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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:
June 6, 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:  June 10, 2014

______________________________________________________
I. INTRODUCTION
A workshop 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. Recently the City Council approved a rezoning of this property from R-6 to R-7 after review and recommendation by the Planning Board. 
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.
Attachment 1 includes the initial Bayside Anchor site plan and subdivision application. Attachment 2 includes responses to staff comments received on June 5th. Attachment P includes site plans and other drawings.
Notice of this workshop consisted of a legal ad item appearing in the Portland Press Herald on June 2nd  and June 3rd.  Notices were sent to103 notices area property owners.

II. FINDINGS
Existing Zoning:  R-7

Land Area:  20,147 sf
Existing Use: Parking lot

Proposed Use:  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%      

Building Height:  45 ft
Existing Parking Spaces:  26 (on-site)  

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

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 an unspecified “special paving 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 within the existing PHA campus parking lots.

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.”  

IV. DEVELOPMENT REVIEW 
Traffic/Parking
Applicant has submitted a report entitled “Traffic Forecast, Parking Assessment and TDM Plan for Bayside Anchor” dated May 2014, authored by Gorrill-Palmer Consulting Engineers (G-P). Comments from Tom Errico, Traffic Review Consultant, are shown on Attachment B.
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 critical.

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 an appropriate parking demand for Bayside Anchor to be 0.75 spaces per dwelling unit. 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.
Transportation Demand Management Plan
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.

Traffic Analysis
G-P analysis indicates the following  trip generation forecast  for all  uses (residential and non-residential uses 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.
Building Design 

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 2.
The primary residential entrance appears to be along Oxford Street with a separate entrance for PHA offices.  A canopy and accompanying signage has been integrated into the building to demark the building entrances. 

Along Boyd Street a similar canopy has been provided for the HeadStart entrance although the sign is smaller in scale. The site plan indicates that a ramp is proposed along the face of the building (5 feet wide and 16 feet long with railing) to provide access into the entrance. Presumably this will require an easement or license from the City. 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 why this is necessary and whether the entrance could be located outside the street right-of-way (closer to the corner of the building within the patio area). See Attachment 2 for this explanation.
Streetscape

Applicant is proposing new granite curb and 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. 
A new handicap ramp and crosswalk will line up with Bayside Anchor residential entrance. 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 Street ranges from 6 to 7 feet wide.  
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 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 that will be installed under the proposed patio.
Quality - Stormwater treatment is achieved by a rain garden that will be 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.

Comments from David Senus, Development Review Engineer, are shown as Attachment C. See summary below.

1) The application is preliminary. As such, we anticipate that additional documents will be submitted with the final application, including details, confirmation of capacity to serve the development from utilities, stormwater design calculations, and a Construction Management Plan. The Applicant should note that all work proposed within the City Right-of-Way should comply with the City of Portland Technical Manual. .

2) In accordance with Section 5 of the City of Portland Technical Manual, a Level III Site Plan project is required to submit a stormwater management plan pursuant to the regulations of MaineDEP Chapter 500 Stormwater Management Rules, including conformance with the Basic, General, and Flooding Standards. We offer the following comments:

3) Basic Standards: The Applicant should provide a plan, notes, and details to address erosion and sediment control requirements, inspection and maintenance requirements, and good housekeeping practices in general accordance with Appendix A, B, & C of MaineDEP Chapter 500.  

4) General Standards: The project will result in a net increase in impervious area of approximately 6,235 square feet. As such, the project is required to include stormwater management features for stormwater quality control. The Applicant is proposing to treat one inch of rainfall from the site’s new impervious area utilizing the FocalPoint bio-filtration system. The Applicant has noted that the proposed system will be sized and designed in accordance with Chapter 7.5 of Volume III of the MaineDEP Stormwater BMP Manual. The Applicant should provide additional information and calculations demonstrating that the proposed treatment unit will be adequately sized and will provide sufficient treatment, in accordance with the General Standards. 

5) Flooding Standard: The project will result in a net increase in impervious area of approximately 6,235 square feet. As such, the project is required to include specific stormwater management features to control the rate of stormwater runoff from the site. The Applicant is proposing to provide detention via an R-Tank system. The Applicant has noted that, although flow rates will be decreased, the volume of water discharged to the downstream basin area may increase, and additional information on the results of this scenario will be provided in the final site plan application. The Applicant is also proposing to disconnect the existing stormdrain that currently discharges to the combined sewer, but requests the ability to reconnect should unanticipated future conditions require the use of this drain. As part of the final submission package, the Applicant should provide adequate documentation, such as a HydroCAD model, demonstrating that stormwater runoff from the proposed site will not exceed the peak runoff rates from the existing site and that the infiltration area will have adequate capacity to infiltrate the design storm events without impacting adjacent infrastructure. If in the future the Applicant determines that the system must be reconnected to the City’s combined sewer system, the Applicant will be required to receive approval by Planning and the Department of Public Services for the change.

6) The Applicant “propose(s) to disconnect the existing storm drain that discharges to the combined sewer and outlet stormwater runoff to the surface only”, relying on infiltration of stormwater on an area of adjacent property under common ownership. The Applicant states “It should be noted that, although flow rates will be decreased, the volume of water discharged to the downstream basin area may increase. We will provide an opinion on this in the final site plan application”.  The Applicant’s approach to stormwater management is keeping with the City’s interests and design standards for the management of stormwater on sites; however, as indicated by the Applicant, additional engineering data, calculations and information will need to be presented to ensure that the approach will provide for a functional system.  As part of the additional information, the Applicant should perform a test pit and document soil type, presence of groundwater, and soil infiltration rates in the infiltration area.

7) The Applicant should provide additional design information and details for the stormwater features as part of the final application.

8) The Plans should depict the routing of the existing drainage system on the site and should show how the existing storm drain pipe will be demolished and plugged or capped at the main.

9) The Applicant should provide a Stormwater Management Plan, which should include a stormwater inspection and maintenance plan developed in accordance with and in reference to MaineDEP Chapter 500 guidelines and Chapter 32 of the City of Portland Code of Ordinances.

10) Final plans must be stamped by a professional engineer (Section 14-527, sub-section (e) of the City of Portland Land Use Ordinance).

Landscaping
Eleven street trees are proposed with 5 on Oxford Street and 6 on Boyd Street. Seven of the trees are Ginkos while the remainder are 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. 

Utilities 

A utility plan has not been submitted to date but applicant indicates water, sewer, power, gas service is available in the adjoining streets.
Head Start Use

The R-7 zone tracks the R-6  zoning text in terms of uses. A nursery school or kindergarten is a conditional use with review by the Board of Appeals. Applicant has submitted material in support of their assertion that the Head Start program is an accessory use to the PHA campus and not a conditional use. See Attachment 2. This material will be reviewed by the Zoning Administrator.
Subdivision Plan

A multi-family development constitutes a subdivision therefore a subdivision plan will need to be submitted.
Next Steps
A second workshop could be scheduled on June 24 if necessary. If not a public hearing will be scheduled for a future date.
Attachments:
Staff Attachments:
A. Enacted R-7 Zoning Map

B. Tom Errico (Traffic Review Consultant) Memo dated June 5, 2014

C. David Senus (Development Review Consultant) dated May 30, 2014

Applicant Submissions

1.   Site and Subdivision Submission dated May 12, 2014
2.   Responses to staff comments from Carroll Associates dated June 5, 2014

P- Site Plans and Other Drawings
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