 24 vehicles during the AM peak hour and 29 vehicles during the PM peak hour and does not trigger a MaineDOT Traffic Movement Permit.  

· The applicant has provided a parking demand calculation for the entire PHA Campus and has determined that overall there will be an adequate off‑street parking supply for the future build‑out condition.  I concur with this conclusion.
· The applicant has submitted a TDM plan and I generally find it to be acceptable.  I would suggest that the details of the plan should be modified such that the initial post‑occupancy monitoring study be conducted after 6 months, and annually thereafter. I would also suggest that the trigger for TDM Plan adjustments should not simply be based upon the parking generation threshold rate noted in the Plan but specific issues that are identified in the post‑study.
· The proposed crosswalks on Boyd Street and Oxford Street have been reviewed by the City's Crosswalk Committee and the applicant  has revised the project plans per comments from the City's Crosswalk Committee.

· A review of the Franklin Street Study indicates the Bayside Anchor plans does not appear to conflict with any potential Oxford Street connection to Franklin Street.
· The applicant will be responsible for providing supporting materials to the TS&E Committee and the City Council for the for on‑street parking regulation changes on both Boyd Street and Oxford Street.  Specifically, the on‑street parking changes will include the parking spaces immediately along the property frontage as well and prohibiting parking on the west side of Boyd Street between Cumberland Avenue and East Lancaster Street during winter months (as requested by the Fire Department).

· The applicant has revised the plans to include additional handicapped parking spaces across Oxford Street.  The applicant should confirm that the space dimensions meet ADA standards and provide information on the non‑handicapped space in terms of use and whether it meets City parking space dimension standards.

· The applicant has provided sufficient information on how Head Start Pick-up and Drop-off activities will be managed and the proposed on‑street parking regulations include short‑term 15‑minute parking spaces, which I find acceptable.

· New Comments:
· The applicant has submitted a Construction Management Plan and my comments are noted below. A revised construction management plan shall be submitted and approved prior to the issuance of any City permits.

· Sidewalk detours need to be adjusted.  It would be my suggestion that the detour for the closed Oxford Street sidewalk would occur at Mayo Street. It is unclear how pedestrians will be routed for the closed Boyd Street sidewalk. All detours will need to ADA compliant.

· Additional detail will be required as it related to street occupancy and specific traffic control details.

· On‑street parking signage along the property frontage shall be installed as part of the project.

(2)  Access and Circulation

a. Site Access and Circulation

The project does not have any on-site parking or driveways. Parking will take place either on the street or at various PHA parking lots on the East Bayside campus.
Although no vehicle circulation takes place on the site it is important that functional circulation be provided between the street and the proposed uses. A 15 minute parking space will be designated along Boyd Street to accommodate potential drop-offs from Head Start. Along Oxford Street two 15 minute drop-off spaces will be designated to accommodate truck deliveries, drop-offs or assist tenants in transferring grocery bags up to their apartment rather than walking an extended distance from the campus parking. A police parking space will also be designated along Oxford Street.
Loading and Servicing

See above discussion for designated parking spaces along the project street frontage.

The application indicates there is a dedicated trash room on the first floor that will accommodate all residential waste which has direct access onto Oxford Street.
b. Sidewalks 

Applicant is proposing a new brick sidewalk along the Boyd and Oxford project frontage. 

The sidewalk along Oxford Street varies from 6’- 4” to 8’- 4” wide with a typical 5 foot wide esplanade. The esplanade includes 5 street trees and 2 bike racks. The plan indicates that a concrete paver will be used within a portion of the Oxford Street esplanade. The plan should be revised reflecting a standard brick surface or grass.
A new handicap ramp and crosswalk will line up with Bayside Anchor residential entrance on Oxford Street. The mid-block crosswalk extends across the street where a new handicap ramp will be installed which provides direct access to two handicap parking spaces in a PHA parking lot.

Along Boyd Street the curb line has been extended out to accommodate a ramp that runs along the face of the building. The ramp is about 16 feet long (with railing) and 5 feet wide. The curb line tapers back to the normal curb line just past the northerly edge of the building. Along Boyd Street space limitations preclude an esplanade but 6 street trees are proposed. The sidewalk along Boyd is a minimum 6 feet wide but widens at the bumpout at the corner of Boyd and Oxford.
(3)  Public Transit Access
Not applicable. Development is not located along an existing public transit route.

(4)  Parking
As PHA is not proposing on-site parking for Bayside Anchor and is relying on existing campus parking resources, documentation of existing campus parking supply and demand is important. Tom Errico (Traffic Review Consultant) has reviewed this documentation and concurs with the projected demand that an adequate supply of off-street parking is being provided. See Attachment B. See G-P parking analysis on Attachment 13.
G-P has provided documentation that PHA’s existing East Bayside campus has a parking demand of 0.56 spaces per dwelling unit. This was based on a May 4, 2014 Sunday night survey (9:00 PM to midnight) that found the highest demand of PHA parking lots was 91. With 157 spaces this translates into a surplus of 66 spaces.

As some PHA residents are likely to park on-street, G-P also surveyed the number parking spaces occupied by vehicles during the study period which was found to be 58 spaces. Adding these spaces to the 91 spaces results in parking ratio of 0.92 spaces per occupied housing unit.

G-P determined the number of unoccupied on and off-street parking spaces within certain distances of the Bayside Anchor site. 

          Unoccupied parking within 300 feet of the project:

· Parking lots:18

· On Street spaces: 73

· Total: 91

          Unoccupied parking within 500 feet of the project:

· Parking lots: 58

· On Street spaces:130 

· Total:188

G-P also reviewed occupancy counts for other peninsula projects including 53 Danforth St., 645 Congress St., Walker Terrace, Oak Street Lofts and Franklin Towers. The average parking demand for these projects was calculated by G-P at 0.48 spaces per unit. 

Based on the above analysis, G-P is forecasting a parking demand of 0.75 spaces per dwelling unit for Bayside Anchor. Based upon Bayside Anchor’s 45 units, this translates into a parking demand of 34 spaces.

Parking Supply is summarized below

   Within 300 feet of the project: 118 spaces on street; 36 in PHA lots   [total:154]

   Within 500 feet of the project: 227 spaces on street; 109 in PHA lots [total:336]

Parking Demand is summarized below

   Within 300 feet of the project: 123 spaces

   Within 500 feet of the project: 208 spaces

Net Available Parking to Bayside Anchor: A comparison of parking demand and parking supply shows there is projected to be 31, and 128 spaces within 300 and 500 feet respectively upon completion of the project for the projected demand of 34 spaces. Most of these spaces are on-street.

(5)  Transportation Demand Management
The submission includes a brief description of the elements of a proposed TDM plan

1. The PHA Property manager will coordinate the TDM plan.

2. PHA will adopt policies limiting each household to one parking permit per household.

3. Automobile Parking Reduction Strategies…38 bicycle parking spaces are proposed with 30 of these located within the building.
Mr. Errico is recommending that details of the plan should be modified such that initial post-occupancy monitoring study be conducted after 6 months, and annually thereafter. The trigger for TDM adjustments should not simply be based upon the parking generation threshold rate noted in the plan but specific issues identified in the post-study.
(b) Environmental Quality Standards

(1) Preservation of Significant Features

The site is located in an urban site previously disturbed. The site does not have any significant natural features as defined in this section of the site plan ordinance. 

(2) Landscaping and Landscape Preservation

There are 6 mature trees on the site. Four of the trees will be removed while 2 others will be “removed and stockpiled for future use”. It appears these two trees will be transplanted as street trees along Boyd Street. A tree across the street on Oxford Street where a crosswalk will be installed for handicap parking spaces is also slated to be removed and stockpiled for reuse.  
Site Landscaping

Eleven street trees are proposed with 5 on Oxford Street and 6 on Boyd Street. Seven of the trees are Ginkos while the remainderare Eastern Redbuds. Six Serviceberry trees are proposed near the patio along with a Katsuratree.

The site plan indicates that the rain garden vegetation will be composed of 9 different types of plants.  

Two Serviceberry and one Katsuratree are shown along the northerly property line. 
A total of 21 trees will be planted on the site or along the street. The Technical Standards require 1 trees per multi-family dwelling unit or 45 trees for Bayside Anchor which calculates to a deficit of 24 trees. In this case, the normal street tree contribution fee would be $200 per tree or $4,800. 
(3) Water Quality, Stormwater Management and Erosion Control

Stormwater Management

The proposed development will result in a net increase of 7,000 sf. in impervious area.

Quantity - Applicant proposes to disconnect an existing stormdrain on the site that discharges into a combined sewer so that stormwater runoff will be by surface flow. Detention will be provided to temporarily store stormwater and release it slowly over time, thus keeping the post development discharge rates below the existing rates. Storage will be provided by a modular box underdrain system placed under the proposed patio.

Quality - Stormwater treatment is achieved by a rain garden installed adjacent to the patio area. Site plan indicates that a FocalPoint biofiltration system will be used which will treat at a minimum, the first inch of rainfall from the site’s new impervious area. 
Erosion and Sedimentation Control – An erosion and sedimentation control plan has been submitted (sheet C4).

David Senus, Development Review Engineer, has reviewed the plan and finds it acceptable (See Attachment C) with the following conditions.

On sheet L-1.0 the applicant proposes to demolish the existing storm drain pipe on the site up to a location within the site boundary, then cap and abandon the existing pipe to avoid excavating to the main in Boyd Street. The storm drain pipe should be demolished to the right-of-way line, and the remaining portion of the storm drain pipe in the street should be abandoned following the procedures outlined in Section 2.6.11 of the City’s Technical Manual. These procedures should be identified on the plan.
On sheet C-2 the Typical Trench Detail should be modified to reflect the City’s standard (Fig II-12 of the City’s Technical Manual) for all pipe work within the right-of-way.

C. Public Infrastructure and Community Safety Standards

1.  Consistency with City Master Plans

The proposal appears to be consistent with City master plans.

2.  Public Safety and Fire Prevention

There is a fire hydrant on Boyd Street directly across from the site. The building has access from two streets.
One issue that arose up during the review was the relative width of Boyd Street (about 29 feet) and  the presence of on-street parking on both sides of the street and its potential impact on Fire Department access during winter months when snow banks may lessen the net width of the roadway. To address this issue discussion focused on limiting on-street parking along the project frontage as well as prohibiting parking on the west side of Boyd Street between Cumberland Avenue and East Lancaster Street during winter months. Capt. Chris Pirone has reviewed the site plan and finds it acceptable with a limitation on on-street parking during winter months. Approval of a change in the parking regulations requires City Council approval. The applicant is being requested to provide supporting materials for these changes to the Transportation, Sustainability and Energy Committee and City Council in support of this change.
3.  Availability and Adequate Capacity of Public Utilities.

The site plan indicates power, water, gas and sewer  are available utilities in either Oxford Street or Boyd Street. The latest submission from the applicant does not contain an ability to serve letter from these utilities. This information should be provided.
c.  Site Design Standards 

1.  Massing, Ventilation and Wind Impact

There are no known health or safety issues associated with the bulk, location or height of the proposed building in reference to  reducing  ventilation to abutting structures or changes in wind climate. At its closest point the proposed building is in excess of  25 feet from the nearest residential dwelling.
The bulk, location or height appears to  minimize any substantial diminution  in the value or utility surrounding structures based on the proposed building setbacks, as well as the building design and project investment. 

HVAC equipment venting mechanisms appear to be located on top of the roof  well above the adjacent residential buildings which should mitigate any exhaust related issues.
2.  Shadows

The submission states: The Bayside Anchor project is 46’-0” in building height, with an approximate length of 195’-0’ in length on the winter solstice. There are no significant public resources within 195’-0” of the project site as defined in the City of Portland Technical Manual, Section 11.3, therefore no significant shadow impacts are anticipated and no further shadow study is required. 
3.  Snow and Ice Loading

Given that the roof is flat there does not appear to be any unique snow or ice loading issues associated with this project. 

4.  View Corridors

The site will not obstruct public views identified in the Downtown Vision Corridor Protection Plan.

5.  Historic Resources

The site is not located on nor is it adjacent to a designated landmark, historic district or historic landscape district.

There are no known historic archeological resources believed to be on the site.
6.  Exterior Lighting

Wall mounted fixtures are shown along the retaining walls that frames the plaza. The plan references the light fixtures as Beta Cal Lighting (Confine – 15” – 24 degree; In Wall LED – 12 “ AFG. A catalog cut of the fixture should be provided. The photometric values are acceptable.

Applicant is proposing 4 street light fixtures within the street right-of-way. The fixtures are described as Kim lighting fixtures (Bounce series) mounted on 14 foot high poles. See Attachment 15. These are not listed as acceptable street light fixtures in the City’s Technical standards. While the light fixtures represent an interesting aesthetic quality, proposing a non-standard street light  raises a host of  City policy issues including design, maintenance and on-going cost concerns. There is currently only one street light in the vicinity of the site at the corner of Boyd and East Oxford.
The applicant’s goal is to improve lighting around the sidewalk area of the project which could be accomplished with lights mounted on a street pole or possibly mounted on the building. The proposed street light fixture is not acceptable.  Therefore lighting should be a condition of approval reflecting submission of an acceptable street light or an acceptable lighting fixture on the applicant’s property.
Noise and Vibration

HVAC equipment must meet federal and state requirements. The plan seems to indicate that mechanical equipment will have a screen on top of the roof.

7.  Signage and Wayfinding

A specific signage plan should be submitted although signage would appear to be limited. A concept signage plan appeared in the initial submission but the final submission did not include a complete plan.
8.  Zoning Related Design Standards

Residential Developments: Shall integrate with and respect the character of surrounding residential development in terms of architectural form, landscaping and open space, façade materials, roof pitch, massing and height as demonstrated by compliance with all applicable design standards as listed in the design manual
Technical Design Standards for Multi-Family Developments:
i.The exterior design of the proposed structures including architectural style, façade materials, roof pitch, building form and height, window pattern and spacing, porches and entryways, cornerboard and trim details, façade variation in projecting or recessed building elements, shall be designed to complement and enhance the nearest neighborhood. The design of exterior facades shall provide positive visual interest by incorporating appropriate architectural elements.
The composition of the façade compliments and enhances the neighborhood and provides positive visual interest. The first floor is clearly differentiated from the upper three floors through color and material which emphasizes a pedestrian scale environment. The entry ways further emphasize this pedestrian scale with integrated canopies.

The mass of the four story building is softened by the use of varying exterior materials and colors along the façade which helps break up the perceived size of the building. The façade also has window  “projections” along the façade suggesting bay windows which also creates scale and visual interest to the façade. The number of windows   along the façade are numerous and  well balanced with a pattern that also creates visual interest.
ii. 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

The development is integrated with the existing city fabric and streetscape by placing the building close to the street line, planting street trees along the street frontage, planting an esplanade along Oxford Street, providing a defined entry way into the building with a first floor façade treatment that differentiates itself from the taller portions of the building and a building a  terrace area for residents that is visually  linked to the Boyd Street sidewalk.

iii. Open Space designed to complement and enhance the building form and development proposed on the site.

Open space has been created on the site to complement the building form and development on the site. Using the  L-shaped configuration of the building, a patio for residents has been provided as well as a play area for Head Start. The patio area incorporates an extended seating wall and a picnic area for residents. Directly adjacent to the patio area is an extended lawn area of about 6,000 sf.  
iv.The design of dwellings provides ample windows to enhance opportunities for sunlight and air and shall also provide sufficient storage areas.

A review of the building façade indicates the windows are ample in number and size to enhance opportunities for sunlight and air. A review of the interior floor plans indicates a bicycle storage room has been provided on the first floor.

v. Scale and surface of parking, driveways and paved areas are arranged and landscaped to properly screen vehicles from adjacent properties and streets.

There are no driveways, parking spaces or paved areas on the site. 
B. SUBDIVISION ORDINANCE REVIEW
1.
Water or air pollution
There are no known water or air pollution issues associated with this project. The development is served by a public sewer.

2./3.    Water availability/water supply
The development will be served by an existing Portland Water District water main in East Oxford Street. A letter confirming ability to serve should be submitted.
4.
Soil Erosion
A soil erosion plan has been submitted. See C4.
5.
Highway or public road congestion
See site plan review (traffic section) of this report.

6.
Sanitary waste and stormwater
The development will be served by an existing sewer line in Boyd Street. A sewer capacity letter should be submitted.
Stormwater information is provided in site plan review (stormwater section) of this report.
7.
Solid waste and sewage
Solid waste will be collected and disposed on a regular basis by a private hauler according to the submission. There is a dedicated trash room on the first floor that will accommodate all residential waste.
Sanitary waste will be accommodated by a sewer main in Boyd Street.
8.
Scenic, natural beauty, aesthetics, historic sites, wildlife habitat
The project is located on  a previously disturbed  urban site with none of the natural features listed in this standard.

9.
Land development plan
The proposed development is consistent with the City’s land development (comprehensive) plan in numerous ways in particular Housing: Sustaining Portland’s Future an element of the City’s Comprehensive Plan. Key policies met by this project include dense housing in infill or service areas, support affordable housing, encouraging mixed use developments and encouraging the Portland Housing Authority to develop housing.
10.
Financial and technical capacity
The General Partner for the proposed Bayside Anchor Project is Bayside Anchor Development Company, LLC., a special purpose limited partnership created to take advantage of the Low Income Housing Tax Credit Program. The Developer and Guarantor of the project is the Portland Housing Development Corporation, a Maine non-profit corporation controlled by the Portland Housing Authority. The PHDC will act as developer of the project and will be responsible for the successful completion of the project and will provide financial guarantees to both the construction lender and the investor limited partner.
The primary source of the $5,300,000 capital needed for the project will come from equity raised by selling tax credits. The remaining funds will come from a combination of subsidy sources including the Northern New England Housing Investment Fund and other financial investors. A letter of financial interest from Bangor Savings Bank has been provided.
The technical capacity to undertake the project is represented by the Bayside Anchor Development Company LLC (owner/developer); Avesta Housing (development partner and consultant); Kaplan Thompson (architects); Carroll Associates (Landscape Architects); and Wright Ryan (construction manager).
11.
Pond, lake, wetland, river
Not applicable. The site is not located in proximity to the water bodies covered by this standard.

12. 
Groundwater quantity and quality
Not applicable. The site is served by public water. 

13. 
Flood Prone Area 
Not applicable. The site is not located in a flood prone or flood hazard area. The first floor elevation of the building at Boyd Street is 22 feet while the flood elevation in Back Cove is 10 feet

14. 
Wetlands
Not applicable. There are no wetlands on the site.

15. 
River, stream, brook
Not applicable. There is no river, stream or brook on the site. 

V. MOTIONS FOR THE BOARD TO CONSIDER
Waiver

The Planning Board (finds/does not find) that the applicant has demonstrated all of the required street trees cannot be planted along the street or site and the Board (finds/does not find) undue hardship may result from strict compliance with these regulations and that the public interest is secured with the variation. The Planning Board (waives/does not waive) Section 14-526 (b)(2)(b)(iii) Street Trees of the Site Plan Ordinance and the applicant shall contribute $4,800 to Portland’s Tree Fund as the proportionate cost of the 24 trees. 
Site Plan

On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in the Planning Board Report for application #2014-079 relevant to the Site Plan Ordinance and other regulations, and the testimony presented at the Planning Board hearing, the Planning Board finds that the plan (is/is not) in conformance with site plan standards of the land use code, subject to the following conditions of approval.
1. That the applicant shall submit letters from Portland Water District (water), Central Maine Power (electricity) and City of Portland (sanitary waste) regarding their ability to serve the project.
2. That a revised lighting plan addressing the lights within the right-of-way shall be submitted for City staff review and approval.

3. That the plan and supporting material shall be revised addressing the written comments of Tom Errico (Traffic Review Consultant) dated July 17, 2014 for review and approval.
4. That the plan shall be revised addressing the written comments of David Senus (Development Review Engineer) dated July 16, 2014 for review and approval.
5. That the applicant shall address the written comments of David Margolis-Pineo (Deputy City Engineer) dated July 16, 2014.
6. That the applicant prepare material for submission to the Transportation  Sustainability and Energy Committee and City Council supporting a modification to the parking schedule for Boyd Street and East Oxford Street along the applicant’s property frontage as well as modifications requested by the Fire Department along Boyd Street to enhance winter vehicle access.
7. That the applicant shall submit requested easement and or license agreements within the City rights-of-way for review City Council and approval. 
8. A copy of the PHDC /Bayside Anchor Development Company LLC agreement with Portland Housing Authority for the long term use of parking spaces for the Bayside Anchor development and the shared use paths shall be submitted to Corporation Counsel for review and approval.
9. That the site plan shall be revised eliminating the concrete pavers shown within the Boyd Street esplanade and replaced with brick or grass for City staff review and approval.
Subdivision
On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in the Planning Board Report for application #2014-079 relevant to the Site Plan Ordinance and other regulations, and the testimony presented at the Planning Board hearing, the Planning Board finds that the plan (is/is not) in conformance with site plan standards of the land use code, subject to the following conditions of approval
1. That the applicant shall submit requested easement and or license agreements within the City rights-of-way for City Council review and approval. 
2. That a revised subdivision recording plat shall be submitted for Planning Staff review and approval reflecting all property easements. 
Attachments:

Staff Attachments:
A. Enacted R-7 Zoning Map

B. Tom Errico (Traffic Review Consultant) Memo dated July 17, 2014

C. David Senus (Development Review Consultant) dated July 16, 2014
D. David Margolis-Pineo (Deputy City Engineer) dated July 16, 2014
Applicant Submissions

Submission Dated July 1, 2014

1.   
Cover Letter
2.   
Development Review Application
3.   
Neighborhood Meeting Certification

4.   
Project Description

5.   
Response to Staff Comments

6.   
Right, Title and Interest

7.   
Response to Zoning Requirements

8.   
Summary of Easements

9.   
Solid Waste

10. 
Request for Waivers

11. 
Financial and Technical Capability

12. 
Stormwater Management

13. 
Traffic and Parking Analysis

Submission Receive July 18, 2014

14.  
Response to Staff Comments

15.  
Lighting Fixture Info

16.  
Neighborhood Meeting Minutes

17.  
Terrace Pavers

Submission Received June 5, 2014

18.  
Response to Staff Comments

19.  
Hardie Panel Siding Info   

P.  
Site Plan, Subdivision and other Drawings Dated July 1, 2014 
MOTIONS FOR THE BOARD TO CONSIDER  (Bayside Anchor - revised 7-22-2014)

Waiver

The Planning Board (finds/does not find) that the applicant has demonstrated all of the required street trees cannot be planted along the street or site and the Board (finds/does not find) undue hardship may result from strict compliance with these regulations and that the public interest is secured with the variation. The Planning Board (waives/does not waive) Section 14-526 (b)(2)(b)(iii) Street Trees of the Site Plan Ordinance and the applicant shall contribute $4,800 to Portland’s Tree Fund as the proportionate cost of the 24 trees. 
Site Plan

On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in the Planning Board Report for application #2014-079 relevant to the Site Plan Ordinance and other regulations, and the testimony presented at the Planning Board hearing, the Planning Board finds that the plan (is/is not) in conformance with site plan standards of the land use code, subject to the following conditions of approval.
1.      That the applicant shall submit letters from Portland Water District (water), Central   

           Maine Power (electricity) and City of Portland (sanitary waste) regarding their ability to 
           serve the project.

2.      That a revised lighting plan addressing the lights within the right-of-way shall be 
           submitted for City staff review and approval.

3. That a revised site plan and supporting material shall be submitted  for review and approval by Tom Errico (Traffic Review Consultant) reflecting the following revisions.
The details of the TDM shall be modified such that the post-occupancy monitoring study be conducted after 6 months, and annually thereafter. The trigger for TDM plan adjustments should not simply be based upon the parking generation threshold noted in the plan but specific issues that are identified in the post-study. 
The applicant shall confirm whether the space dimensions for the handicap  parking across the street on Oxford Street meet ADA standards and provide information on the handicap space in terms of use and whether it meets City parking space dimension standards.
That a revised Construction Management Plan shall be submitted for review and approval prior to the issuance of any City permits. All detours shall be ADA compliant. Additional detail shall be required as related to street occupancy and specific traffic control.  

On-street parking signage along the property frontage shall be installed as part of the 
project.
4. That a revised site plan shall be submitted for review and approval by David Senus (Development Review Engineer) reflecting the following revisions. The typical trench detail (sheet C-2) shall be modified to reflect the City’s standard (Fig II-12 of the Technical Manual) for all pipe work within the right-of-way. The  existing storm drain pipe shall  be demolished to the right-of-way line and  remaining portion of the existing storm drain pipe in the street shall be abandoned following the procedures outlined in Section 2.6.11 of the City’s Technical Manual.
5. That the applicant prepare material for submission to the Transportation  Sustainability and Energy Committee and City Council supporting a modification to the parking schedule for Boyd Street and East Oxford Street along the applicant’s property frontage as well as modifications requested by the Fire Department along Boyd Street to enhance winter vehicle access.

6. That the applicant shall submit requested easement and or license agreements within the City rights-of-way for review and City Council approval. 

7. A copy of the PHDC/Bayside Anchor Development Company LLC agreement with Portland Housing Authority for the long term use of parking spaces for the Bayside Anchor development and the shared use paths shall be submitted to Corporation Counsel for review and approval.

8. That the site plan shall be revised eliminating the concrete pavers shown within the Boyd Street esplanade and replaced with brick or grass for City staff review and approval.

Subdivision
On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in the Planning Board Report for application #2014-079 relevant to the Subdivision Ordinance and other regulations, and the testimony presented at the Planning Board hearing, the Planning Board finds that the plan (is/is not) in conformance with site plan standards of the land use code, subject to the following conditions of approval

1. That the applicant shall submit requested easement and or license agreements within the City rights-of-way for City Council review and approval. 
2. That a revised subdivision recording plat shall be submitted for Planning Staff review and approval reflecting all property easements. 
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