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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:	April 24, 2015	

Re:	Bayside Bowl Expansion; 58 Alder Street; BOPO,LLC

Project #:    2015-049	               CBL:  034-H-001

Meeting Date:  April 28, 2015

______________________________________________________________________

I. INTRODUCTION

A workshop has been scheduled to consider an application to expand the Bayside Bowl facility in the vicinity of 58 Alder Street. The site occupies the entire block defined by Alder-Hanover- Kennebec-Lancaster  Streets. The applicant is BoPo, LLC. The development is subject to Site Plan Review including  Traffic Movement Permit and B-7 Design Standards.

Initial site plan application and related material was submitted by applicant on March 23, 2015. Second submission regarding responses to staff comments was submitted on April 24, 2015
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View of site from corner of Alder St. and Kennebec St.
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View of site from corner of Hanover St. and Lancaster St.

Notice of this workshop includes notices sent to 90 area property owners  as well as those on the Interested Parties List. A notice appeared in April 20, 2015 and April 21, 2015 editions of the Portland Press Herald.

II. PROJECT DATA

Zoning:          B-7    

Land Area:    55,290 sf

Proposed Use: Bowling Alley/Squash Courts/Restaurant

Existing Building Footprint:          13,600 sf    
    
Proposed Building Footprint:        29,823 sf  

Existing Building Floor Area:        13,606 sf   

Proposed Building Floor Area:      48,857 sf

Building Height:                               45 ft        

Parking Spaces:                           53 
    Onsite:                                       36
    Offsite (leased):                        17

Project Cost:                                 $2.4 million

III. [bookmark: _GoBack]BACKGROUND

On October 27, 2009, the Planning Board approved a site plan to establish the Bayside Bowl within the former Skillful Vending building at 58 Alder Street. The approval letter is shown as Attachment  A. The proposal at that time included 12 bowling lanes, 60 seat restaurant space, 33 parking spaces (7 onsite and 26 shared offsite) as well as various site improvements.

Applicant acquired a 23,450 sf vacant lot in 2011 adjacent to Bayside Bowl which extended the applicant’s landholdings to Kennebec Street. That same year applicant received administrative site plan approval for an outdoor seasonal patio for this parcel. With the prospect of the Somerset Street Extension  looming in the future, certain improvements such as landscaping, sidewalks and drainage were deferred to the future. See Attachment B. The present 2015 submission proposes this area as a parking lot.

On March 17, 2015, the applicant completed a transaction with the City of Portland to purchase the “salt shed” parcel at 71 Hanover Street. This acquisition is intended to facilitate an expansion of the Bayside Bowl which abuts this property. With this property purchase the applicant now controls the entire Alder-Kennebec- Alder-Lancaster block.

Lancaster Street between Alder and Hanover was discontinued by the City Council on May 1, 1995 to facilitate Public Services operations in this area. Based on that action, the applicant owns to the middle of the street although a public easement was retained. The City owns the other half of the street which abuts the City’s Traffic Division building. The Bayside Bowl expansion does not encroach within the right of way. By way of background, the City has  recently been discussing whether  the Traffic Division building should be considered for  redevelopment proposals. 

The Somerset Street Extension Study has a direct impact on the Bayside Bowl site. The study is comprised of two components. The first part focuses on the design and construction of extending Somerset Street from Elm to Hanover Street while the second part evaluates various alignments of extending Somerset Street (Kennebec Street) and the Bayside Trail to Forest Avenue. 

The submitted Bayside Bowl site plan incorporates the projected street alignment on the plan which crosses their property near the corner of Kennebec and Hanover. The proposed parking lot has been designed outside the projected alignment footprint. Land acquisition and engineering plans for the Elm Street to Hanover Street section are expected to be completed later in the year with construction taking place in 2016. 



IV. DEVELOPMENT PROPOSAL

Applicant proposes to construct a two story addition to the existing bowling alley. See site plan on following page of this memo. The expansion includes additional bowling alleys, a second floor area for squash courts and a rooftop bar. The addition increases the net floor area of the facility by  35,251 sf resulting in a total building floor area of 48,857 sf. The building addition is 45 feet high.

The project expands the number of bowling alleys from 12 to 20. Restaurant space will be increased from 60 seats to 210 seats. A partially covered 100 seat rooftop deck is proposed.

Squash courts will be run by Community Squash and includes 8 single squash courts, 1 doubles court, a small gym, class rooms and locker rooms. A 48 seat mezzanine will be provided to observe matches.

The existing public entrance on Alder Street remains and a second public entrance (facing Kennebec Street) will be incorporated into the addition.

The proposal fills in about two-thirds of  the Lancaster-Hanover- Alder-Kennebec block except for the parking area along Kennebec Street.

Parking includes a temporary 36 space lot on-site (gravel surface) and 17 shared    spaces off-site. The temporary parking lot would have formal review at a later date once the B-7 zoning parking lot issue for this site has been resolved and the alignment of Somerset Street extension has been finalized. See next section (Surface Parking Setback under B-7 Zoning). The 7 existing spaces on the Hanover Street side of the property are eliminated to accommodate the building addition footprint.

An 8 foot wide brick sidewalk is proposed along Hanover Street while the existing brick sidewalk along Alder Street is being extended about 22 feet but both sidewalks stop at the parking lot driveway in deference to the future alignment of Somerset Street which will likely be constructed in 2016. The proposed alignment is shown on the plan below. We would suggest that when the parking lot comes in for formal review in the future that the applicant be responsible for extending the sidewalk to meet the new sidewalk along Somerset  Street. 

Three Bayside street light fixtures are proposed along Hanover Street. 
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Proposed Bayside Bowl Site Plan

V. STAFF REVIEW

B-7 Zoning
The site is located in the B-7 zone. Significant zoning review issues are highlighted below.

Height…The project site is located in District B of the Bayside Height Overlay Zone which requires a minimum height of 3 floors and a maximum height of 105 feet. The Bayside Bowl addition is 45 feet high but has only two functional floors which is short of the minimum height of 3 floors. Sec. 14-298 (h)(5) provides for an exception to the minimum height requirement - “such restriction shall not apply to those portions of the building addition(s) that are closer to the street line than the building footprint existing as (March 9, 2005)”. The proposed addition will be built closer to the street. Based on this exception the proposal does meet the minimum height requirement.

Surface Parking Setback…The B-7 zone requires new surface parking be located a minimum of 35 feet from the street [Sec. 14-295 (a)(25)]. The purpose of the language is to encourage buildings near the street line in creating an urban building edge along streets. The applicant’s proposal features parking along the Kennebec Street side of the lot, most of which are within 35 feet of the existing Kennebec Street right-of-way. The proposed parking area is currently an unimproved lot. The 35 foot setback standard would not apply if the parking lot was grandfathered but staff has not seen any information substantiating a grandfathered parking use for this lot. The applicant is in the process of researching this issue.

Applicant is proposing the parking area shown on the site plan be considered a temporary parking lot until a zoning text amendment is implemented to address this issue. There are several reasons for this path. The projected alignment for Somerset Street extension  has not been finalized. This project  requires a “taking” of a portion of the Bayside Bowl property as well as another nearby  property. The site plan on the prior page shows the projected alignment of Somerset Street extension. Once the taking has been finalized (which will be later in the year) we will have a better idea of the relationship of the roadway to the  parking lot setback. 

Mind full of  the future Somerset Street extension project, the site plan approval  letter for the outdoor patio  allowed a 5 year window (to June 16, 2016) to complete site related improvements. See Attachment B. Note that sec. 14-522 of the Site Plan ordinance allows temporary parking lots for up to 1 year. Staff is therefore recommending the parking area be treated as a temporary parking lot with final review taking place by June 16, 2016. 

Over the next year staff will draft an amendment (narrow in scope) to address the parking setback issue unless the applicant is successful in documenting a grandfathered parking use. Bayside Bowl has a set of circumstances which make it unique to other properties in the B-7 which would be reflected in the amendment. In concept  the amendment would allow some flexibility  but require measures supporting the Bayside Vision such as a multi-story building, a minimum floor area ratio and on-site surface parking not exceeding the normal zoning requirement.

Signs…A formal signage plan needs to be submitted.

Building Elevations and B-7 Design Standards  
Building elevations have been submitted. See Attachment Plans. Kennebec Street and Hanover Street views are shown below. The proposed addition makes a major statement in overall building mass on the site. While the building has only functionally two floors (high ceiling height for squash courts), it reads as a much taller building with its 45 foot height. A prominent building entrance has been created facing Kennebec Street although the existing Alder Street entrance remains. The addition is clad in a variety of horizontal and vertical metal siding  with a lower base of masonry veneer.

The building is surrounded by 4 streets so the building is viewed by the public  from all 4 streets.
[image: ]Kennebec Street View


[image: ]Hanover Street View








Comments from Caitlin Cameron, Urban Designer, are shown below and as Attachment C.  

Design Review Criteria: 
The project must meet all B-7 Design Principles & Standards. 

Findings of the Design Review: 
The proposed design does not pass all of the criteria of the B7 Design Guidelines – please refer to comments below regarding Standards not currently being met. The applicant may revise the design according to the review comments and resubmit. 
General Comments: 
· Please provide drawings showing all of existing building. 
· Which building entrances will be operable to the public (new and existing)? 
· What is the proposed pedestrian circulation around the site? 

Principle A: Urban Design 
A-5: Pedestrian Environment – Development on public streets or public spaces shall . . . enhance the pedestrian environment through the use of elements at the first floor such as fully functioning entries oriented to the street; active windows and storefronts; awnings and weather protection; appropriately scaled streetlights; trees and landscaping; . . . 
· See comments below regarding the orientation of the primary building entrance and windows. 

A-7: Building Orientation – The primary facades and entrances of buildings shall be oriented to streets, major pedestrian routes, or open spaces in order enhance the pedestrian-oriented environment. The primary facades and entrances of buildings shall not be oriented toward parking lots. 
· The primary entrance should be revised to have a visible and accessible orientation to Alder Street. Staff suggests adding a double door to the vestibule facing Alder Street and altering the canopy design to extend over this part of the entry. Lighting and Signage should also be provided on this East (facing Alder) face of the stair tower/vestibule. 

Principle B: Access and Circulation 
B-6: Multi-modality – New development shall create a functional and safe environment that provides a continuous travel corridor for pedestrians and bicycles which serves the same major destinations as automobiles. 
· Please provide a direct pedestrian path from Kennebec Street to the primary building entrance. 



B-9: Streetscape Design – New development in the public realm shall utilize the City’s streetscape standards for Bayside which include specifications for sidewalks, streetlights, street furniture, fencing and walls, landscaping and signage in order to create a unified image of the neighborhood. 
· Please provide a direct pedestrian path from Kennebec Street to the primary building entrance. 

Principle C: Parking, Loading and Service Areas 
C-7: Bike Racks – Bike racks shall be provided in a convenient location, proximate to the entry or entries of the building(s), either immediately adjacent to or no further than the associated motor vehicle parking, and shall be visible from the street or provided with prominent directional signage visible from the street as detailed in the Technical and Design Standards and Guidelines Manual and in compliance with the City’s Off-street bicycle parking standards 
· Bike racks appear to be on private property. If any bike racks are proposed in the public right-of-way, they must conform to the Technical Manual in placement as well as type specification (Dero). 
· Make sure bike racks correspond to any new building entrance arrangement, including for staff. 

C-8: Service, Utility and Mechanical Infrastructure – Areas for outdoor storage and trash collection or compaction shall not be visible from public rights-of-way, or located within 20 feet of any public street, sidewalk, or open space. 
· A waiver may be required about the placement of the trash storage. 
· More detail about the waste management is requested. 
· Materials for screening trash storage should be of the same family as the rest of the building materials. 

Principle E: Architectural Design 
E-6: Entrances – Buildings along public streets shall have the primary entrances oriented to the street. Primary entrances shall not be oriented to a parking lot or structure. . . . Commercial and mixed use buildings shall be permeable and accessible on all sides from the public way, unless the building program precludes such design. 
· The primary entrance should be revised to have a visible and accessible orientation to Alder Street. Staff suggests adding a double door to the vestibule facing Alder Street and altering the canopy design to extend over this part of the entry. Lighting and Signage should also be provided on this East (facing Alder) face of the stair tower/vestibule. 





E-7: Windows – Windows shall be located on all facades visible from public rights of way. . . . The first floor transparency (minimum visible transmittance (VT) of .7 or greater) along public streets and the trail shall be equal to at least 50% of the wall area between the height of 2 and 9 feet. 
· Consider adding more fenestration to the Dining/Lounge along Hannover Street area to increase the visibility of the active uses on the street. 

E-12: Materials – Materials such as thing gauge metal panels . . . shall not be used on facades visible from public rights-of-way. 
· Please provide more information about the gauge of the metal siding. 

E-13: Transparency – Windows that have daylighting application on all levels of the façade shall use glass with a visible transmittance (VT) value of .7 or greater, which looks clear. . . . Opaque, heavily tinted or reflective glass shall not be used at the pedestrian level unless it can be demonstrated that the building program precludes the use of transparent glass. 
· Please provide more information about the transparency of the windows. 

E-16: Signage – Each building may have one sign per storefront tenant at the pedestrian level, one sign board at each entrance with a tenant roster, and a street number sign at entrances as necessary. 
· Add signage to the East-facing (Alder-facing) side of the primary building entry stair tower/vestibule to provide a strong presence and orientation to the street. 

Circulation – Pedestrian
An 8 foot wide brick sidewalk is proposed along Hanover Street while the existing brick sidewalk along Alder Street is being extended about 22 feet but both sidewalks stop at the parking lot driveway entrance rather than continuing along the lot frontage to Kennebec Street. This was probably done in deference to the future alignment of Somerset Street which will likely be constructed in 2016. We would suggest that when the parking lot comes in for  formal review in the future that the applicant be responsible for extending the sidewalk to meet the new sidewalk along Somerset  Street.

A brick sidewalk was installed along the frontage of the Alder Street building as part of the previous review.

A landscaped area is shown between the parking lot and the building addition (Kennebec side) but no walkway is shown on the plan. We are recommending that a sidewalk be installed within this area connecting to the public sidewalks on 


Alder Street and Hanover Street. While a new sidewalk will be installed along Somerset Street as part of the City project, the applicant should install a walkway from the edge of the parking lot to the street roughly lining up with the building entrance. 
  
Circulation – Vehicle
As part of the submission applicant has submitted a traffic impact study (entitled Traffic Impact Study Expansion of Bayside Bowl) prepared by Gorrill Palmer. See Attachment 12.

Parking 
Application is proposing a total of 53 parking spaces, 36 temporary on-site spaces and 17shared off-site spaces. Presumably the temporary spaces will be converted to permanent spaces in the future. There is no parking requirement in the B-7 zone so the Planning Board determines the appropriate number based upon the applicant’s parking study and recommendation from the City Transportation Engineer.

Documentation of off-site parking leases should be submitted.

The submission states “the Bayside Bowl project is forecast to require a total of 91 parking spaces. The site will provide 37 parking spaces, with an additional 17 parking spaces provide off-site. We recommend that a parking study be performed once the site is fully occupied to confirm the need for additional spaces.” Note staff counts 36 on-site spaces not 37 spaces. Other comments  on the parking submission are shown below.

The parking lot has access on Alder Street and Hanover Street.

Traffic
On-site circulation includes the parking lot with access on Alder Street and Hanover Street.

Tom Errico, Traffic Review Consultant, has reviewed plan and submitted material and his comments are shown below and Attachment D. Mr Errico believes the  project qualifies for  a Traffic Movement Permit since the submission underestimates the estimated trip generation for the project.

· The applicant has requested a waiver for providing a construction management plan at this time.  It would be my suggestion that the applicant provide some general guiding principles as it relates to how construction will impact existing parking and traffic with the intent of providing a more detailed construction plan as a condition of approval.

· Based upon discussions with DPS staff it is my understanding that a portion of the proposed parking lot could be paved or implemented in its final form without disturbance from the Somerset Street Extension project. Accordingly, the applicant should investigate construction of a portion of the parking lot in final form.

· I have reviewed the traffic study prepared by Gorrill‑Palmer Consulting Engineers, Inc. and do not support the methods used in estimating trip generation.  Approval of the assumptions will require supporting documentation.  Specific concerns include:

· 30% reduction in restaurant trips associated with shared use.

· Use of ITE Land Use Code439 for a Bowling Alley when only one site was sampled for estimating traffic.

· I would expect overlap for use of the Squash Court time slots and therefore traffic and parking generation needs to account for this.

· The study assumed an occupancy of two per vehicle.

· 15% will utilize transit.

· A 20% reduction in trip levels based upon assumptions that the site will not be fully utilized.

The traffic study concluded that taking into account the above assumptions, the project would generate 99 trips during the peak hour and therefore would not trigger the threshold of 100 trips needed to file a Traffic Movement Permit.  In addition to above concerns, the project should also include the trips associated with the initial Bayside Bowl project.  Based upon these factors it is my opinion that the project requires a Traffic Movement Permit. I would note that based upon the capacity analysis conducted by the applicant I do not expect the project to have significant traffic impacts in the area.

· Additional information is requested in quantifying the parking demand for the project. I would suggest the applicant survey existing users as part of understanding existing parking demand and use that information to predict future supply needs. If the applicant conducts such a survey, methods should be coordinated with City staff.

· The applicant has requested a waiver from City standards for parking lot aisle width based upon the need for added buffer space. I would prefer that the City standard (24 feet) be met, unless Jeff Tarling determines the added buffer width is critically important.

· A detectible warning panel shall be installed on the Hanover Street sidewalk ramp at Lancaster Street.

· It is suggested that on‑street parking be provided on the east side of Hanover Street along the property frontage. This action will require changes to the City's Traffic Schedule and will need to be approved by the TS&E Committee and City Council.  The applicant shall be responsible for provide materials in support of the TS&E and City Council packets.

· Upon determination of the final parking supply number, the corresponding bicycle parking spaces  should be provided on‑site per City Standards.

· Projects in the Bayside area have been required to make monetary contributions towards implementation of the Marginal Way Master Plan and the Somerset Street Extension Project.  I will assess this requirement, in coordination with DPS and Planning staff, following approval of final trip generation and assignment information.

Engineering Related Comments
Comments from David Senus, Development Review Consultant, are shown below and on Attachment E.

· In accordance with Section 5 of the City of Portland Technical Manual, a Level III development 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:

· Basic Standard: The Applicant will need to provide plans, notes, and details to address erosion and sediment control requirements, inspection and maintenance requirements, and good housekeeping practices in accordance with Appendix A, B, & C of MaineDEP Chapter 500.

· General Standard: The project will result in a net decrease in impervious area. As such, the projectis not required to include any specific stormwater anagement features for stormwater qualitycontrol. The Applicant has proposed a grassed, underdrained stone filtration swale to provide some level of water quality treatment for runoff from the site. This approach to stormwater management on the site is acceptable to the City; however, we encourage the Applicant to review the City’s Stormwater Service Charge Credit Manual (available online) to evaluate whether they would consider incorporating treatment measures which may qualify for a future Stormwater Service Charge credit.
· Flooding Standard: The project will result in a net decrease in impervious area. As such, the project is not required to include any specific stormwater nanagement features to control the rate of stormwater runoff from the site.

· The project will disturb more than one acre; the Applicant should note that a Maine Construction General Permit will be required from the MaineDEP and that copies of all permits should be forwarded to the City upon receipt.

· The Applicant has noted that ability to serve letters have been requested from the Portland Water District and the City of Portland; these letters should be forwarded upon receipt.

· The Applicant should provide the details on the concrete dumpster pad and pipe installation trench cross-section.
         
· Final plans must be stamped by a professional engineer (Section 14-527, sub-section (f) of the City of Portland Land Use Ordinance).

· The field inlet and catch basin details depict a flat frame and grate flush with the adjacent grade. We recommend that the Applicant consider installing domed grates (beehive grates) on field inlets and catch basins located in landscape / lawn areas.

Utilities
All utilities such as water, power and  sewer will be extended from the existing building to serve the addition. An ability to serve letter has been received from CMP but letters regarding water and sewer service should also be submitted.

Lighting
Site lighting consists of new pole mounted fixtures (three) in the parking lot, wall mounted fixtures located at egress locations and wall pac fixtures along the former Lancaster Street side of the addition. The existing building has small wall wash fixtures located along the Alder Street and Kennebec Street façade.

The Beacon Viper (small) pole mounted fixture and the Beacon Traverse (wall mounted) appear to have a cut-off feature. Applicant should submit a photometric plan for the site along with height of the poles and mounting height of wall mounted fixtures.

Three Bayside street light fixtures are proposed along Hanover Street. The applicant previously installed street lights along Alder Street but a third light is needed north of the driveway.



Landscaping
A review of the plan indicates that 7 trees will be planted along the Hanover Street side of the property while 8 trees (of which 3 are relocated) will be planted along the edge of the building (Kennebec Street side). A variety of understory plantings are proposed.

A dumpster is proposed along the Lancaster Street side of the addition. The dumpster will be screened by a fence but we are recommending that the enclosure comply with the B-7 design standard C-8 that requires “materials, colors and design of screening walls and fences shall conform to those used on the building”.

A note shows concept landscaping between the parking lot and Somerset Street but with no landscape species identified. The note states “landscape buffering to be determined subject to Somerset Street Extension”. A  landscaping plan could be reviewed as part of the final site plan for the parking lot.

Comments from Jeff Tarling, City Arborist, will be available prior to the public hearing.

Fire
A hydrant is located diagonally across the street at the corner of Kennebec Street and Preble Street.

Comments from Deputy Fire Chief Keith Gautreau are shown as Attachment F.

VI. WAIVERS

Applicant is requesting a number of  waivers that are more specifically described in Attachment 9. These waivers are summarized below. In addition, 5 “temporary waiver requests”  are listed which relate to submission requirements that would be provided for the public hearing or at a later date.

Street Tree Requirement (Sec. 14-526 2.b. iii a and Technical Design Manual)…Submission indicates based on street frontage requirements 17 street trees are required. Twelve trees are proposed but due to pending Somerset Street project applicant requests a waiver and will provide the fee in lieu for the remaining 5.

Parking Lot and Parking Space (Technical Design Manual 1.14)…Applicant requests “a waiver to retain the existing gravel parking area until the final design of Somerset Street Extension has been determined” and that “improvements not be required until completion of Somerset Street Extension”. For the public hearing Staff will draft a condition of approval to address the timing of the parking lot completion.


Street Lighting (Technical Design Standards 10.4 Standards for Special Lighting District)…Request to waive street lighting fixtures along Kennebec Street frontage due to pending roadway improvements for Somerset Street Extension. 

Travel Aisle Width…Request to reduce parking lot aisle width from 24 feet to 22 feet.

Landscape Buffer (Technical Design Standards 4.5.5 Parking Areas…Request to waive the landscape buffer requirements around the surface parking until the final design of Somerset Street Extension has been determined and street improvements have been completed.

Next Steps:
Schedule a Public Hearing



ATTACHMENT LIST:

Staff Attachments
A.	Bayside Bowl Planning Board Approval Letter (dated 10-27-09)
B.	Bayside Bowl Administrative Approval Letter (dated 6-11-11)
C.	Memo from Caitlin Cameron, Urban Designer (dated 4-13-15)
D.	Memo from Tom Errico, Traffic Review Consultant (dated 4-9-15)
E.	Memo from David Senus, Development Review Consultant (4-7-15)
F.	Memo from Keith Gautreau, Fire Prevention (4-3-15)

Applicant Submission	(March 23, 2015)
1.	Development Review Application and Checklist
2.	Right, Title or Interest
3.	Project Description and Project Data
4.	Tax Map
5.	Existing Soils and Condition
6.	Public Utilities
7.	Technical Capability, Financial Capability and Letter of Authorization
8.	Compliance with Applicable Zoning
9.	Waiver Request
10.	Consistency with City’s Master Plan and Conformity with Design Standards
11.	Fire Department Check list and HVAC Emissions Requirements
12.	Traffic and Parking Study
13.	Stormwater Management Plan
14.	Solid Waste Disposal and Snow Removal
15.	Light Fixtures
16.	Construction Management Plan – to be determined
17.	Easements

Applicant Submission  (Response to Staff Comments, April 22, 2015)
1.	Cover Letter
2.	Portland Water District Ability to Serve Letter (4-10-15)
3.	Neighborhood Meeting Certification
4.	Catalogue Cuts

Plans	(March 23, 2015)
P1.	Location Map
P2.	Existing Conditions
P3.	Layout and Lighting Plan
P4.	Grading and Drainage Plan
P5.	Planting Plan
P6.	Site Details
P7.	Site Details
P8.	Stormwater Plan (Pre-Development)
P9.	Stormwater Plan (Post-Development)
P10.	First Floor Plan
P11.	Second Floor Plan
P12.	Mezzanine Level Plan
P13.	Roof Plan
P14.	West Elevation
P15.	South Elevation
P16.	East Elevation
P17.	North Elevation
P18.	Rendering 1 Existing
P19.	Rendering 1 Proposed
P20.	Rendering 2 Existing
P21.	Rendering 2 Proposed
P22.	Rendering 3 Existing
P23.	Rendering 3 Proposed
P24.	Rendering 4 Existing
P25.	Rendering 4 Proposed
P26.	Rendering 5
P27.	Stamped Survey

Plans	(April 22, 2015)
P1.1	Location Map
P2.1	First Floor Plan
P3.1	Second Floor Plan
P4.1	Mezzanine Level Plan
P5.1	Roof Plan
P6.1	Birdseye View
P7.1	West Elevation
P8.1	South Elevation
P9.1	East Elevation
P10.1	North Elevation
P11.1	Layout and Utilities Plan
P12.1	Erosion and Sedimentation Control Plan
P13.1	Portland Water District Infrastructure Plan
P14.1	Construction Management Plan
P15.1	Renderings
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