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I.
INTRODUCTION
Mohr & Seredin, on behalf of the Portland Museum of Art, has requested conditional use and site plan approval for a proposal to use an existing vacant site of 38,500 sq ft (.88 acre) as a surface parking lot for 45 vehicles, with associated access, lighting and landscaping improvements. The site is located at the corner of Spring Street and Oak Street and was formerly occupied by the YWCA, which has now been demolished. The Museum has been using an area of existing graveled for parking, with the numbers of vehicles at or below the numbers using the site when the YWCA occupied the site. 
The proposed parking lot (and associated access) comprises 60% of the site and would be for the use of Museum administration staff, volunteers and docents and not for the general public.  The proposed landscaping comprises 16,000 sq ft of gardens which would cover 40% of the site.  The gardens are intended as a “landscape statement identifying this parcel as part of the [Museum] campus”(Attachment 1). The proposals include upgraded vehicle and pedestrian access from Spring Street, new storm drainage, site lighting and planting.

The proposal is anticipated to be an interim use for 15-20 years while the Museum develops a longer range plan for Museum use of this site (see Attachments 1 & 2). Staff suggests that the Board review this proposal as if it were a permanent use and site plan development.

The property is zoned B-3 and this development will be reviewed for compliance with the B-3 Zone, Site Plan, and Conditional Use (14-218(3)) standards of the Land Use Code. This site is adjacent to a Historic Landmark (Clapp House) but not within the Historic District.

A total of 104 notices were sent to area residents and interested citizens and a notice also appeared in the Portland Press Herald.  The Children’s Museum of Maine have commented that they are concerned about the proposed new section of (lower) chain link fencing as it poses a safety risk to their patrons (Attachment Public Comment 9b, received just as this Report was going to print).
Proposal Site

The site is currently vacant and level, following the recent demolition of the former YWCA building that covered most of the parcel (see Boundary Survey in Attachment 13b).  It is bounded to the west by the boundary of the Historic District and Clapp House, designated a Historic Landmark and on the national Historic Register. Behind the site towards Free Street, at a higher level, is a parking area for the Holiday Inn which is also used by visitors to the Children’s Museum of Maine. A walkway with stairs up to this parking area runs through the site alongside the access drive and is the subject, along with the adjacent lighting, of an 8 foot easement to Holiday Inn. 

  [image: image1.jpg]


         [image: image2.jpg]


         [image: image3.jpg]e B e e





  Spring Street, looking west                       Spring Street, looking east                           Corner near Oak Street sidewalk
Along the back of the site there is an existing concrete retaining wall (on Museum property) with chain link fencing above it.  The central sections of the existing chain link fencing are not fixed permanently to the retaining wall and the panels currently rest on the ground (on other side of the wall from the site). There are 10 trees within the site in addition to one existing street tree (See Land Title survey and Existing Conditions Plan L1.0 in Attachment 13 and Attachment 10 for additional photographs taken by staff).
II.
SUMMARY OF FINDINGS
Zoning:



B-3

Parcel Size:


38,500 sq ft (0.88 acre)

Existing Parking Spaces:
24-26 spaces

Proposed Parking Spaces:
35 spaces plus 10 “tandem” spaces; total of 45 parking spaces

Area of site for gardens:

16,000 sq ft (.37 acre)


III.
PROPOSED DEVELOPMENT

The proposed Layout is shown in Plan L2.0 (Attachment 13d) and includes the following:

· Paving and striping of a parking lot towards the rear of the site, with lighting around the perimeter and new drainage infrastructure;
· Widening and repaving of the access driveway, with brick pedestrian path alongside the accessway and relocated lighting with new fixtures; 
· New bioretention cell/raingarden at east end of the parking lot (near Oak Street) as part of an improved  drainage and water treatment system;
· Three landscaped terraces along Spring Street, with lawn areas and bosques of birch trees (with irrigation; some existing trees to be removed including adjacent to Clapp House) (also see Landscape Plan L4.0 and sketches in Attachments 11 and 13);
· Other tree and shrub planting to screen proposed parking and retaining wall (with irrigation);
· Repainting of concrete wall along the wall to rear, to be covered with vines and climbing plants plus repair and repainting of existing chain link on top of wall with new sections of lower chain link in the central section (See L5.3 in Attachment 13k); and
· New Museum sign at the corner of Spring and Oak Streets (shown on Attachment 13h).
Following discussion at the Planning Board Workshop, the applicant has revised the proposals to also include (see letter of 5.15.2008 Attachment 6 and Plan Set in Attachment 13):
· An electronically controlled gate at the throat of the parking area;
· Revised sidewalk repairs and improvements to meet the City standards;
· Revised proposals for improving the existing rear wall, based on the sketch plan circulated to the Planning Board at the Workshop, including additional vine species and increased plant quantities;
· Revised lighting to increase illumination in the walkway and parking areas, and introduce lighting within the terraced garden areas;
· Revised bicycle rack design; and
· License to the City for limited public access to the landscaped gardens associated with the parking lot.
IV.
STAFF REVIEW
The proposed development has been reviewed by staff for conformance with the relevant review standards of the conditional use and site plan ordinances.  Staff comments are highlighted in this report.

V.
SITE PLAN REVIEW (numbering refers to Ordinance 14-526 Standards paragraph numbers)
1/2.
Traffic
The proposals retain the existing site access pattern, which comprise a single existing curb cut from Spring Street near Clapp House.  The existing driveway into the parking lot is proposed to be widened from 16 feet to 20 feet.  An existing 6 foot wide pedestrian path and associated lighting (subject to an easement with Harper Hotels Inc for a pedestrian connection between the Holiday Inn and parking on Free Street) adjacent to the access drive is relocated to accommodate the widened drive and proposed to be resurfaced in brick with new lighting alongside.
The parking lot to the rear of the site is designed for 35 regular spaces and 10 tandem spaces for a total of 45 spaces.  The previous use as a YWCA had 24-26 parking spaces on the site. A summary traffic statement by William Bray PE has been submitted (Attachment 1).  The parking will be limited to vehicles directly involved in the administration of the Museum such as staff, volunteers, docents and occasional specialists associated with specific Museum activities such as setting up exhibits-  this is described in more detail in the letters from Mohr & Seredin dated 4.23.2008 and 5.6.08 (Attachments 3 & 4). At the workshop and in Attachment 6 the applicant confirmed that an electronically controlled gate will be installed at the throat of the parking area to ensure that the use of the parking area is limited as proposed.
Thomas Errico the City’s Traffic Engineering Reviewer, has confirmed that the proposed driveway design and parking space layout is acceptable as based on the confirmation that it will be used for long term duration vehicles (eg Museum employees) (Attachment 5c).  He has also reviewed the proposal for the installation of the gate and found this to be satisfactory (Attachment 9c). 
Mr Errico requested further clarification as to where the employees currently park.  The applicant has responded in a letter from Mohr & Seredin dated  5.6.08 (Attachment 4) that employees currently park in non-metered street locations, metered parking on surrounding streets and daily fee parking on Free/Spring Streets.

The proposal includes a bicycle parking rack for at least eight bicycles located on the applicant’s property to the rear of Clapp House (shown on Drawing No L2.0 (Attachment 13d), which is near the rear entrance to the Museum.  This number meets the City’s Bicycle Ordinance requirements and the design (see L5.2 in Attachment 13j) is similar to that recommended in the City’s Bicycle Parking technical and design standards and guidelines although the spacing is closer than the recommended specification.
3/4.
Bulk, Location, Health, Safety Air/ Height of Proposed Buildings
The proposal does not include any buildings or substantial structures and therefore this standard does not apply.
5. Sewers, Stormdrains, Water
The proposals do not include any structures and will not place any burden on the existing sewer system. Stormwater run-off from the parking area is proposed to be directed into a bio-retention cell/rain garden with an underdrain and emergency overflow into the separated storm drainage system in Spring Street (described in Attachment 1). The applicant has revised the proposals to address the Engineering Review comments of 4.24.2008 (Attachment 5b) and the proposals are acceptable subject to the provision of a concrete sidewalk detail (latest Engineering Review comments in Attachment 9a). 
The applicant was particularly advised of the concerns regarding the proposed depth of the bio-retention cell (See staff e-mail of 5.1.2008 in Attachment 5c) as the viability of the proposed herbaceous plantings may be affected by the design of this water treatment system. The Engineering Review comments state:
It was noted that the proposed bioretention cell has a ponding depth of 18”.  Maine DEP standards for BMPs call for a maximum ponding depth of 6” to allow for plant growth.  Woodard & Curran finds the 18” ponding depth acceptable as long as the application can ensure the selected plants will survive.  However, we would recommend the applicant also get approval from the DEP. (Attachment 9a)

The City Arborist also has commented on this issue: 

The proposed rain garden should be a positive site feature, as in all rain gardens the duration and frequency of flooding has much to do with the success of the plant material.  Often the long summer dry spells are tough on the moisture tolerant plant material.  (Attachment 9d).
Staff has suggested two potential conditions of approval to address this issue:  one requiring the approval of the MDEP to the proposed design and one regarding the ongoing maintenance of the rain gardens.
The applicant has requested a capacity letter from the Portland Water District but none has been submitted to date. The applicant has explained in a letter of 5.6.2008 (Attachment 4) that the anticipated water use associated with the proposed irrigation system will be much less than the water demand associated with the YWCA use; therefore Staff has not included a suggested condition on this matter. 
6.
Landscaping and Existing Vegetation
See below under “Compliance with B3 Design Standards”.
7.
Soils and Drainage
See above under “Sewers, Stormdrains, Water”
8. Exterior Lighting
See below under “Compliance with B3 Design Standards”.
9. Fire
The Fire Department does not have any concerns regarding the proposals (Attachment 9b).
10. City Infrastructure (sidewalks)
See below under “Compliance with B3 Design Standards”
16. Compliance with B3 Design Standards
B-3 Site Plan Standard- Design Standards

The site plan ordinance includes standard 16, which addresses design standards for proposals within the B-3 zone.  The first section of this standard relates to the pedestrian environment and sub-paragraph 4 addresses sidewalk areas and open space.  This standard applies to the proposal and is as follows:

4. Sidewalk areas and open space:  The design of publicly accessible sidewalk areas and open space shall complement the general pattern of the downtown pedestrian environment, conform with special City of Portland streetscape programs described in the Technical and Design Standards and guidelines, and enhance the attractiveness, comfort, security, and usability of the pedestrian environment. Factors to be considered include the design, placement, character, durability, and quality of the following:

a. Sidewalk, crosswalk, and street paving materials;

b. Landscaping, planters, irrigation, and tree guards and grates;

c. Lighting;

d. Pedestrian amenities such as benches and other seating, trash receptacles, kiosks, bus shelters, artwork, directional and informational signage, fountains, and other special features; and

e. Sidewalk vendors and sidewalk cafes.

These design features of the proposal are described and reviewed below:
a.
Sidewalk
Public Works have outlined the scale of improvements required to the sidewalks and sidewalk ramp at the corner of Oak Street and Spring Street (Attachment 5d).  The applicant has revised the proposals and they are satisfactory subject to the submission of a concrete sidewalk detail (Attachment 9a).
b.
Landscaping
The landscape proposals are described in the Application (Attachment 1) and illustrated on Plan L4.0 Landscape and Planting Plan (Attachment 13g). The proposals along Spring Street comprise a visual landscape design that suggest the massing of the historic homes removed from this site (prior to the YWCA);  three flat terraces are separated by slopes with formal birch planting in the terraced areas. These tree plantings are augmented by groups of shrub planting and lawn; irrigation has been incorporated to assure survival of the planting. 
The original proposals for this garden area did not include amenities that would encourage or support public access such as stone dust paths, lighting, benches, artwork etc.  The proposals have been revised to include low level lighting attached to trees in the center of each terrace (see section “c. Lighting” below).  

At the east end of the proposed parking lot there is a proposed unfenced bioretention cell that will operate as a rain garden with herbaceous water plants. There has been some discussion regarding whether the depth of this cell will support adequate plant growth (summarized above under “5. Sewers, Stormdrains, Water”), but generally this proposal is acceptable as a drainage and landscape feature. 

Based upon the landscape plan, it appears that all of the existing trees along the Spring Street frontage, including a large conifer adjacent to Clapp House, will be removed. Five trees along the rear of the site at the west end are retained.
Additional tree planting (mostly red maples) are proposed in groups of three at the throat of the parking lot and in four places along the rear of the site in front of the concrete retaining wall.  The treatment of the concrete retaining wall is proposed to be painted with anti-vandal paint and the creation of an “armature of plant growth on the entire wall” (Attachment 4, second page).  
The staff had indicated to the landscape architects (Attachment 5f) that the quality of the rear wall treatment is an issue given the number of years that this is going to be "exposed". The applicants agents have described the chain link fence as a “safety barrier” in Attachment 2 (which is an important function given the height of the retaining wall) and they propose to upgrade and paint the existing higher fence sections black and install a new central section at a lower height than the two existing sections.  The new central section is black PVC covered and would provide safety barrier protection for the parking area at the higher level of 22 inches retaining wall topped by 22 inches chain link fence - see Plan 5.3 in Attachment 13k).  The Children’s Museum of Maine have commented (Attachment Public Comment 9b) that they consider this is too low to afford a safety barrier as the combination of retaining wall and chain link would pose a safety risk to their patrons. A suggested condition of approval has been included to address these comments.
Any screening of the chain link fencing (as viewed from Spring and Oak Streets) would be by the proposed trees and climbing vines for part of the year. The City Arborist offered recommendations on the submitted proposal (below) and the Historic Preservation Program Manager also raised this as a concern (see comments under “Historic Congruity” below). 

The City Arborist commented on the original submitted proposals:

“Recommendations would include the adding to the screening of the back walls.  While the plan proposes a wide variety of vine treatments the number or density of plants perhaps should be increased especially behind the five parking spaces near the top of the landscape sheet L4.  To the right and left of this area trees help with the screening.   Either a greater number of vines, espalier trees perhaps would help meet the screening goals.” (Attachment 5h)
The revised proposals are shown in Attachments 13g and k and include additional vine species and an increased number of vine plantings but no increase in the number of new trees. The proposals are acceptable to the City Arborist (Attachment 9d) who notes that “Added vines along the wall should help cover the wall area more effectively.  In time they should be able to reach the chain link fence area as well”. The previous comments Historic Preservation Program Manager still stand (Attachment 5g). 

c.
Lighting
Attachment 1 includes a description of the lighting as originally proposed, which has been updated by the proposals described in Attachments 6, 7 and 8 and illustrated in Attachments 13d and e.  The proposals now comprise:

· Parking lot: 5 pole mounted lights, specification as “Dallas” (full cut off) as in Attachment 8, with revised locations and illumination levels as shown on Attachment 13e;  the illumination levels were increased in response to staff concerns that the original low levels of illumination, particularly along the walkway and in parts of the parking lot, would compromise security;
· Along walkway:  5 new pole-mounted lights, also Dallas (full cut off), described in Attachments 6 and 8 and shown on the Photometric Plan in Attachment 13e. These have addressed the previous concern about lighting levels being too low, but now create several areas where illumination is well over the City standards-  see comments below)

· Landscaped terraces: Four 50 watt downlights located within each of the three terraces, mounted on trees at an 8-foot height and angled downward at 45degrees (see description in Attachment 6 and locations and photometrics in Attachment 13e)

The City’s Technical and Design Standards set a minimum of  0.2 foot candles and a maximum of 5.0 footcandles for areas “intended to be lighted”, which in this case are the walkway and parking areas. The photometric in Attachment 13e shows that while the parking lot is generally at illumination levels that comply with the City standards, there are two spots of over 9 footcandles along the walkway and this is almost double the City’s maximum. An e-mail from Mohr and Seredin (Attachment 8) explains: 
“The existing five walkway lights (identified as 'A') are owned, controlled and maintained by the Holiday Inn, who has an easement across the PMA property.  These lights were originally installed prior to the current technical standards. We are relocating these existing five walkway lights because the City has requested a twenty-foot driveway.  Aside from this relocation, the proposed lighting plan replicates the existing walkway light levels.  We will discuss the possibility of decreasing the light levels with the Holiday Inn.”
Staff understand that these walkway lights are new fixtures and new locations and therefore have suggested a condition that requires the walkway lighting to be revised in order to bring the illumination levels into compliance with City standards.

In the Workshop Memo Staff recommended  “that some low level lighting should be included within the gardens area, perhaps by the use of bollards,  illuminating the birch trees or other creative solution, which enhance the attractiveness, comfort, security and usability of the area..”  The proposed inclusion of tree-mounted downlighters addresses this concern and appears acceptable;  it is described as being low level and well dispersed” (Attachment 6).  However, the fixtures are not “cut off” in design.  The City’s Technical Standards allow non-cutoff fixtures provided that the photometrics fall within IESNA Guidelines. Staff recommends a lighting waiver be granted for the downlighting proposals, subject to confirmation that the proposals fall within the IESNA Guidelines.
d. Pedestrian Amenities
The proposed gardens comprise about a third of the site and all of the Spring Street frontage. The Workshop Memo noted that the original design did not include benches, lighting of the gardens or other amenities and indicated that “some lighting may be desirable for security and aesthetic purposes, and other amenities might make the space more usable”.  The revised proposals include low level lighting as described above.
18.
 Determination not to be incongruous with nearby historic landmark
Site Plan Standard 15-526 (18) requires that “if any part of a proposed structure or object is within one hundred (100) feet of any landmark…subject to the protection of article IX and not separated from such landmark or district by any public street, or any portion of any such street, such structure or object shall be determined not to be incongruous to the architectural style or character of those portions of such designated landmark or district as are currently visible to the development when viewed from a street or public open space”.  The proposals have therefore been reviewed by the City’s Historic Preservation Program Manager (Deb Andrews) and have been determined to meet this standard (Attachment 5g).

However, Ms Andrews has raised a potential concern regarding the choice of retaining/replacing the chain link fence on the top of the retaining wall.  She has reviewed the revised proposals and indicated that her previous comments still stand.
VII.
CONDITIONAL USE REVIEW
Museums are a permitted institutional use under the B-3 Zoning Ordinance, but  surface parking lots are a conditional use in the B-3 Zone and therefore must met the following standards as set out under (14-218)  (see relevant extracts below with staff comments):


(b)
 The following uses are permitted as provided in section 14‑474 (conditional uses), provided that, notwithstanding section 14‑474(a) or any other provision of this Code, the Planning Board shall be substituted for the board of appeals as the reviewing authority:
 (5)
Surface parking provided that:

a/b.
In the case of lot undergoing minor/major site plan review, no new surface parking spaces, parking aisles, or vehicle lanes shall be allowed within thirty-five (35) feet of any street, except for driveway(s) located perpendicular to the street and providing access to the site;

c.
No surface parking spaces shall be encumbered by lease or other use commitment exceeding twenty-four (24) month term.

Staff comment:  These standards have been met.

The proposals have been reviewed against 14-474 (Conditional Uses) and the applicant has addressed the three standards of section 14-474 in their Conditional Use application “Statement of Conformance with Conditional Use Criteria”(Attachment 1).  Staff has the following comments:
(2)
Standards. Upon a showing that a proposed use is a conditional use under this article, 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: As outlined in the submitted note in Attachment 1, the previous use of the site for the YWCA did include parking for 24-26 spaces and the gardens are suggested as having a positive effect for the public using Spring and Oak Streets and for adjacent properties. The recent submission of a draft license agreement to the City of Portland (Attachment 8, last document) allows for limited public access to the garden area subject to the following conditions:

1. This license agreement is not assignable by the City.

2. The license is subject to the following conditions:

a. No dogs shall be allowed on the licensed land.

b. The public may use the licensed land only during daylight hours (i.e.sunrise to sunset).

c. The licensed land may be used only for passive recreational activities

(i.e., no athletic activities, no street performers, no bicycles).

3. The City shall not be responsible for maintenance of the landscaping and other improvements on the licensed land. The City shall not make any improvements or alterations to the licensed land.

4. This license agreement may be revoked by PMA in the event that: (i) PMA intends to develop the licensed land; (ii) the licensed land is being used in violation of the conditions of this license agreement; or (iii) the improvements on the licensed land are being vandalized or the landscaping and other improvements thereon damaged from overuse or misuse.

Public access reinforces the positive effect of the landscaping aspects of the parking lot proposal. The draft license was submitted on May 22, 2008 and staff has not had time to review the suggested language; hence the inclusion of a potential condition requiring Corporation Counsel approval to the proposed license and its execution prior to the Certificate of Occupancy.
b. There will be an adverse impact upon the health, safety, or welfare of the public or the surrounding area; and

Staff comment: The revised lighting proposals are considered by staff to improve the security of the overall site for pedestrians using the paths across the site (Spring Street to the upper level parking for the Hotel; pedestrians coming from the Museum to the parking lot) and for pedestrians using Spring Street when it is dark/at night.
It should be noted that there is no fencing around the bio-retention cell/raingarden area; this may require further consideration if it presents safety concern and the suggested condition regarding this feature would cover this possibility. 
c. Such impact differs substantially from the impact which would normally occur from such a use in that zone.
Staff comment:  The B3 Zone and B3 Urban Design Standards include statements regarding the character of the B3 Zone, such as:

 
Downtown Portland is the center of the region’s business, governmental, cultural, and residential communities.  It is also a physical environment comprised of a variety of individual buildings, streetscapes, parks, and districts in which people carry on with day-to-day interactions.  As a physical environment, it should be designed to facilitate these uses in a setting that has beauty, is comfortable and secure, which provides amenity and interest for the pedestrian, and which celebrates the coming together of people in a concentrated pedestrian world.  (page 1 of the Urban Design Guidelines).

Staff appreciate there is a practical timetable for the Museum which means that this site is unlikely to be developed for a permanent Museum facility for at least 15-20 years. The need for parking is recognized and the proposals in terms of that use do not create an inconsistent impact. 

(d)
Conditions on conditional use permits. The board of appeals may impose such reasonable conditions upon the premises benefited by a conditional use as may be necessary to prevent or minimize adverse effects therefrom upon other property in the neighborhood. Such conditions shall be expressly set forth in the resolution authorizing the conditional use permit and in the permit. Violation of such conditions shall be a violation of this article.

VI.
MOTIONS FOR THE BOARD TO CONSIDER
On the basis of plans and materials submitted by the applicant and on the basis of information contained in Planning Report #27-08 relevant to standards for conditional use and site plan regulations, and other findings as follows:

I.
Lighting Waiver

That the Planning Board [does/does not] waive the Technical Standard (Section XV 3., which requires all lighting fixtures to be of the “cut off”  type) to allow for the proposed tree-mounted downlighters, subject to confirmation that this lighting proposal meets the current Illuminating Engineering Society of North America (IESNA) recommendations as per the City’s Site Lighting Technical Standards. This waiver is given in recognition of the applicant’s objective to provide security lighting within the landscaped areas.

II.  
Site Plan Approval
1.
That the site plan [is/is not] in conformance with the site plan standards of the land use code with the following conditions of approval:

Potential Conditions of Approval

i. That the applicant submit for review and approval of the Planning Authority prior to the issuance of a building permit, the detail of the concrete sidewalk repair proposed within the Right of Way, which should comply with the City of Portland Technical Standards; and

ii. That the applicant submit evidence of MDEP approval to the design of the bio-retention cell prior to the issuance of a building permit; and

iii. That the applicant shall be responsible for ongoing maintenance and monitoring of the operation of the biodetention cell/raingarden, and immediately address any problems that may arise (eg re survival of plantings, safety for the public), whether identified by the applicant or other parties, to the satisfaction of the Planning Authority; and

iv. That the applicant shall submit revised proposals for the lighting along the pedestrian walkway through the site, for review and approval of the Planning Authority prior to the issuance of a building permit; and

v. That any signs, including the proposed sign at the corner of Spring and Oak Streets shown in Plan 5.0, shall be subject to detailed review and approval prior to the issuance of a Certificate of Occupancy; and
vi. [to address comments from the Children’s Museum of Maine] That the applicant shall revise the design of the central portion of the fencing along the top of the existing retaining wall to address the concerns of the Children’s Museum of Maine, to be submitted for review and approval by the Planning Authority prior to the issuance of a building permit.

III.  
Conditional Use Approval
1. That the site plan [is/is not] in conformance with the conditional use standards of the land use code with the following conditions of approval:
Potential conditions of approval
i. The applicant shall submit for final review and approval by Corporation Counsel, and execute prior to the issuance of a Certificate of Occupancy, the license to the City of Portland for limited public access to the landscape gardens associated with the parking lot; and

vii. That the applicant shall be responsible for ongoing maintenance and monitoring of the operation of the biodetention cell/raingarden, and immediately address any problems that may arise (eg re survival of plantings, safety for the public), whether identified by the applicant or other parties, to the satisfaction of the Planning Authority.

Attachments as presented to the PB Workshop May 13, 2008

1. Applicant’s application, including Mohr & Seredin written statement re conditional use and

Right, Title, Interest information, Stormwater analysis, Traffic Note & Lighting Catalog cuts dated March 31, 2008

2. Mohr & Seredin letter of April 11, 2008 regarding lighting, existing retaining wall and short/long range plans for the site

3. Mohr & Seredin letter of April 23, 2008 regarding parking lot use, retaining wall treatment and lighting

4. Mohr & Seredin letter of May 6, 2008 regarding engineering details, current and proposed staff parking, retaining wall treatment and omission of benches from the gardens

5. Staff Comments

a. Zoning comments dated April 11, 2008

b. Engineering Review (Dan Goyette of Woodard & Curran) Memo of April 24, 2008

c. Planning staff e-mail of May 1, 2008 

d. Public Services Memo re sidewalk improvements of May 1, 2008

e. Traffic Engineering Reviewer (Tom Errico) comments e-mail of May 6, 2008

f. Planning staff e-mail of May 6, 2008

g. Historic Preservation Program Manager comments of May 8, 2008

h. City Arborist Comments e-mail dated May 9, 2008 

Attachments since PB Workshop May 13, 2008 for May 27, 2008 Hearing

6. Mohr & Seredin letter of May 15, 2008 (re gate, sidewalk repairs, revised treatment of rear wall, planting,  lighting and bicycle rack)
7. Mohr & Seredin memorandum of May 21, 2008

8. Mohr & Seredin e-mail (Michael King) of  May 22, 2008 including catalog cuts for revised lighting and draft public access license 
9. Updated staff comments

a. Engineering Review (Dan Goyette of Woodard & Curran) Memo of May 19, 2008

b. Fire Department e-mail of May 20, 2008

c. Traffic Engineering Reviewer (Tom Errico) comments e-mail of May 21, 2008

d. City Arborist Comments e-mail dated May 22, 2008
Public Comment 9b.  Children’s Museum of Maine e-mail comments of May 23, 2008 (added as printing)
10. Photographs of existing (staff)

11. Submitted Sketches (March 2008)

12. Updated rear wall proposal as circulated to PB Workshop

13. Plan Set (final revisions as received May 16, 2008 except where indicated)
a. Cover Sheet

b. Land Title Survey

c. L1.0 Existing Conditions

d. L2.0 Layout, Materials and Lighting Plan

e. L2.1 Lighting Photometric Plan (received May 21, 2008)
f. L3.0 Grading, Drainage, Utilities and Erosion Control Plan 

g. L4.0 Landscape and Planting Plan 

h. L5.0 Site Details (including sign)
i. L5.1 Site Details

j. L5.2 Site Details (including Bike Rack)
k. L5.3 Existing Retaining Wall:  Elevations and Details
l. C-1 Drainage Improvements Plan

m. C-2 Existing and Proposed Conditions Maps

n. C-3 Drainage Improvements Details

o. C-4 Overall Neighborhood Drainage Plan
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