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Dear Sirs:
On September 27, 2016, the Planning Board considered an amendment to the approved Level III application for “Station 415”, the conversion of the existing 3-4 story building at 415 Cumberland Avenue.  The amendment comprises reconfiguration to create four (4) residential apartments and revised external details, along with the previously approved “co-working” shared business office unit (front part of building). The project includes renovations comprising partial recladding, window replacements / re-openings and roof decks. 
The Planning Board reviewed the proposal for conformance with the standards of the Subdivision Ordinance and Site Plan Ordinance and voted 7-0 to approve the application with the following conditions as presented below:
A.
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 for the public hearing on September 27, 2016 for application #2016-196 (415 Cumberland Avenue) relevant to Portland’s Technical and Design Standards and other regulations, and the testimony presented at the Planning Board hearing: 

1. Street Trees: The Planning Board voted 7-0 to waive Section 14-526 (b) (2) (b) (iii) Street Trees, in respect of 1 of the 5 required street trees due to the lack of space, subject to the applicant making a contribution of $200 to the City of Portland Tree Fund towards the installation and maintenance of one urban street tree in the vicinity of the site.  

B.
SUBDIVISION Review

On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in the Planning Board Report for the public hearing on September 27, 2016 for application #2016-196 (415 Cumberland Avenue) relevant to the Subdivision regulations, and the testimony presented at the Planning Board hearing, the Planning Board voted 7-0 that the plan is in conformance with the subdivision standards of the land use code subject to the following conditions of approval:

i. That the Subdivision Plat shall be finalized to the satisfaction of the Planning Authority, Corporation Counsel, and Department of Public Works, prior to submission for Planning Board signature; and 

ii. That in the event the property is converted to a condominium, that the recorded condominium documents shall be copied to the Planning Authority.

C. Site plan review


On the basis of the application, plans, reports and other information submitted by the applicant; findings and recommendations contained in the Planning Board Report for the public hearing on September 27, 2016 for application #2016-196 (415 Cumberland Avenue) relevant to the site plan regulations; and the testimony presented at the planning board hearing, the planning board voted 7-0 that the plan is in conformance with the site plan standards of the land use code, subject to the following conditions of approval:

i. That the applicant shall submit detailed plans/revised site plan to confirm the proposals for the following, all for review and approval by the Planning Authority (including the Transportation Division) and Department of Public Works prior to the issuance of a building permit:  
a.    The repair/replacement of the ADA ramp panel in the ROW at the corner of Forest Avenue and Cumberland Avenue; 

b.    The route to the outside bike racks located within the applicant’s property; and 

c.    Details/specifications of the new fence along the back of the sidewalk near the trash storage area. 

ii. That the tandem parking spaces be designated for the residential units only (or for low turnover use) to ensure that backing maneuvers onto Forest Avenue are minimized given vehicle and pedestrian traffic levels; and
iii. That the HVAC sound levels shall meet the B3c External Effects standards; and the HVAC placement/screening shall meet the ordinance requirements of Section 14-526 (d)(7).  Documentation of these to be submitted for review and approval by the Planning Authority prior to the issuance of a building permit; and

iv. That the applicant shall address the comments of the Fire Department dated 10.7.15 regarding the development of street addresses and their marking on the structure/signage prior to the issuance of a certificate of occupancy; and

v. That a separate “change of use” permit shall be obtained from the Permitting and Inspections Division, and that any signage would require separate permits from the Permitting and Inspections Division.

The approval is based on the submitted plans and the findings related to site plan and subdivision review standards as contained in Planning Report for application #2016-196 which is attached.
Standard Conditions of Approval

Please note the following standard conditions of approval and requirements for all approved site plans:

1. Subdivision Recording Plat  A revised recording plat listing all conditions of subdivision approval must be submitted for review and signature prior to the issuance of a performance guarantee.  The performance guarantee must be issued prior to the release of the recording plat for recording at the Cumberland County Registry of Deeds.
2. Subdivision Waivers  Pursuant to 30-A MRSA section 4406(B)(1), any waiver must be specified on the subdivision plan or outlined in a notice and the plan or notice must be recorded in the Cumberland County Registry of Deeds within 90 days of the final subdivision approval).  

3. Develop Site According to Plan The site shall be developed and maintained as depicted on the site plan and in the written submission of the applicant. Modification of any approved site plan or alteration of a parcel which was the subject of site plan approval after May 20, 1974, shall require the prior approval of a revised site plan by the Planning Board or the Planning Authority pursuant to the terms of Chapter 14, Land Use, of the Portland City Code. 

4. Separate Building Permits Are Required This approval does not constitute approval of building plans, which must be reviewed and approved by the City of Portland’s Inspection Division.  

5. Site Plan Expiration The site plan approval will be deemed to have expired unless work has commenced within one (1) year of the approval or within a time period up to three (3) years from the approval date as agreed upon in writing by the City and the applicant.  Requests to extend approvals must be received before the one (1) year expiration date.  
6. Subdivision Plan Expiration The subdivision approval is valid for up to three years from the date of Planning Board approval.  

7. Performance Guarantee and Inspection Fees A performance guarantee covering the site improvements as well as an inspection fee payment of 2.0% of the guarantee amount and five (5) final sets of plans must be submitted to and approved by the Planning Division and Public Works Department prior to the release of a subdivision plat for recording at the Cumberland County of Deeds, and prior to the release of a building permit, street opening permit or certificate of occupancy for site plans.  If you need to make any modifications to the approved plans, you must submit a revised site plan application for staff review and approval.  

8. Defect Guarantee A defect guarantee, consisting of 10% of the performance guarantee, must be posted before the performance guarantee will be released.

9. Preconstruction Meeting  Prior to the release of a building permit or site construction, a pre-construction meeting shall be held at the project site.  This meeting will be held with the contractor, Development Review Coordinator, Public Service's representative and owner to review the construction schedule and critical aspects of the site work.  At that time, the Development Review Coordinator will confirm that the contractor is working from the approved site plan.  The site/building contractor shall provide three (3) copies of a detailed construction schedule to the attending City representatives.  It shall be the contractor's responsibility to arrange a mutually agreeable time for the pre-construction meeting. 
10. Department of Public Works Permits If work will occur within the public right-of-way such as utilities, curb, sidewalk and driveway construction, a street opening permit(s) is required for your site.  Please contact Carol Merritt at 874-8300, ext. 8828.  (Only excavators licensed by the City of Portland are eligible.)

11. As-Built Final Plans Final sets of as-built plans shall be submitted digitally to the Planning Division, on a CD or DVD, in AutoCAD format (*,dwg), release AutoCAD 2005 or greater.

12. Mylar Copies Mylar copies of the as-built drawings for the public streets and other public infrastructure in the subdivision must be submitted to the Public Works Dept. prior to the issuance of a certificate of occupancy.

The Development Review Coordinator must be notified five (5) working days prior to date required for final site inspection.  The Development Review Coordinator can be reached at the Planning Division at 874-8632.  All site plan requirements must be completed and approved by the Development Review Coordinator prior to issuance of a Certificate of Occupancy.  Please schedule any property closing with these requirements in mind.

If there are any questions, please contact Jean Fraser at 874-8728.
Sincerely,

Elizabeth Boepple, Chair

Portland Planning Board

Attachments:

1. Fire Department comments 10.7.2015
2. Planning Board Report

3. Performance Guarantee Packet 
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Attachment 1
[image: image1.jpg]MEMORANDUM

To: FILE

From: Jean Fraser

Subject: Application ID: 2015-162
Date: 10/22/2015

Comments Submitted by: Keith Gautreau/Fire on 10/7/2015
Life Safety requirements for the change of use will be addressed in the Building Permit process.

Comments Submitted by: Keith Gautreau/Fire on 10/7/2015

Premises Identification

The main entrance of the building must be the address for the property. This should be consistent with 911, tax
assessor, Inspections Division and future mailing address.

Street addresses shall be marked on the structure and shall be as approved by the City E-911 Addressing
Officer.

If the building entry faces a different street, both the street name and number should be large enough to read
from the street.

Address numbers must be a minimum of 4 inches high.

The number should be in Arabic humerals rather than spelled out (for example, “130” instead of “One Hundred
and Thirty’).

Color: Addresses should be in a color that contrasts with the background.

Whenever possible, should be illuminated.

Comments Submitted by: Keith Gautreau/Fire on 10/7/2015
There are two hydrants within 200' from the propose site which is more than adequate.

Comments Submitted by: Keith Gautreau/Fire on 10/7/2015
Access to the site is good at it sits on the corner of Forest Ave. & Cumberland Ave.
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