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I.
INTRODUCTION[image: image2.emf]
Bowl Portland, LLC represented by Justin Alfond and Charles Mitchell, is proposing to convert an existing two-story brick building and attached one-story warehouse into a twelve (12) lane 10-pin bowling center.  The property is located at 58 Alder Street.  The proposal also includes a restaurant and bar with seating for approximately fifty (50) people, a stage for live music and second floor offices.  

The property is located in the B-7 zone, so the development will be reviewed for compliance with the B-7 Zone Design Standards, Site Plan Ordinance, and Conditional Use (Section14-296(3)) standards of the Land Use Code for the surface parking lot. 
A. Public Notification:
One hundred and thirty-eight (138) notices were mailed out announcing this Public Hearing and the legal ad appeared in the Portland Press Herald October 19 and 20, 2009.  As of the writing of this report no public comment has been received. 

B. Neighborhood Meeting:

The applicant held a neighborhood meeting on October 5, 2009 and submitted a certification letter, sign sheet and meeting minutes. See Attachment C-21.
II.
SUMMARY OF FINDINGS
Zone:
B-7 Business

Proposed Use:



Twelve (12) lane bowling center that includes a 








restaurant, small stage for live music, and second floor 







offices


Previous Use: 
Skillful Vending (Billiards sales) and Tow Lot
Required Minimum Lot Area:
none
Proposed Lot Area:


24,547 SF
Proposed Building Square Footage:
13,740 (footprint)

Existing Lot Coverage:
100% 

Maximum Imp. Surface Ratio: 
100% 

Proposed Imp. Surface Ratio: 
91%
Required/Proposed Parking:
None are required/ 7 spaces proposed on site; two shared parking lots 
that totals to 42 off site parking spaces
Required/Proposed Bicycle Parking:
2 spaces required/ 12 proposed 

III.
PROPOSED DEVELOPMENT
[image: image3.jpg]=

E e,

1HiTu
BILLIARDS & BARSTOOLS
st for the £ o7 )




The applicant is proposing to convert the existing building at 58 Alder Street to a twelve-lane bowling center that would have a restaurant for fifty (50) persons with a small stage for live music.  Currently, the building is home to Skillful Vending.  Much of the exterior of the building will remain intact; a new entrance canopy will be incorporated into the design.  The applicant will be providing eight parking spaces in a lot that will be accessed from Hanover Street, though the B-7 zoning does not require any parking it does state that off-street parking and loading for projects, regardless of size, will be governed by Section 14-526 (a)(2)(b).  Under this Site Plan standard, the Planning Board establishes the parking requirement based upon a parking analysis submitted by the applicant and reviewed by the city traffic engineer.
The existing building currently resides almost entirely on an ‘L’ shaped corner lot on Lancaster and Alder Streets.  Lancaster Street has been discontinued but is still open to pedestrians. A small gravel and asphalt lot is currently a parking area and is accessed from Hanover Street with a paved pathway or lot extension that connects the parking area to the main building. The applicant is proposing seven (7) parking spaces lot off Hanover Street using the existing setback requirements from a lot line (35’). Two of those spaces are reserved for ADA spaces.

IV.
STAFF REVIEW
The changes of use plans for Bowl Portland are subject to review according to the City Site Plan standards for a major development.  In addition, the proposal for the surface parking lot shall be reviewed under the applicable standards for Conditional Use in the B7 zone.  This proposed development has been reviewed by staff for conformance with the relevant review standards of the site plan ordinances.  Staff comments are highlighted in this report.
1. ZONING 

This property is located within the B-7 Business Zone which allows all of the proposed uses. It is a reuse of an existing building on the parcel.  There are no new additions being proposed as part of the project.  The parking requirement is not regulated under the zoning regulations.  The site plan standards of 14-526 (a) (2)(b) governs the parking requirements. Therefore, the Board will establish the number of required parking spaces based upon the applicant’s parking analysis and the recommendation of the city traffic engineer.  For the Board’s information, if the Zoning requirements in Division applied, then 33 off-street parking spaces would be required.

2. Conditional Use Requirements (Section 14-296 (3))

A.  Conditional Use Standards (14-296(3))
In addition to the Conditional Use Standards set forth in Sec. 14-474 and the requirements of Article V Site Plan Ordinance, the applicant shall comply with the following:

a. In the case of lot undergoing site plan review, no new or existing surface parking spaces, parking aisles, or vehicle lanes shall be allowed within thirty-five (35) feet of any street except as follows:
i. In the case of a property in which eighty percent (80%) of the property frontage has a building within ten (10) feet of the property frontage; or

ii. A driveway located perpendicular to the street and providing access to the site; and
STAFF COMMENT:  This property abuts two public streets, one on the west side (Hanover Street) and the other on the east side (Alder Street).  The thirty-five (35) foot setback is met along the Hanover Street frontage.    
b. No surface parking spaces shall be encumbered by lease or other use commitment to an off-site use exceeding twenty-four (24) month term; and
STAFF COMMENTS: The surface parking lot on site will be specifically used for the Bowl Portland and no other business (use) will utilize these parking spaces. 
c. For surface parking lots of twenty-thousand (20,000) square feet or greater in area, lease or other use agreements for surface parking shall not preclude the relocation of such parking for more than twenty-four (24) month term; and
STAFF COMMENTS: This standard does not apply to this project since it under 20,000 sf.
d. Any such parking shall in its lease stipulate that developer/owner reserves the right to relocate said parking or convert surface parking to structured parking as long as the replacement parking is located a reasonable distance from the associated use; and
STAFF COMMENTS:  The applicant’s lease is included as Attachment C-17 and does not specify such language as described above.  A potential Condition of Approval:
The applicant shall stipulate in its lease that the developer reserves the right to relocate said parking or convert surface parking to structures parking as long as the replacement parking is located a reasonable distance from the associated use.
e. Surface parking shall be laid out in a manner conducive to development of additional or City of Portland Land Use replacement buildings, and/or structured parking; and
STAFF COMMENTS:  The proposed parking fronts on Hanover Street and the layout of the parking does not impede its potential as a redevelopment site.  
f. The number of surface parking spaces on a lot shall not be increased above the number of surface parking spaces existing on the lot as of April 19, 2006 unless one of the following is met:

i. A newly constructed building is proposed under site plan review; or

ii. A building exists on the site meeting the minimum height requirements of the B-7 zone; or

iii. All parking spaces are thirty-five (35) feet or greater from the street right-of-way; or

iv. For every existing space that is eliminated within thirty-five (35) feet of the street right-of-way, two new spaces may be created that are thirty-five (35) feet or greater from the street.

STAFF COMMENTS:  Currently this portion of the lot is being used as a tow lot or a storage area for cars; the number of cars that have been stored here exceed the 8 parking spaces proposed.  Therefore the proposed parking spaces are not increasing. 
B. Conditional Use Standards (14-474(c)(2))

A conditional use permit shall be granted unless the board determines that:

a. There are unique or distinctive characteristics or effects associated with the proposed conditional use;

STAFF COMMENT:  There are no unique or distinctive characteristics or effects associated with this proposed use.

b. There will be an adverse impact upon the health, safety or welfare of the public or surrounding area; and 

STAFF COMMENT:  The project will not have an adverse impact upon the health, safety or welfare of the public or a surrounding area.
c. Such impact differs substantially from the impact which would normally occur from such a use in that zone. 


STAFF COMMENT:  The impact from the proposed use is not substantially different from the impact which would normally occur. 

3. SITE PLAN STANDARDS FOR PROJECTS IN THE B-7 ZONE
The Site Plan Ordinance contains a specific standard with accompanying design standards for the B-7 zone in addition to the other standards.   Section 14-525 (30) Bayside mixed use urban district zone (B-7 zone) design standards includes the following:
a. Transportation Demand Management: All major development in the B-7 shall submit and implement a Transportation Demand Management (TDM) Plan, subject to the review and approval of the Planning Board. The TDM plan shall employ elements such as public transit incentives, parking cash-out, car sharing, car and van pooling incentives, provision of bicycle and pedestrian commuting accommodations, guaranteed ride home programs, employee surveys, newsletters and alternative transportation information sharing and other such strategies that reduce single occupancy vehicle trips to and from the development. The development shall follow the standards and guidelines for developing a TDM plan found in the TDM section of the City of Portland Technical and Design Standards and Guidelines. The development may also participate in any City recognized TDM consortia (as may be developed).
STAFF COMMENTS: The applicant has submitted a Traffic Demand Management (TDM) plan; please see Attachment C-22 for the full analysis.  The objective of the TDM is to reduce single occupancy vehicle trips by a variety of specific strategies such as public transit, bicycling, and walking.  According to the applicant, at any given time, there are eight employees in the establishment.  The focus of the TDM plan is to reduce the vehicle trips of customers to the establishment.  The TDM plan explains how alternative transportation, such a public transit, biking, walking, and carpooling can be utilized not only by customers but employees as well.  The location of this project makes it easily accessible by all of these means of transportation.  The parcel is conveniently located close to the Peninsula Loop (number 8) of the Metro which runs very thirty minutes up Preble Street (one block away) and down Elm Street (two blocks away).  The Bayside Trail, which is currently under construction, is located a block from Bowl Portland and encourages customers and employees to walk and bike to the site.  There are two bicycle racks, each with six bike spaces, located at each entry to the building. 

A part of the TDM plan, Bowl Portland is also reserving half of the parking spaces, located on the surface lot on-site, as carpool only spaces. There are seven parking spaces at 58 Alder Street (including one that is assigned ADA). The reserved parking spaces on-site (three in total) will have a sign noting “Parking for Carpool Only, 3 Occupants”. 
Tom Errico, has reviewed this TDM plan and finds it to be acceptable.  The only suggestion would be that the carpool space criteria be reduced to two occupants.

b. Design standards: All major and minor development reviewed under the provisions of the bayside B-7 zone shall be designed to support the development of this urban neighborhood as a dense, mixed-use, pedestrian friendly neighborhood in accordance with the standards contained in the bayside (B-7) design standards, promulgated by the planning board, and contained in the planning and development design manual.
STAFF COMMENTS: Please refer to the paragraph below.
4. B-7 DESIGN STANDARDS
The proposed project is located in the B-7 zone and will need to be reviewed under the Bayside B-7 Design Standards (refer to Attachment 6) for the complete design standards).  The Planning Division design staff has reviewed the proposed project under the B-7 design standards for this project.  Even though majority of the design standards do not apply to an existing structure, there are some standards that are applicable.  The following are the design standards that apply to this project and the staff review.

A.  Standard B-4, which refers to sidewalks and crosswalks states:

The provision of all sidewalks and crosswalks shall conform to the specifications and details contained within the City’s Technical and Design Standards and Guidelines, and the City’s Crosswalk Standards at a minimum.  New sidewalks along public streets shall be at least 10 feet wide measured from curb to property line where feasible, except where it can be demonstrated that site constraints preclude such width.  Sidewalks that are 12-15 feet wide and bump-outs shall be provided along A and B Streets where feasible, in order to allow for amenities such as larger tree wells, landscaping, café seating, shop displays and public art.  Where appropriate, crosswalks shall be transversely striped and at a minimum as wide as the sidewalk to which it connects.  
The applicant is proposing to install a six (6) foot brick sidewalk along the property’s frontage on Alder Street.  There is an existing brick sidewalk along the Hanover Street frontage.   The design standard of the B-7 requires a ten (10) foot sidewalk but since Alder Street does not meet the standard for street width (the street is forty (40) feet in width rather than 50 feet), it is difficult for the sidewalk to be wider.  In order for the sidewalk to be widened to meet the ten (10) foot standard, the  travel lanes of the Alder Street would be decreased in width.  Therefore; due to this site constraint, the  Department of Public Services recommends that sidewalk be constructed to the proposed width of six (6) feet.  In addition, the applicant is proposing to utilize off-site parking on Kennebec Street to accommodate customers, so the Department of Public Services is recommending that the applicant complete the Alder Street sidewalk to Kennebec St. and to install a sidewalk ramp at that corner (see D. Margolis-Pineo comments in Paragraph IV (5) (C)).
The applicant is proposing three crosswalks as part of this project.  The locations of the crosswalks are at Kennebec Street, midblock on Alder Street, and at Alder Street (where it meets Lancaster Street).  Department of Public Services staff requests that the midblock crosswalk be removed. 

B.  Standard B-11refers to lighting on the property, which states:

Street lights along public streets shall be scaled to the size, traffic volume and use that is typical for that street, as defined in the street hierarchy in Standard B-1 Streets and Alleys.  Street lighting shall comply with the Technical and Design Standards and Guidelines at a minimum and may also be required to meet The Illuminating Engineering Society of North America Standards (IESNA), and the Leadership in Energy and Environmental Design (LEED) standards for light pollution. 
The designated street lighting for Alder Street is the Holophane model for Bayside, at the 12’9” foot height in the Tribo color. 

Sidewalk Lighting:
Sidewalks shall be lit with a combination of pole mounted, building mounted, or bollard lighting, as well as light from store windows, entries and other building features.  The placement of lighting fixtures shall be pedestrian scaled, downwardly directed, and shielded or reflected so as to prevent glare and excess lighting spilling onto private property or skyward.  

The Planning Division recommends that two street lights be installed along the frontage on Alder Street according to the City standards.  The street lights must Holophane model for Bayside, at the 12’9” foot height in the Tribo color.    The applicant has the option to ask for a waiver of this standard or seek public infrastructure funds of up to $25,000 from the Downtown Portland Corporation. 
As for the sidewalk lighting, the applicant is proposing lighting along the building façade on Alder Street, as well as lighting at the entries. 
C.  Standard C-6 refers to surface lots that states:

Areas devoted to surface parking shall be screened from public rights of way and significant views through the use of design elements such as plantings, fencing, grade changes, and/or walls.  A landscaped border shall be created around all surface parking lots.  Any parking lot containing ten (10) or more parking spaces shall include one (1) or more landscaped islands within the interior of the lot.  There shall be at least one (1) island for every twenty (20) spaces.  

The purposed surface parking lot is set back thirty-five (35’) from Hanover Street.  The applicant is proposing to landscape along the frontage of the parking lot.  The parking lot sits approximately sixty-five (65) feet from Kennebec Street but will be visible from this street.  The lot between the parking area and Kennebec Street is under separate ownership and currently, it is a gravel lot.
D.  Standard E-16 refers to signage plan as part of a project.  The applicant has not submitted a signage plan for review; this will be a condition of approval that such a plan be submitted for review and approval by the Planning Authority
5. SITE PLAN STANDARDS
A. Traffic
TheB-7 zone exempts projects from the Division 20 Parking Standards and instead states that off-street parking and loading for projects, regardless of size, will be governed by Section 14-526 (a) (2)(b).  Under this Site Plan standard, the Planning Board establishes the parking requirement based upon a parking analysis submitted by the applicant and reviewed by the city traffic engineer.  Marge Schmuckal, Zoning Administrator reviewed the submitted information, if parking standards in zoning where to be imposed upon the site, thirty-three (33) off-street parking spaces would be required.  The applicant is proposing seven (7) spaced parking lot as part of this project and eliminating four (4) on-street parking in front of the property on Alder Street. 

The applicant has identified two joint use parking lots near Bowl Portland on the parking plan; one parking lot is directly across Alder Street with 15 parking spaces shared with the restaurant GR Dimillos. GR Dimillos does have similar operation hours as Bowl Portland (11am to 11pm). The second alternate lot has twenty-seven (27) parking spaces across Kennebec Street and is shared with multiple uses such as Portland Speedy Printing, Cross Fit Casco Bay, and Finer Points Dance Shop. These spaces will be readily available after normal working hours (5pm), and the lot is less than 300’ from the ADA accessible main entrance.  Attachment B-2 shows the shared parking lots and the walking routes associated with them.  The applicant has an agreement with the owner of the site to use the existing parking spaces (Attachment C-20).  Tom Errico, Consultant Traffic Engineer, recommends that a safe pedestrian way be provided for customers from the twenty-seven (27) parking spaces on the north to the site, please see Attachment 5 for his complete review of the project. This pedestrian connection will involve installing a crosswalk on Kennebec Street and construction of the sidewalk from the project site to the Kennebec Street intersection, approximately 75 feet. 

The applicant does not want to provide the pedestrian connection since they are not the owners of the property that the sidewalk crosses and they are only leasing the project site at two five-year terms. According to the applicant, this improvement along with removing the asphalt (as requested by City staff) at the building and implementing landscaping, will “create a real hardship and make proper development of an old house building very difficult”, please refer to Attachment C-3.

Mr. Errico has reviewed the proposed plans and provides the following recommendations:

1. It appears that a driveway will remain off Alder Street.  The applicant should provide a summary of use for the driveway and provide information on whether it meets city standards for width.

Status: It appears that the driveway will be closed.  It is recommended that treatment be provided that prevents access to the side of the building by vehicles (e.g. bollards).
2. The applicant should provide a pedestrian routing plan for those who park is the proposed parking lot and are destined to the site.

Status: The applicant should construct a sidewalk along Alder Street between their site and Kennebec Street.  A crosswalk should be added across Alder Street at Kennebec Street.  The midblock crosswalk on Alder Street should be removed.  Parallel lines should be used for all crosswalks.
3. The on-site parking lot illustrates 20-foot long parking spaces.  The City standard is 19 feet.

4. The applicant should provide a sidewalk connection between the 27 space joint use parking lot and the sidewalk on Preble Street.
B. Bulk, Location, Health, Safety Air (Section 14-526 (a) 3) and Bulk, Location, Height of Proposed Buildings (Section 14-526 (a) 4), Exterior Lighting (Section 14-526 (a) 9)
Currently, the building is home to Skillful Vending and a tow lot, which is proposed to be converted to a bowling alley.  The building sits a few feet back from Alder Street.  It is a two story brick building with an attached one story warehouse.  The building footprint is approximately 13,720 sq ft.  The two main entrances are from the front of the building on Alder Street.  There are windows along the building facade at street level and will be remain transparent.  The exterior of the building will remain unchanged, but the interior will be fully renovated for the proposed uses. 

The applicant is proposing to maintain the existing asphalt pavement around the building, see Attachment B-3.  The Planning staff recommends removing a portion of this pavement and replacing it with landscaping.  Please refer to Paragraph IV (5) (D) below for more in depth review of this recommendation. 
C. Sewers, Storm drains, Water (Section 14-526 (a) 5), Soils and Drainage (Section 14-526 (a) 8), and Consistent with City Infrastructure (Section 14-526 (a) 11
The site is relatively flat.  The existing drainage flows west towards a catch basin located at Hanover Street and east to catch basins in Alder Street, which are tied into the City’ combined sewer and drainage system.  According to the applicant, the existing utilities, including water and sanitary service, are fed from Alder Street.  The proposed paved parking lot on the west side of the building, on Hanover Street, will drain to a catch basin on Hanover Street, as it currently does.   The Stormwater Narrative (please to refer to Attachment A-2.9 states that the post condition drainage model results in a 3.6 % increase of pervious area compared to the pre condition model.  This is due to the additional 1,465 sq ft of proposed grass area around the parking lot and site. 

Deputy City Engineer David Margolis-Pineo has reviewed the site plans and his complete comments are included in Attachment 4.  The following are comments and recommendations made by the Department of Public Services:

1. It appears that two curb cuts are proposed along Alder Street but the plans are not clear.  Unless the applicant can explain a need for drive cuts in this area, this section shall be all granite curbing with a seven inch reveal.
Status: It is believed that the applicant’s intent to show raised granite curbing along the entire property on Alder St.  Sheet L.2 shows a double line for curbing but for only a portion of the property.
2. Plans in the vault of Public Services indicate that the floor drains of this structure are connected to the stormwater system in Alder Street.  This is in violation of current sewer codes.  Dye test should be conducted and if this is the case, the floor drains should be redirected to the sanitary system.  The discharge of the roof drains should also be verified and redirected to stormwater system or ground if necessary.  The utilities in Alder should be sized and shown correctly. 

Status: This requirement should be a condition for approval.  City staff will assist the applicant when possible.
3. Since the applicant is proposing to serve food, a grease trap must be sized correctly and proposed with the plans.
Status: This requirement should be a condition for approval.
4. It is understood this area has a history of flooding.  Elevation 10.00 is the flood stage for this area. Please show the finish floor elevation.
Status: The elevation has not been shown.  It must be recognized that this site is prone to flooding to elevation 10.00’.  Several street elevations shown are below that elevation.
5. The applicant is asked to complete the Alder Street sidewalk to Kennebec St. (approx. 75 more feet) and to install a sidewalk ramp at that corner as recommended by Tom Errico.  Handicap ramps must be ADA compliant.

Status: The applicant is still asked to complete the sidewalk and ramp on Alder St. to the corner of Kennebec.  The request for compensation to build the Kennebec is deleted.

6. The section of brick sidewalk and curb on Hanover Street adjacent to the applicant’s property is in extremely poor condition.  The applicant is asked to reset the curbing and replace the brick sidewalk in kind.

7. Applicant now shows a crosswalk at mid-block with sidewalk ramp.  This crossing should be deleted.
8. It is the applicant’s intent to keep the paved area to the north of the building which extends from Alder St. to the new proposed parking area.  There is concern that once the fence is removed that vehicle will have access to this area.  The applicant needs to indicate how vehicles will be restricted from this area by using bollards or some other acceptable means.  All ADA sidewalk ramp design should be reviewed by Tom Errico before construction.
D. Landscaping and Buffering (Section 14-526 (a) 6) and Minimizes Disturbance or Destruction of Existing Vegetation (Section 14-526 (a) 7) 

As part of the new landscaping plan, the applicant is proposing five street trees on Alder Street and a cluster of three on Hanover Street.  Standard D-3 of the design standards pertains to landscaping for proposed projects in the B-7 zone, which states that “Landscaping for public property and private property that is accessible to the public shall comply with the Technical and Design Standards and Guidelines at a minimum, and with the standards below.  Substitutions shall be reviewed for approval by the City Arborist.”
Jeff Tarling, City Arborist, has reviewed the application and the following is a list of proposed landscape treatment recommendations that were suggested but were not implemented in the revised site plan: 
1. Alder Street - Add one additional 'street-tree' in the large center island between the two shown.  Also a question on the L-2 plan is the note 'existing asphalt to remain' - would there be an option to soften this space with landscape plants or turf for the large paved area behind the sidewalk & at the corner?  This space could benefit from a reduction in impervious surface.

2. Kennebec Street - the landscape plan shows a group of three trees near the Hanover Street frontage, would like to see if additional trees & landscape plantings be included between Alder Street & Hanover Street.  All trees & landscape plantings should be placed in a mulched bed.  Lawn / landscape areas should be protected from vehicles parking on the grass by curbing.  Curbing should meet any standards that apply.   Granite or concrete curbing is best followed by bituminous 'Cape Cod' style curbing.  

3. Parking lot / adjacent gravel lot separation - could not determine what type of separation or definition features were to be used to separate the proposed parking lot from the adjacent gravel parking lot on Kennebec Street.  Suggestion would be wooden guardrail or other type of fencing or barrier.

4. General Landscape notes - The proposed tree sizes - Green Ash listed at 3-3.5" could be downsized to 2.5" caliper.  This might be suggested so that the root ball fit into the proposed tree-wells along Alder Street.   Tree-well spec should be rectangular in shape 4'x7' ideal, minimal width is 3.5'.  If the pavement is to remain along Alder Street the tree well should be framed with either granite or timbers to protect the trees from damage & deicing salts.  Tree sizes for the remaining plants, Pin Oak & Turkish Filbert should be increased to meet standards of 2-2.5" vs. the proposed 1.5-2".

The City staff recommends that a portion of the asphalt pavement be removed from the front of the building along Alder Street.  The total asphalt pavement stretches along the frontage for approximately 175 feet and covers approximately 2, 830sq ft.  The City staff recommends that about 500 sq ft of this pavement be removed and replaced with landscaping.  The 500 sq ft takes into account that paved areas are reasonable where it will be used as a pedestrian access from the parking lot and for the bicycle rack. The applicant has stated in a letter (Attachment C-3) that they do not want to go forward with these improvements because it will put a burden on their finances.  

E. Fire and Emergency Access (Section 14-526 (a) 10)
Captain Keith Gautreau, Fire Prevention Officer, reviewed the site plans and stated that the access is good to the building. The occupancy, which is an assembly of more than 300 people, therefore the building will require a full fire alarm system with voice evacuation.  Captain Gautreau has asked that the applicant show justification for the single means of egress from second floor level (second exit shows leading onto the roof top). 
V.
MOTIONS FOR THE PLANNING BOARD’S CONSIDERATION

A. Conditional Use

On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in the Planning Board Report #09-79900009, relevant to Portland’s Conditional Use Standards and other regulations, and the testimony presented at the Planning Board hearing, the Planning Board finds that the proposed conditional use does / does not meet the standards of Section 14-474 and the standards of Section 14-296(3) for the B7 zone subject to the following condition:

1. That the applicant shall submit, for the City’s Associate Corporation Counsel review and approval prior to the issuance of a building permit, an addendum to the lease that stipulates that the developer reserves the right to relocate said parking or convert surface parking to structured parking as long as the replacement parking is located within a reasonable distance from the associated use.
B. Waiver

On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in the Planning Board Report # 09-79900009 relevant to the Portland Bayside B7 Design Standards and Guidelines and other regulations and the testimony presented at the Planning Board hearing:
1. The Planning Board waives / does not waive the requirement of Standard B-11 of the Bayside B7 Design Standards and Guidelines which requires street lighting along public streets. 
C. Site Plan

On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in Planning Board Report #09-79900009, 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 the site plan standards of the land use code, subject to the following conditions:
1. Per Bayside B7 Design Standards and Guidelines,  the applicant shall submit a signage plan to be review and approval by the Planning Authority; 

2. That the applicant shall remove five hundred (500) sq ft of the asphalt pavement along the frontage of the building on Alder Street and replace it with landscaping.  A landscaping shall be submitted for review and approval by the Planning Authority and City Arborist before the issuance of a building permit; 
3. That the applicant shall provide a sidewalk connection along Alder Street between the applicant’s site and Kennebec Street.  In addition, a crosswalk and a handicapped ramp shall also be added at the intersection of Alder Street and Kennebec Street, and be submitted for review and approval by Department of Public Services and the Planning Authority; 

4. The brick sidewalk and curb on Hanover Street shall be rebuilt in kind along the frontage of the property per Department of Public Services. 

5. That the site plan be revised per David Margolis- Pineo memorandum dated 10.15.2009 and be submitted for review and approval before the issuance of a building permit; 
6. That the site plan be revised per Tom Errico memorandum dated 10.16.2009 and be submitted for review and approval before the issuance of a building permit: 

7. That the Landscape Plan be revised per the City Arborist recommendations per memorandum dated 09.14.2009 and be submitted for review and approval before the issuance of a building permit; and
8. That the applicant address Captain Keith Gautreau memorandum of 10.23.2009 and be submitted for review and approval before the issuance of a building permit. 

ATTACHMENTS:
Planning Board Memorandum Attachments

1. Memorandum, Marge Schmuckal, 10.22.2009

2. Memorandum, Capt. Keith Gautreau,  10.23.2009

3. Memorandum, Jeff Tarling, 09.14.2009

4. Memorandum, David Margolis-Pineo, Revised 10.15.2009
5. Memorandum, Tom Errico, 10.22.2009

5.1 Memorandum, Tom Errico, 10.16.2009
6. Bayside B-7 Design Standards
Application Submittal

Attachment A:
Excerpts of Application and Written Material, 09.01.2009 

A-1
Application Coverletter



A-2
Application for Development Review


A-2.1
Project Data


A-2.2
Site Plan checklist


A-2.3
Description of Proposed Use


A-2.4
Land and Building Area


A-2.5
Disturbed Area


A-2.6
Existing and Proposed Easements or Other Burdens


A-2.7
Solid Waste Disposal


A-2.8
Off-Site Public Facilities


A-2.9
Existing and Proposed Stormwater Management Plan


A-2.10
Development Time Line


A-2.11  State and Federal Regulatory Approval


A-2.12
Evidence of Financial Capability


A-2.13
Evidence of Applicant’s Right, Title, or Interest

A-2.14
Request for Sewer Capacity Letter


A-2.15
Request for Water Capacity Letter
A-3
Letter of Intent


Attachment B:
Excerpts of Written Material, 09.14.2009


B-1
Coverletter

B-2
Parking Plan

Attachment C:  Excerpts of Written Material, 10.05.2009

C-1
Development Review Application

C-2
Project Data / Application Fee
C-3
Response to Public Workshop and Staff Comments
C-4
Parking Memo

C-5
Trip Generation Analysis

C-6
Site Plan Checklist

C-7
Description of Proposed Use

C-8
Land and Building Area

C-9
Disturbed Area

C-10
Existing and Proposed Easements or Other Burdens

C-11
Solid Waste Disposal

C-12
Off-Site Public Facilities

C-13
Existing and Proposed Storm water Management Plan

C-14
Development Time Line

C-15
State and Federal Regulatory Approvals

C-16
Evidence of Financial Capability

C-17
Evidence of Applicant’s Right, Title, or Interest

C-18
Description of Unusual Natural Areas

C-19
Letter from Surveyor

C-20
Owner Agreement for Shared Parking Lots
C-21
Neighborhood Meeting and Minutes

C-22
Transportation Demand Management Plan

C-23
Waiver of Street Lighting Standard
Attachment D: Application Site Plan Set

D-1
Standard Boundary Survey

D-2
X.1 Existing Conditions Photos

D-3
L.1 Existing Site Plan

D-4
L.2 Site Grading and Utility Plan

D-5
L.3 Site Details, Sheet 1

D-6
L.4 Site Details, Sheet 2

D-7
L.5 Erosion Control Details

D-8
L.6 Parking Plan

D-9
L.7 Proposed Exterior Lighting Plan
D-10
A.1 Proposed Floor Plan

D-11
A.2 Building Elevations

D-12
FD.1 Fire Department Plan

D-13
FD.2 Code Review Plan
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