Level III Site Plan Review

Canal Plaza Hotel

433 Fore Street
Cow Plaza Hotel, LLC
BACKGROUND & REVIEWS
Cow Plaza Hotel, LLC is requesting a Level III site plan review for an 80,000 SF mixed-use development, the Canal Plaza Hotel.  The development site is located at the southwest corner of the Canal Plaza block, at the corner of Fore and Union Streets, directly across from the Old Port Historic District.   A CMP substation lies directly to the north, and the Fore Street parking garage is immediately east.  The site is currently occupied by a 45-space surface parking lot.  
The proposed development includes:

· A 123-room hotel on seven floors
· 700 SF of retail space at the corner of Fore and Union Streets
· Pedestrian access via new sidewalk, doors on Fore Street 

· Vehicular access via a porte cochere with openings onto Fore and Union Streets
· Parking at the adjacent garage with access via the mid-block alley on Union Street  

· Minor landscaping improvements, consisting mainly of street trees 

At prior meeting on 9/11, board considered preliminary plans and noted outstanding issues related to transportation and design.  In response, applicant submitted additional materials related to these topic areas and opted to return to the planning board for another workshop to continue the transportation and design discussions.  

Project is subject to site plan review, including provisions related to historic district compatibility.  Project is also subject to design review under the Downtown Urban Design Guidelines.  
MAJOR STAFF COMMENTS OF NOTE

Transportation

Revised materials include:

· Reduced corner radius at Fore and Union Streets to allow preferred ramp alignment

· Relocation of traffic control box on Union 

· Revisions to geometry of porte cochere and addition of convex mirror and signage at exit

· Brick driveway aprons at porte cochere

· Revisions to rear alley to include updated transformer pad, emergency generator pad, and modifications to northeast corner of building

Porte cochere design

Again, applicant modified design of porte cochere to further limit left turn movements.  Tom Errico, consulting traffic engineer, suggests additional signage.  Concerns regarding stacking in this location remain.  There will be valet service in this area, which should help traffic move through the porte cochere.  The applicant has been asked for information on how drop offs will be managed.  Likewise, it is likely that some visitors will opt out of the valet parking.  The applicant has been asked to demonstrate how these guests will access the adjacent parking. 

Service access

Originally, there were some concerns regarding service access in the rear alley.  The applicant has also provided turning movement sketches showing movements for a 30’ box truck in the rear alley. Tom Errico  has asked that he applicant provide information on how the truck will begin the “backing” maneuver down the alley (will the truck begin backing from Union Street) and provide information if any deliveries will be from a tractor-trailer truck. In addition, the city’s parking manager has suggested that details should be provided regarding access from truck to “back of house” areas (e.g. kitchen).  
Given CMP’s planned work for the area, it will be necessary to coordinate with CMP regarding the plans for the adjacent site to ensure that sight lines into and out of the service drive are not obstructed.  

Parking

As noted in the Planning Division’s original memo, the Planning Board ultimately establishes the number of required parking spaces, since the proposed building is over 50,000 SF.  Per the city’s zoning ordinance, only 31 spaces are required for the hotel (at one space/four rooms).  

In response to a request for clarity on parking arrangements, the applicant submitted a memo from Gorrill-Palmer Consulting Engineers which estimates the total peak parking demand, derived using field data from the Hampton Inn, of 92 spaces at full occupancy. The memo does not address parking demand.  In the original submittal, the applicant stated that the adjacent garage, the Cow Plaza Garage (which is under the same ownership) would be used for parking purposes and that 218 of the 409 total spaces in the garage, currently occupied to some degree by month-to-month parkers, could be repurposed to both offset the loss of the existing surface lot and provide space for hotel guestsThe city is aware that deed restrictions may exist at the Cow Plaza Garage, which may limit the number of available spaces in that facility.  Mr. Errico has asked for clarification regarding this arrangement. 
Signal equipment modifications
It was noted in the prior Planning Board memo that signal equipment modifications would be required at the intersection of Union and Fore Streets.  The extent of the required equipment modifications is currently being further discussed.  
Site Design

The additional submittals include elevations and renderings intended to provide a better sense of the building’s design.  Note that there are two sets of drawings in the PB packet.  The drawings dated mid-September formed the basis for both the Historic Preservation Board’s and the Planning Division’s design review.  The early October drawings were provided following these reviews.  They were included in the packet for the Board’s consideration and will be considered by Planning Division staff as part of the final design review process.  Likewise, planning staff were able to see material samples only after HP review and preliminary design review were conducted, so comments with regard to samples are not represented in the associated memos.    

Massing, Ventilation, and Wind Impact

It should be noted that the hotel is considerably taller than the buildings across Fore Street, which are 3 to 5 stories in height.  However, it is similar in scale to 2 Portland Square, the building across Union Street on Fore Street, is five stories at the street wall and seven stories total.  The Portland Harbor Hotel, which lies on the opposite side of the Fore Street/Union Street corner is approximately 60’ at the street wall.  

Historic Resources

The site is located adjacent to the Old Port Historic District.   Elevations and renderings were provided to the Historic Preservation Board for their September 19 meeting, where they considered the proposed design’s compatibility with the adjacent historic district.  A memo has been provided to the PB by Deb Andrews, Historic Preservation Manager.  Note again that the material samples provided here were not available to the HP board during their review.  
Exterior Lighting

The applicant has stated that their lighting plan is evolving.  As such, the final lighting plans will likely require review as a condition of approval.  

Signage and Wayfinding

The most recent drawings show building signs at third and fourth story height on the west and east facades.  Pedestrian-scaled signs are also depicted at a lower elevation on the Union Street façade and at the corner of Fore and Union Streets.  The city has asked for more information on signs, including wayfinding signage and sign lighting, wfor final review.  

Zoning-Related Design Standards

As the site is located in the B-3 zone, it is subject to the Downtown Urban Design Guidelines.  The city’s preliminary design review produced several substantive comments:
A large portion of the street level of the Union Street façade is devoted to the porte cochere exit and a largely blank wall.  Especially given the functional ‘blank wall’ which exists directly north of this property on Union Street, all attempts should be made to enliven this space. 

The east end of the building, adjacent to the garage, appears unresolved.  It remains unclear how the proposed canopy wraps the corner and abuts the garage.  

There is some concern regarding landscaping on Fore Street.  In light of the environmental conditions in this area, careful consideration should be given to the type of tree which will work in this location, in consultation with the city arborist.  

As previously noted, the lighting plan is evolving.  The applicant has indicated that the lighting will be provided primarily by a combination of wall packs and recessed ceiling/soffit lights, but that those details are not yet fully resolved.  The city has indicated that soffit lighting should be considered above the sidewalk to illuminate any recesses along the building face, in addition to internal illumination.  

Details regarding the height, width, and material of the rooftop screen are requested.  The rooftop mechanical enclosure is a substantial presence on the building, and should be minimized in visual prominence.  

The preliminary drawings show two building signs above the first story of the building and two building signs on street level. Two of these are located on the west façade.  The design guidelines relating to signs indicate that “building signs…should be limited to one per building street frontage for each business or tenant.”  Plans should be revised to address this guideline, or a waiver should be requested. Information on sign lighting should also be provided.

Lastly, given the samples reviewed by the city today, there are some concerns regarding the color palette and finish of the proposed siding.  Specifically, there is some concern that the siding will appear dark and manufactured or fabricated. 
QUESTIONS/CLARIFICATION
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