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Planning Board Report # 02-13


I.
INTRODUCTION

Vincent Veroneau of J B Brown & Sons has requested a Level III Site Plan, Subdivision and Traffic Movement Permit review for a mixed use development at 321 Commercial Street. The project is located on an existing gravel parking lot at the corner of Commercial and Maple Streets and comprises a new six story 113,321 sq ft mixed use building to include a restaurant, a 131 room hotel (Courtyard by Marriott) and 14 residential units.  A total of 110 parking spaces are also proposed to serve the development:  24 parking spaces on the site and 86 off-site spaces for valet and restaurant employee parking on nearby parking lots owned by the applicant.  In addition, there are 9 parking spaces on site for Baxter Place users that are part of a joint access arrangement.

Required reviews:   The proposal is being reviewed by the Planning Board under the Land Use Code provisions 14-497 (Subdivisions); 14-526 (Site Plan); and Traffic Movement Permit (delegated authority from the State). The proposal is also subject to Historic Preservation Board review (Certificate of appropriateness) as it is located within the Old Port Historic District, and therefore the proposal is exempt from some of the Site Plan B5b design standards. 
The applicant has asked for waivers as listed below:
	Requested Waiver
	Standard and any waiver provisions

	Location and spacing of driveways:  Driveway Separation, to allow driveways 80 feet apart on Maple Street  (details in Att.E )
	Technical Manual Section 1.7.1.7.  Along arterial, collector and local streets, the minimum acceptable spacing between double or multiple driveways for driveways on adjacent lots or on the same parcel …. for 30mph speed limit, minimum separation of 125 feet.  

	Stormwater: Flooding standard to allow the negligible increase in flow into the city’s storm drain system as it meets the waiver criteria.
	Technical Manual Section 5 III 4 E (2) (a) and (b).  A project is eligible for a waiver from the flooding standard as follows: (a) Discharge to the ocean, a great pond, or a major river segment subject to conditions; and (b) Insignificant increases in peak flow rates from a project site.

	Public Crosswalks:  Vehicular Sight Distance to allow parking closer to the crosswalk (as on Sheet CO4 in Plan 5) to limit the loss of parking to 2 spaces rather than 4 spaces as would be needed to meet this standard
	Technical Manual Section 1.20.1 Critical Physical Factors- Vehicular Sight Distance:   Parking shall be prohibited within twenty (20) feet from the centerline of a crosswalk. 

	Parking Lot Design:  Aisle width to allow a 20 ft width as shown on Sheet C04 in Plan 5, as the aisle is the drive access that has been agreed at 20 ft to allow for a 12 foot wide pedestrian path along the Baxter building.
	Technical Manual Section 1.14  Parking Lot design shall conform to Figures I-28 thru I-32, which indicate that a 24 foot aisle is required for 90 degree parking.

	Site Lighting:  Illumination Levels and Light Trespass to allow localized highs up to 9.0 foot candles in approximately 10 locations under wall mounted lights and two small areas of trespass along the west boundary.
	Technical Manual Sections 12.2.3 Illumination Levels and 12.2.5 Light Trespass which specify a maximum illumination level of 5.0 foot candles within the site and a maximum of .1 foot candle at the property line.


II.
PROJECT DATA    (updated based on info from applicant 1.15.2013)
	DATA
	Proposed new building 

	Applicant:   
	J B Brown & Sons

	Consultants:  
	Opechee Construction Corporation (engineers and architects)

	Total Site Acreage
	38,770 sq ft

	Existing Zoning
	B5b

	Existing Use
	Gravel parking lot

	Proposed Uses
	Hotel, Restaurant and Residential

	Proposed number of residential units
	14

	Proposed residential unit size
	Seven 1-bedroom;   seven 2-bedroom

	Proposed structure height
	64 ft 10 in average 

	Total Disturbed Area
	58,173 sq ft (including area within ROW)

	Existing impervious areas 
	50,307 sq ft

	Proposed impervious areas 
	53,279 sq ft

	New Impervious surface
	  2,972 sq ft

	Proposed building footprint
	19, 501 sq ft

	Proposed floorspace

· Restaurant:

· Hotel:  

· 14 Residential Units:

· Total:
	·       7,185 sq ft
·     86,608 sq ft

·     18,764 sq ft (plus 764 sq ft lobby)

·   113,321 sq ft

	Proposed parking spaces
	33 on site  (9 of which are for Baxter  Place)

	Proposed handicapped parking spaces
	  2 on site

	Proposed total number of parking spaces
	24 on site and 86 off site for proposed development

	Proposed No of  new bicycle parking spaces
	26 (20 on site; 6 within residential storage on 6th floor)

	Estimated Cost of Project:

	$17.5 million

	Uses in Vicinity:
	Commercial; Gulf of Maine Research; Fish Pier; lumber yard; also pending applications for a high school, office, residential (adj Baxter Place).


III.
EXISTING CONDITIONS  
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The site is currently a gravel parking lot at an important gateway location on the west side of Commercial Street and within the Old Port Historic District.  The Fish Pier,  the Cumberland Cold Storage Building (now Pierce Atwood) 
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   From Commercial Street

and the Gulf of Maine Research Institute are on the opposite side of Commercial Street.  The Fassett designed Baxter Place commercial and residential building is immediately to the north, separated from the site by Foundry Lane (one-way towards Commercial Street, with cobbles and lined with four street trees).  There is a concrete sidewalk, an unused curb cut, and four street trees along the property frontage on Commercial Street. There is a curb cut and  no sidewalks on the Maple Street property frontage.
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Foundry Lane is a discontinued street (discontinued in 1995) where the City has reserved pedestrian and utility access rights.  The discontinuance agreement requires that the Planning Board review the site plan for any changes in Foundry lane  (Attachment 9).  

To the west of the site is an existing landscaped parking lot that serves the Cannery at 14 York Street;  although adjacent to the site it will remain as serving the Cannery and will not be utilized for the proposed development.
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        Foundry Lane looking towards Commercial Street;  
     
         Baxter Place buidling to left
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Maple Street looking towards Commercial Street; parking 
area on left not part of proposal except re sidewalk 
        





                          Location for Baxter Academy (high school) on opposite 







            side of Maple St
Across Maple Street to the south is Rufus Deering and the building at the corner of York and Maple is currently under site plan review for the Baxter Academy (Charter) High School.

IV.
PROPOSED DEVELOPMENT
The applicant has submitted a final plan set and associated details for the following key features (see all Plans):
· A six story (approximately 65 feet high) mixed use building totaling 113,321 sq ft comprising;

· Hotel (86,608 sq ft) on the remainder of the first floor and the next four floors (18,764 sq ft each) with a main entrance on Commercial Street near Foundry Lane highlighted by a canopy and large bumpout in Commercial Street
· Restaurant  (7,185 sq ft) located on the first floor with a main entrance on Commercial Street near Maple Street and a patio on the corner of Commercial and Maple Streets
· 14 residential units on the sixth floor totaling 18,764 sq ft, with a single entrance to a separate lobby from Maple Street
· On site parking for 33 vehicles and 86 off-site parking spaces, with 9 of the spaces for Baxter Place
· A joint access area at Foundry Lane that incorporates the main drive access (two-way) for the development plus a 12 ft wide pedestrian link to York Street and parking for Baxter Place 
· Sidewalks on both street frontages, plus a new sidewalk extension on Maple Street up to York Street, a wide pedestrian path in the Foundry Lane area, and a crosswalk across Commercial Street

· Street trees and a stormwater planter on Commercial Street (the first commercial rain garden planter in Portland)

Supporting documents include:

· Traffic Movement Permit (TMP) documents

· Parking Information

· Transportation Demand Management (TDM) documents

· Site Plans

· Elevations and renderings showing architectural detailing and materials
· Plat and condo docs
Primary vehicle access to the site is proposed to be via Foundry Lane, converted to a 2-way access, which leads to a porte cochere for the hotel on the rear of the building. There is a secondary two-way access on Maple Street, and some service vehicles will use the access to the adjacent site on Maple Street (nearer to York Street).  The project requires a Traffic Movement Permit and there have been three TMP submissions (Attachments G.1; G.4 and G.5) which address staff review issues.
There is no zoning requirement for parking in this B5b zone and under the Site Plan ordinance the Planning Board shall determine the parking requirement based on the applicant’s parking study and the recommendation of the City Transportation Engineer because the total floor area is over 50,000 sq ft. The applicant has submitted a parking analysis entitled Parking Study (Attachment G.2).  It indicates a total of 86 parking spaces are required for the hotel, 10 for the restaurant operation, and 14 for the 14 residential units (overall total of 110 spaces).  This need will be met by 24 on-site, plus 86 off site parking spaces in two nearby off- site parking lots on York Street (shown in yellow dotted line on the aerial above and in Attachment L).  These are already owned by the applicant;  they received site plan approval many years ago for parking. 
The applicant’s calculation of the parking requirements for the hotel is based on an assumption that Transportation Demand Management (TDM) measures will result in a 10% reduction in parking demand. The TDM Study is attached at Attachment G.3, with additional information in Attachment G.6.
The site also includes 9 on-site parking spaces to be used by Baxter Place occupants in accordance with the joint access agreement that allows Foundry Lane to be used as a two-way access drive to the hotel (Attachment D). On-street parking is proposed to be reorganized, with a net increase of one space along the frontage, and a loss of parking on the other side of Commercial Street to safely accommodate the new pedestrian crossing proposed by the applicant.
The applicant proposes to construct new brick sidewalks along the site frontage on Commercial Street and all of the north side of Maple Street, including new and replacement street trees and a stormwater planter. The Foundry Lane area is proposed to be completely reorganized with hard and soft landscape and lighting, including a wide pedestrian path to connect with the existing path to York Street.  Screen planting around the rear of the building is also proposed.
I. PUBLIC COMMENT AND WORKSHOP SUMMARY

A. Public Comment:  
Notice has been sent to 130 property owners and interested citizens in the vicinity of the project and was printed in the January 14th and 15th, 2013 editions of the Portland Press Herald.  The Planning Division has received three public comments.  One public comment (Broucek - Attachment 10.a.) was received just before the first Workshop and was circulated at that meeting.  The second public comment (Greater Portland Landmarks Attachment 10.b.) was received at the first Planning Board workshop;  the same organization provided additional comments at the second Workshop (Attachment 10.c).  No further comments have been received since the second PB Workshop in December. 

B.
Neighborhood Meeting:  The applicants held the required Neighborhood Meeting on November 8th, 2012 which was attended by 5 people.  The notice, attendance and minutes of this meeting are provided in Attachment M.  

C.
December 18th, 2012 (second) Planning Board Workshop


At the second Workshop the applicant indicated how the plans may evolve to address historic preservation concerns about the footprint better relating to the property boundary at the north end near Foundry Lane. The Planning Board members broadly supported the project with the revised footprint and suggested that:

· Provision of the crosswalk on Commercial Street was welcome in the location shown;
· The arrangements for truck deliveries should be clarified;

· It would be preferable to have more bike racks accessible to public.

The applicant has prepared final plans that show a revised footprint to address the historic preservation concerns.  The new building line adjacent to Foundry Lane has been angled to align with the original line of Foundry Lane and with the footprint of the Baxter Place building. The Foundry Lane area has been revised to allow Foundry Lane to be more clearly “read” as a lane and to allow the pedestrian path that starts at York Street to remain at a consistent width (12 feet) all the way to Commercial Street without any parking along it.

In addition the applicant has provided additional information as requested in relation to the TMP and addressed the site plan review comments outlined and discussed at the second Workshop (summarized in applicant’s updated memo in Attachment V).  The waiver requests have been adjusted and now exclude a waiver for bicycle parking but include several other technical waiver requests.

II. ZONING ASSESSMENT
The Zoning Administrator has reviewed the submitted information and confirmed that the proposal meets the B5b zoning requirements subject to conditions concerning signage and HVAC as below, which has been included as a potential condition of approval:

Separate permits will be required for any signage. All HVAC systems must meet the maximum allowable noise requirements of the zone. At the time of permits, it will be necessary to submit data concerning the dBA out-put for individual units.

The applicant has confirmed that there will be three condominium units:  a Hotel unit; a Retail unit and a Residential unit (14 individual apartments) that will be rental units (Attachments R. and  S.).
III. Traffic Movement Permit (TMP)
The proposed development requires a State of Maine Traffic Movement Permit (TMP) as it generates between 100 and 200 trips.  The TMP would be issued by the City under delegated authority.  
The following TMP documents have been submitted:

· Application and scoping documentation was submitted 10.11.2012 (Attachment G.1)  

· TMP Traffic Analysis Memorandum (John Adams) dated 11.30.2012  (Attachment G.4) response to TMP Scoping Meeting held on 11.7.2012
· TMP Response to Traffic Comment John Adams 12.28.2012 (Attachment G.5) re queuing at Commercial Street access drive
The Traffic Engineering Reviewer, Tom Errico, raised an issue at the second Workshop, which has now been addressed as below:

I have reviewed the traffic study and find the methods and conclusions to be acceptable. In summary the project is not expected to negatively impact traffic conditions in the vicinity of the project. There is one outstanding item that needs to be evaluated. The applicant should conduct an evaluation of queue spillback from the Commercial Street/Center Street intersection and whether blockage of the project driveway will be problematic and if improvements are recommended.
Status: The applicant has provided updated analysis as it relates to blockage of the driveway. It was noted that vehicles in the eastbound through lane from the Center Street intersection will block the driveway. Following a review of area conditions, it is my opinion that the driveway should function safely. Vehicles turning left from the site will have the center lane to wait in (the applicants analysis indicates the left-turn lane queue from Center Street does not block the driveway), thus not blocking westbound Commercial Street traffic. I would also note that if left-turn movements become difficult, alternative routing to Maple Street and York Street. No action is required by the applicant.  (Attachment 18.)  
In addition, during the review Mr Errico had highlighted the question of a contribution as follows:

For development projects in the area, the City has been requesting monetary contributions towards the installation of a traffic signal at the Commercial Street/High Street intersection. I will provide an estimate of the contribution amount in the future. 
Status: The contribution calculation is based upon the number of trips being generated by the project at the subject intersection. The contribution amount is $12,500.00.
A potential condition of approval re the TMP has been included in the motion for the Board to consider.
IV. DEVELOPMENT REVIEW

A. SITE PLAN SUBMISSION REQUIREMENTS (Section 14-527) and SUBDIVISION PLAT AND RECORDING PLAT REQUIREMENTS (Section 14-496)
The applicant has submitted plans and information that address all of the ordinance submission requirements, and has revised the survey to address staff comments (see narrative in Attachment R, new submissions in Attachments S, T and U and all Plans). DPS has reviewed the final survey and considers all issues have been resolved (Attachment  19).
The draft Subdivision Plan has been submitted (Plan17) along with the Condominium boundary plans (Plans18-21).  The Condo boundary plans would not form part of the Site Plan/Subdivision Plan set (are for information only) but the draft Subdivision Plan needs the following information added, and a suggested condition of approval relates to this requirement:

· Floorspaces of the three uses
· Parking provision on and off site
· Stormwater and waste collection management

· All easements, including reference to new easements needed eg for pedestrian access on private land
· Reference to condominium documents

· Notes to clarify maintenance and management of Foundry Lane area, including clarification as to responsibilities re sidewalks

· Street trees

The Draft Condominium Documents have been submitted (Attachment O.). These clarify that although the three units are the hotel, retail and residential units, the residential unit may be further subdivided and the proposal for 14 rental units triggers the subdivision review. The documents have been reviewed by Corporation Counsel who recommends that further references be included to clarify solid waste collection, floorspace of each of the units, and the detail of site plan/subdivision approvals (Attachment 20).
The applicant has confirmed that “we do not expect to create the plats and record the condo docs until the building is basically complete” (Attachment R.).  It should be noted that while this may be acceptable in respect of the condo documents, subject to Corporation Counsel review and approval, the Subdivision Plat must be recorded prior to any sale or development of the site (Section 14-504 of the City’s Land Use Ordinance).
The applicant has provided evidence of right, title and interest in Attachment B.  Foundry Lane is not owned by the applicant, and an access agreement (Attachment D) allows the applicant access over Foundry Lane subject to parking and access for the abutter being maintained in this corridor. 

B. Subdivision Review:     14-497. Subdivision  General  Requirements (a) Review Criteria
(1) Will not result in undue water or air pollution. 

(2) Has sufficient water available for the reasonably foreseeable needs of the subdivision; 
(3) Will not cause unreasonable burden on an existing water supply;  and
(4) Will not cause unreasonable soil erosion or reduction in the capacity of the land to hold water so that a dangerous or unhealthy condition may result;
The applicant has submitted a capacity letter from the Portland Water District dated 10.15.2012 (Attachment J). The applicant has also submitted a Stormwater Pollution Prevention Plan (updated for hearing, in Attachment I.2) that addresses erosion and water pollution and is considered satisfactory (Attachment 3).
(5) Will not cause unreasonable highway or public road congestion or unsafe conditions with respect to use of the highway or public roads existing or proposed;

See Section III Traffic Movement Permit.
(6)
Will provide for adequate sanitary waste and storm water disposal and will not cause an unreasonable  burden on municipal services if they are utilized;

A capacity to serve letter was issued 12.4.2012 (Attachment N.).

Storm water 

The site is currently gravel and impervious, with stormwater runoff flowing into a closed drainage system and then into the municipal system in Maple Street and then to Casco Bay.  The proposed stormwater management system also will pipe stormwater to the municipal system with little change between the pre and post development flows (see Stormwater Management Plan in Attachment I.1). 

The proposal results in 2,972 sq ft. net increase in impervious surface (including new impervious surfaces in the right of way and the final Foundry Lane layout) (Plan 5) and this leads to a requirement to treat some stormwater.  The applicant has proposed a stormwater planter in the sidewalk bump-out nearest to Maple Street and this is acceptable subject to (Attachment 14) :

· a revision to the way it connects to the city’s stormwater system.  A condition of approval is recommended to require the underdrain for the stormwater planter to connect to the City’s stormdrain in Commercial Street; and

· a stormwater maintenance agreement between the applicant and the City of Portland that is needed to ensure the applicant is responsible for the ongoing inspection and maintenance of the system; this is referenced in a potential condition of approval regarding a list of easements and agreements that are required for the project.
(7)
Will not cause an unreasonable burden on the ability of the city to dispose of solid waste and sewage if municipal services are to be utilized;

The submissions (Attachments J and Plan 5) show an enclosed refuse enclosure is proposed at the rear of the site near Maple Street with a walkway leading from the receptacle area to the rear circulation area. The narrative confirms the refuse enclosure would  be managed by a commercial waste removal firm. However, the waste receptacle can only be accessed from the adjacent lot and its separate site entrance off of Maple Street, which is owned by the applicant but a separate lot that has been described as likely to be developed in the future. A permanent access easement or agreement for large vehicles will be required to ensure that solid waste removal can function in the longer term, and this easement/agreement is included in a potential condition of approval requiring a number of easements and agreements.

(8)
Will not have an undue adverse effect on the scenic or natural beauty of the area, aesthetics, historic sites, significant wildlife habitat identified by the department of inland fisheries and wildlife or by the city, or rare and irreplaceable natural areas or any public rights for physical or visual access to the shoreline. 

The subdivision requirement would be one tree per residential unit or 14 street trees.  The current proposal results in the loss of about 13 small trees and proposes 13 new street trees along Commercial Street, Maple Street and Foundry Lane (Plan 21).  The City Arborist has recommended additional trees within the patio area at the corner of Commercial and Maple Streets (Attachment 16) to meet the City standard. A suggested condition of approval requiring revisions to address the City Arborist comments is included in the motions for the Board to consider. All of the street trees should be shown on the Subdivision Plat.
The proposed brick sidewalk on Maple Street between the proposed site entrance and York Street would impact 3-4 existing street trees and associated planting, and a further recommendation is that a plan showing the detail of the sidewalk construction and associated replacement planting should be submitted for review and approval prior to any work in this area (see discussion re Sidewalks below).  
(9)
Is in conformance with the land development plan or its successor;


The applicant has referred to the Comprehensive Plan policies (Attachment J) and the project is compatible 
with Comprehensive Plan goals and policies.

(10)
The subdivider has adequate financial and technical capacity to meet the standards of this section;


The applicant has submitted a letter dated 10.17.2012 from Bangor Savings Bank and provided background 
information on the Opechee Construction Company (Attachment F).

(11
(Whenever situated, in whole or in part, within the watershed of any pond or lake or within two hundred fifty (250) feet of any wetland, great pond or river as defined in Title 38, chapter 3, subchapter I, article 2‑B, will not adversely affect the quality of such body of water or unreasonably affect the shoreline of such body of water;    
(12)
Will not, alone or in conjunction with existing activities, adversely affect the quality or quantity of groundwater;   
(13)
Is or is not in a flood‑prone area, based on the Federal Emergency Management Agency's Flood Boundary and Floodway Maps and Flood Insurance Rate Maps, and information presented by the applicant.   
(14) 
All potential wetlands within the proposed subdivision shall be identified on any maps submitted as part of the application, regardless of the size of those wetlands.  
(15)
Any river, stream or brook within or abutting the proposed subdivision shall be identified on any maps submitted as part of the application. 

These review criteria do not apply to this project.

Section 14-499.   Required improvements. 


This section of the ordinance specifies improvements required of subdivisions, including sidewalks, 
surfacing, street lighting, public water, erosion control, Street trees, and underground utilities.  The proposed 
subdivision meets all of the relevant requirements of this section. 

C.
SITE PLAN REVIEW 14-526  Site Plan Level III Final Plan Requirements
1. Transportation Standards

Impact on Surrounding Street Systems and Site Vehicle Access

The TMP review (above) addresses the impact on the surrounding streets.

Access and circulation, loading and servicing
The main access to the hotel is proposed to be via Foundry Lane, converted to two way operation and 20 feet wide. A secondary access is proposed from Maple Street (also two-way).  The internal circulation is broadly acceptable and the applicant has addressed most of the detailed comments raised by Tom Errico (Attachments 7, 15 and 18).  
Mr Errico has supported the requested waivers for driveway separation on Maple Street, the width of the 5-space parking aisle near Foundry Lane, and the reduced sightlines for the proposed crosswalk across Commercial Street. 
The question of servicing for the restaurant and hotel has been addressed by Note 6 on Plan 5 that states: “Delivery vehicles will utilize the Commercial Street median when making deliveries to the proposed building.  Coordination of deliveries shall be such that the proposed crosswalk is not blocked by trucks.”  This note replaced a previous note that indicated servicing would take place via the abutting lot, at the same location as the waste receptacle, about which the Engineering Reviewer raised concerns (Attachment 18):


November 9, 2012 Comment: The applicant should provide details on how truck deliveries will be accommodated.   December 12, 2012 Comment: This comment is outstanding.

January 9, 2013 Comment: We are concerned that the provision of a truck loading area on the adjacent lot is not likely to be used by delivery trucks due to the difficulty in hauling goods to the site. We are also concerned about the long-term viability of the proposed location given future development possibilities. Additional comments are noted below.

· The applicant should provide details on where deliveries will enter the building.

· The City is comfortable if delivery trucks park in the Commercial Street median. This practice occurs along other sections of Commercial Street. If considered to be an option, coordination with delivery trucks will be required so that the proposed crosswalk is not blocked.

· The City does not want delivery trucks blocking Maple Street given special traffic circulation needs for the future Baxter Charter School.


Status: A condition of approval is being included on vehicle deliveries and I am comfortable with the 
noted details. 

Staff are particularly concerned about the possibility that large vehicles would park in Maple Street rather than use the separate lot entrance or Commercial Street, as this would cause congestion in the vicinity of the high school drop off/pick up area and present safety issues.  A potential condition of approval is included for the Board to consider:

That vehicle deliveries and collection of waste shall take place on the site, on the adjacent site, or on Commercial Street, and that delivery vehicles shall not be allowed to park on Maple Street in order to serve the development;
Sidewalks and Pedestrian Access 

The applicant has proposed sidewalks or pedestrian walkways in the following locations:

· A brick sidewalk (6-7 feet wide) along the entire length of Maple Street on the development frontage, including the section in front of the existing parking lot (separate JB Brown parcel) that goes up to the York Street pedestrian crossing;
· A brick sidewalk (10+ feet wide) along the entire length of Commercial Street on the development frontage, incorporating bump-outs around angled parking and a tipdown to the new Commercial Street crossing at the corner with Maple Street;

· A 12 wide brick (edged with cobbles) walkway connecting Commercial Street to the existing walkway up to York Street that is technically Foundry Lane.
These proposals are well-designed pedestrian amenities.  Some of the sidewalk is on private property as is the walkway along Foundry Lane.  The potential conditions of approval include a requirement for additional Subdivision Plat notes and public access easements to confirm public access to both sidewalks and walkways, and to clarify maintenance responsibilities for the public walkway. 

The new section of sidewalk along Maple Street between the new site entrance and York Street impacts existing trees and planting, so a suggested condition of approval requires a plan showing reinstatement and other planting to integrate the new sidewalk into the area.
Crosswalk in Commercial Street

The applicant has proposed a new crosswalk in Commercial Street that will serve the hotel and restaurant patrons and is a welcome pedestrian feature in this part of Commercial Street (shown in Plan 5). This proposal is subject to review by the City’s Crosswalk Committee and the Traffic Engineering Reviewer has documented the review (Attachment 18):

November 9, 2012 Comment: The applicant has illustrated a proposed crosswalk on Commercial Street at the easterly corner of Maple Street. I need to review this proposal. My general sense is additional features are needed for safe pedestrian crossing. I would also note that the alignment of the crosswalk on the site plan will need to be adjusted to meet the City’s perpendicular alignment design preference. The crosswalk paint detail would also need to be “Block” style.

December 12, 2012 Comment: The provision of a crosswalk at this location needs to be reviewed by the City Crosswalk Committee. A request to add this to their January 3, 2013 agenda should be undertaken by Planning staff. I would note that I am in support of a crosswalk at the Commercial Street/Maple Street intersection location.

Status:  I support the proposed crosswalk on Commercial Street with the following suggested changes. I would further note that this crosswalk was reviewed by the City’s Crosswalk Committee and the Committee provided conditional support. Final approval of the details by the Committee will be required:

· The Commercial Street crosswalk shall not intersect the Maple Street crosswalk at an “apex” location. Separate crosswalk ramps shall be constructed on the project site corner. This change may require some adjustment to the proposed stormwater planter.

· For improved safety it is suggested that an additional parking space be eliminated on Commercial Street abutting the proposed crosswalk. Accordingly, the striped island will need to be expanded.

· The applicant shall install crosswalk warning signs that meet standards in the MUTCD.

Foundry Lane

The applicant does not own the portion of Foundry Lane that is being proposed for the main hotel site access and associated pedestrian walkway.  

Foundry Lane was discontinued as a public street in 1995 in association with earlier developments by the applicant.  The discontinuance was subject to an order by the City of Portland that stated it was subject to “the retention of a public access easement and an easement for public utility facilities” (Attachment 9).

[image: image8.emf]The discontinuance was also subject to an agreement between the City of Portland and J. B. Brown & Sons and Baxter Place Associates.  The portion of Foundry Lane near York Street is now owned by J B Brown, and the section closest to Commercial Street is owned by Baxter Place Associates. The discontinuance agreement included the following requirements (Attachment 9):
· No structures located in the area of the discontinued street;

· That a site plan for any changes to the area of the discontinued streets be reviewed by the Planning Board ;

· That if J B Brown does not utilize the cobblestones from the discontinued street in its site improvements, then any unused cobblestones shall be returned to the City;

· That the City shall retain the right to reacquire the title to the street under certain conditions.









            Foundry Lane looking towards Commercial Street
J B Brown installed the pedestrian improvements, as approved as part of the Cannery Project at 14 York Street, for their portion of Foundry Lane. The current Site Plan addresses the area owned by Baxter Place Associates. 
A proposed Access Easement Agreement with the owner of the abutting property (Baxter Place) has been submitted in Attachment D.  The proposal allows for joint access over the area and provides 11 parking spaces that may be used by Baxter Place.  The easement needs to be updated to reflect the final layout and parking for the Foundry Lane area, cross reference a public access easement and confirm maintenance responsibilities.  It is understood that this area will be maintained by the applicant and a new public access easement will be defined and recorded (Attachment R, page 5). Accordingly, these are included in the potential conditions of approval.
The two plans below compare the original submission to the final proposal:
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Above:  As proposed at the First PB Workshop               Above:  Final proposal 
The two Workshop Memos have detailed the discussions and comments on the layout for this area, which focused on achieving a wide pedestrian walkway that continued the existing walkway, ensuring a safe integration of pedestrians and vehicles, and addressing historic preservation objectives. The final layout at right has been approved by the Historic Preservation Board on 1.16.2013 and is acceptable in terms of site plan standards.
Public Transit 
The ordinance requirements do not apply to this project.

Vehicle Parking

There is no zoning requirement for parking in this B5b zone and under the Site Plan ordinance the Planning Board shall determine the parking requirement based on the applicant’s parking study and the recommendation of the City Transportation Engineer because the total floor area is over 50,000 sq ft.

The applicant has submitted a Parking Study Memorandum dated 10.22.2012 (Attachment G.2) and updated comments in Attachment T which assess the parking requirements for each of the proposed components of the project, as follows:

Hotel:  


    86 spaces  


Restaurant:  

    10 spaces


Residences (14 units):        14 spaces

These calculations allow for a 10% reduction based on the assumption that the Transportation Demand Management Plan (see below) will meet its 10% target.

The applicant can opt for on-site provision, off-site provision, or payment in lieu of parking.  The applicant has proposed to include 24 parking spaces on site (to rear, near Maple Street) to address the 14 residential units and 10 of the hotel space requirements, and a further 86 parking spaces are proposed off-site for the hotel (76 valet-only spaces) and restaurant (retail) use (10 spaces). The off-site spaces for the hotel will be provided as valet-only parking spaces on two nearby off- site parking lots (50-70 Danforth Street, as shown in yellow dotted line on the aerial above and in Attachment L) accessed from York Street that are already owned by the applicant.

The Zoning Administrator has reviewed the legal uses of these proposed off-site parking areas and confirmed that both lots are considered legal parking lots, but that one of them appears to serve uses in the building on the same lot (Attachment 5).  Further information was requested to confirm there is adequate parking for both these uses and the proposed hotel.  This information was submitted (Attachment R, page 2);  it confirms there is sufficient parking available.
The applicant is retaining the on-street parking spaces along Commercial and Maple Streets nearest the site, with a net increase of one space. These modifications, along with those on the other side of Commercial Street associated with the crosswalk, will require City Council approval to the modified parking Schedule and this is the subject of a  potential condition of approval.
The Traffic Engineering Reviewer has confirmed the proposals are acceptable (Attachment 18) with one comment that necessitates a potential condition of approval:
November 9, 2012 Comment: I need to review the design details on the diagonal parking on Commercial Street (e.g. dimensions, painted corner areas, etc.).
December 12, 2012 Comment: The dimension of the diagonal parking spaces are not consistent with existing diagonal parking spaces located on Commercial Street. The spaces seem to be longer. I’ll need to coordinate with DPS staff.
Status: It is suggested (not recommended) that the parking space dimensions match those of other parking spaces on Commercial Street. I’m comfortable if the parking space dimensions remain unchanged if the alignment of the westbound travel lane on Commercial Street is not off-set or requires vehicles to shift
The Board should note that the on-site parking for the residential units is managed by the “hotel unit” (see Condo Docs, page 12, Attachment O.) and staff recommend a condition that confirms the number and location of the on-site and off-site parking spaces that are proposed to meet the parking requirements as determined by the Planning Board.

The applicant’s Transportation Engineer (John Adams) has also addressed the public comments (Attachment 10.a.) that raised concerns regarding the displacement of existing parking on the site and the mix of the valet parking traffic on Maple and York with Baxter Academy School traffic (Attachment T).

Bicycle parking

The ordinance requires a total of 26  bicycle parking spaces on the site based on:


Non-residential:
 
2 bicycle parking spaces per 10 required car parking spaces up to 100 and 1  per 10 



required parking spaces over 100.  


Residential:  

2 bicycle parking spaces for every 5 dwelling units

Originally the applicant requested a waiver to reduce the requirement, but have now agreed to the full provision as both staff and the Planning Board were uncomfortable with supporting any waiver (Attachment 19).
Snow Storage

The Site Plan in Plan 5 includes a note #1 that confirms that :  “Snow may be stored only on the grassed/landscaped areas on site and no parking spaces shall be lost to sow storage.  When necessary, snow shall be removed from the site and transported to a proper location if accumulated snow impairs any entrance/exit, pedestrian circulation, or otherwise presents a hazard.” Staff consider this acceptable.
Transportation Demand Management plan

The applicant submitted a Transportation Demand Management Plan (TDM) dated 11.22.2012 (Attachment G.3), as updated by a TDM memo (Attachment G.6) that addresses the staff request that the applicant identify the TDM strategies they are intending to implement. (Attachment 15)
The TDM is considered acceptable (Attachment 18) but as it underpins the parking study assessment of parking need and relates to a condominium of several uses, a suggested condition of approval is included to ensure it is implemented and monitored in the future.
2. Environmental Quality Standards

Preservation of significant natural features
See above under Subdivision Review. 
Site Landscaping
See above under Subdivision Review.  The applicant has submitted a detailed Landscaping Plan (Plan 9) which incorporates the suggested stormwater planter and tree grates and is generally acceptable.  The City Arborist has made some detailed recommendations regarding the species of street trees and other planting (Attachment 16) and a potential condition of approval requires revisions to address these comments.
Water quality, Stormwater Management and Erosion Control 
As discussed above under Subdivision Review. 
3. Public Infrastructure and Community Safety Standards
Public Infrastructure
See discussion of sidewalks and utilities under Subdivision Review.
Public Safety (CPTED)

The proposals have incorporated the principles as outlined in the site plan ordinance and the presence of valet drivers on site also addresses this issue.
Fire Prevention

Captain Chris Pirone of the Fire Department has provided general comments (Attachment 2) and these have been addressed by the proposals.  The applicant has confirmed that hydrants are available in both Maple and Commercial Street. 

Capacity of Public utilities   

The submissions (Attachment J) includes confirmation from utilities.
Massing, Ventilation and Wind Impact

Plans 22 to 26 illustrate the scale and massing of the proposed building.  The massing of the proposal is one of the characteristics reviewed by the Historic Preservation Board.  These final submissions were reviewed by the HP Board at a hearing on January 16, 2013 and have been approved subject to some minor revisions to materials for the windows and cornice.
View Corridors  -  There are no view corridors that impact this site.
Historic Resources 

The entire site is within the Portland Waterfront Historic District and requires a Certificate of Appropriateness from the Historic Preservation Board. (The applicant has addressed the HP standards in Attachment K.)
The two previous Workshop memos have included Historic Preservation review comments which focused on the footprint of the building as it related to the geometry of the site, on architectural details and features, and on the layout of Foundry Lane which originally showed more prominent parking.

The proposals included in this Planning Board Hearing Report are as have been approved by the Historic Preservation Board with two minor exceptions:

· Some minor last minute revisions to retaining wall finishes, fencing, cornice design and signage were presented to the Historic Preservation board on 1.16.2013; and

· The Historic preservation Board requested some additional revisions to the cornice and upper windows as a condition of approval.

A suggested condition of approval clarifies that the final details of these items shall be in conformance with the Historic Preservation Board approvals.
Exterior Lighting

The proposals include 6 new pole-mounted lights in the Foundry Lane area and rear parking lot, plus 15 wall mounted lights of two different types (see Photometric Plan in Plan10 and lighting specifications in Attachment J).  These are subject to Historic Preservation review and it is understood these were approved at the PH hearing on January 16, 2013.  The potential condition of approval regarding the Historic Preservation Board final approval would include any final revisions to the lighting details.
The Photometric Plan shows some localized high illumination levels of up to 9.0 foot candles in approximately 10 locations under wall mounted lights, and two small areas of light trespass along the west boundary.  These contribute to pedestrian safety and are localized in areas that are not sensitive.
In addition the applicant is proposing 7 new street lights in accordance with the City’s Technical Manual.
Signage and Wayfinding

A signage and wayfinding plan is recommended to be submitted in view of the three uses in the building (and four/five entrances) and to ensure the vehicle circulation is managed efficiently. The applicant has confirmed that these plans will be submitted at a later time (Attachment R.) but have not yet been received.  A suggested condition of approval requires this to be submitted for review and approval.
Construction Management Plan

The Construction Management Plan has been submitted (Plan 16) and reviewed by Tom Errico, and a suggested condition of approval has been included to address his final comments:


November 9, 2012 Comment: I have reviewed the conceptual Construction Management Plan and generally find the concept to be acceptable (maintaining sidewalk and bicycle facilities on Commercial Street). I would note that specific details will need to be coordinated prior to construction. December 12, 2012 Comment: This comment remains valid.

Status: The applicant shall submit a detailed construction management plan for review and approval prior to construction. I would note that the sidewalk detour on Maple Street includes a section where a sidewalk is not provided and thus changes may be required. I would also note that with the closure of Foundry Lane, traffic will be diverted to Center Street (behind the Baxter Building). This diversion may require changes to existing circulation restrictions. Lastly, construction vehicle access needs to be reviewed particularly in light of the proposed Charter School which is expected to be open later this summer.

Zoning Related Design Standards:  B5b Design Standards 

The applicant has submitted a narrative addressing the design standards listed below in Attachment K.  It should be noted that only Standards a. and d. are subject to the Planning Board site plan review.  Criteria  b. and c. are exempt from Planning Board review as they are within the purview of the Historic Preservation Certificate of Appropriateness. 


The proposals, including the revised plan for the Foundry Lane (Plan 28), integrate well with the existing infrastructure and allow for shared circulation, parking and pedestrian facilities and are considered to meet standards a. and d.

V. STAFF RECOMMENDATION
The Planning staff recommend approval of this project subject to the suggested conditions of approval as cited in the proposed motions.  The large number of conditions in part is due to the extensive Historic Preservation review required to resolve the building footprint and Foundry Lane, and the applicants request for an early development approval to facilitate an early start of construction.
VI. PROPOSED MOTIONS 

On the basis of the application, plans, reports and other information submitted by the applicant, findings and recommendations contained in Planning Board Report # 02 -13 for the Mixed Use Development at 321 Commercial Street (corner Maple Street) relevant to the Site Plan and Subdivision reviews and other regulations, and the testimony presented at the Planning Board hearing, the Planning Board finds the following: 
Waivers

1. Location and Spacing of Driveways
The Planning Board (waives/does not waive) the Technical Standard, Section 1.20.1, to allow a two way site entrance on Maple Street approximately 80 feet from the existing access to the adjacent lot.
2. Parking Aisle:
The Planning Board (waives/ does not waive) Technical Standard, Section 1.14, Figures I-28 to I-32 which requires a 24 foot wide drive aisle, to allow a reduction to 20 feet width  behind the 5 parking spaces adjacent to the drive access near Foundry Lane.
3. Crosswalk Sight Distance:

The Planning Board (waives/does not waive) the Technical Standard, Section 1.20.1, to allow a reduction in 
the required sight distance to the centerline of the crosswalk on the east side of Commercial Street, subject to 
the removal of the parking space nearest to the crosswalk.
4. Flooding:

The Planning Board (waives/does not waive) the Technical Standard, Section 5 III 4 E (2) (a) and (b), to allow the minor increase in post-development stormwater flows.
5. Site Lighting:


The Planning Board (waives/does not waive) the Technical Standard, Sections 12.2.3 Illumination Levels and 
12.2.5  Light Trespass, 
to allow 10 locations near the building where maximum light levels are exceeded by up 
to 4 foot candles, and to allow some minor trespass at the property boundaries that benefit the pedestrian areas.
Traffic Movement Permit

That the Planning Board finds that the proposed plan [is/is not] in conformance with 23 MRSA 704-A and Chapter 305 Rules and Regulations pertaining to Traffic Movement Permits.
Potential conditions of approval:

i. That the applicant shall contribute $12,500 to an account maintained by the City that will be used to fund traffic improvements to the intersection at Commercial Street / High Street.
Subdivision
That the Planning Board finds that the plan (is/is not) in conformance with the subdivision standards of the land use code, subject to the following conditions of approval:

Potential conditions of approval:

i. That the Subdivision Plat shall be finalized to the satisfaction of the Planning Authority, Department of Public Services and Corporation Counsel and include references to the hotel and restaurant (retail) floorspace maximums, off site parking requirement, stormwater management, waste collection, maintenance responsibilities for the Foundry Lane area, easements, street trees, Condominium Association documents and relevant conditions; and
ii. That the following shall be finalized to the satisfaction of the Corporation Counsel prior to the issuance of a Certificate of Occupancy:
a. Pedestrian access easement for the areas of the sidewalk that are not in the right of way;

b. Public Access Easement for Foundry Lane;
c. Stormwater management agreement;
d. Easement or agreement (permanent) to allow access to waste collection and service delivery area over a different lot and access;
e. Access Easement Agreement (applicant and Baxter Place) for Foundry Lane to reflect final proposals; and
iii. That the Condominium Association documents be revised to include references to the Stormwater Management  Plan (inspection and reporting requirements), TDM Plan, HVAC requirements, management and maintenance arrangements for the Foundry Lane area, solid waste collection, floorspace of each of the units, and the detail of site plan/subdivision approvals, and shall be finalized to the satisfaction of the Planning Authority, Department of Public Services and Corporation Counsel prior to the issuance of a Certificate of Occupancy; and

iv. That the Condominium Association shall develop, implement and manage the approved Transportation Demand Management (TDM) plan as set out in the submitted October 22, 2012 TDM Plan and the response to comments letter prepared by John Adams dated January 9, 2013, which include a Post-Development Monitoring Phase; and
v. That the applicant shall submit a revised Landscape Plan that addresses the comments of the City Arborist dated January 11, 2013, which include details of the sidewalk construction and associated replacement planting along Maple Street between the new site entrance and York Street, for review and approval by the City Arborist and  Planning Authority prior to the issuance of a building permit; and
vi. That the applicant and all assigns shall comply with the conditions of Chapter 32 Stormwater including Article III, Post-Construction Storm Water Management, which specifies the annual inspections and reporting requirements.  The developer/contractor/subcontractor must comply with conditions of the submitted Stormwater Management and Stormwater Pollution Prevention Plans (dated October 22, 2012 and updated January 2, 2013) and the approved plans, and meet City standards and state guidelines.
Site Plan
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 condition(s) of approval:

Potential conditions of approval:

i. That the parking required for the proposed mixed use development has been determined by the Planning Board to be 110 spaces for the proposed uses within the mixed use building, as based on a total floorspace of 113,321 sq ft (7,185 sq ft floorspace for restaurant/retail;  86,608 floorspace for hotel; and up to14 residential units), of which 24 parking spaces are located on site; 10 parking spaces are located off site; and 76 valet-only parking spaces are located off site.  The off-site parking spaces shall be located at 50-70 Danforth Street (where previous site plan approvals for parking are in place) unless an alternative site is submitted for review and approval by the Planning Authority; and 

ii. That vehicle deliveries and collection of waste shall take place on the site, on the adjacent site, or on Commercial Street, and that delivery vehicles shall not be allowed to park on Maple Street in order to serve the development; and

iii. That the building architecture and material details, including lighting, retaining walls, signage, fencing and enclosure of roof top mechanical equipment, shall be reviewed and approved by the Historic Preservation Board/Program Manager (as appropriate) for conformance with Historic Preservation Board approvals, prior to the issuance of a Building Permit; and

iv. That the proposed crosswalk in Commercial Street shall be revised in accordance with the comments of the Traffic Engineering Reviewer, Tom Errico dated 1.16.2013, for review and approval by the Planning Authority, Department of Public Services and the Crosswalk Committee prior to any construction related to the crosswalk; and
v. That the applicant shall arrange for a revised parking schedule for on-street parking on Commercial and Maple Streets to be approved by the City Council; and
vi. That the applicant shall submit, for review and approval by the Planning Authority and the Department of Public Services,  a revised Construction Management Plan that addresses the comments of tom Errico, Traffic Engineering Reviewer, dated 1.16. 2012 prior to the start of construction; and
vii. That the applicant shall obtain a license from the City, subject to review and approval by the Corporation Counsel’s office, for any canopies that extend over the City right-of-way, prior to the issuance of a Certificate of Occupancy; and
viii. That the Stormwater Planter underdrains shall not be tied into the existing catch basin in Maple Street, but shall be directly connected to the City’s 18inch RCP stormdrain in Commercial Street via an insert-tee connection; and

ix. That the applicant shall submit for review and approval by the Planning Authority a signage and wayfinding plan that would assist the different users of the site; and
x. All HVAC systems and external mechanical equipment shall meet the maximum allowable noise requirements of the zone;  each unit shall submit documentation of dBA output to confirm compliance of both the unit and the building in respect of rated noise levels and cumulative noise levels, to the satisfaction of the Zoning Administrator prior to the issuance of a Building Permit for that unit.  This requirement shall be included in the Condominium documents.
ATTACHMENTS:

REPORT ATTACHMENTS PREVIOUSLY INCLUDED IN PB MEMOS
1. City Arborist comments 11.8.2012 (updated from 11.2.2012)
2. Fire Department comments 11.1.2012
3. Peer Engineer comments 11.6.2012
4. DPS comments  11.7.2012
5. Zoning Administrator comments re off site parking areas 11.5.2012
6. Zoning Administrator comments re the proposal 11.8.2012

7. Traffic Reviewer comments 11.9.2012
8. Historic preservation summary of 11.7.2012 HP Workshop 
9. Background Info Foundry Lane -  Discontinuance Order and Agreement (updated for Hearing)
10. Public comments 

a. Margaret Broucek  11.13.2012 (circulated at first PB Workshop)
b. Greater Portland Landmarks  11.13.2012 as presented during first PB workshop 

c. Greater Portland Landmarks as received 12.14.2012

11. Staff summary of first Workshop issues 11.14.2012
12. Further staff  comments on Foundry Lane 11.26.2012
13. Zoning update comments 12.8.2012
14. Peer Engineering update comments 12.12.2012
15. Traffic Engineering update comments12.12.2012
HEARING REPORT NEW ATTACHMENTS

16. City Arborist updated comments  1.17.2013
17. Peer Engineering Reviewer updated comments 1.10.2013 and 1.16.2013
18. Traffic Engineering Reviewer updated comments 1.16.2013
19. DPS comments 1.17.2013
20. Corporation counsel comments on condo documents 1.17.2013

APPLICANT’S SUBMITTAL
A. Cover letter and Site Plan Application  10.22.2012
B. Right, Title and Interest;  State/Federal approvals required; Ref to Boundary survey

C. Compliance with Zoning Requirements

D. Proposed Access Easement for Foundry Lane area as draft 10.25.2012 
E. Waiver Requests (updated version 1.2.2013- not as in earlier PB Memos)
F. Financial and Technical Capacity letter 10.17.2012
G. Traffic and parking reports

1. TMP submission dated 10.11.2012
2. Parking Study 10.22.2012
3. TDM - Transportation Demand Management Plan 10.22.2012
4. TMP Traffic Analysis memo dated 11.30.2012 (Response to TMP Scoping meeting)
5. TMP Response to Traffic (TMP) Comment (re queuing at drive) 12.28.2012 (rec’d since 2nd PB Wkshop) 

6. TDM Memo with additional TDM Actions and Strategies John Adams 1.9.2012 (rec’d since 2nd PB Wkshop
H.
Significant Natural Features and Project Narrative

I. Stormwater Analysis

1. Stormwater Management Plan 10.22.2012 as updated 1.2.2013 updated version
2. Stormwater Pollution Prevention Plan 10.22.2013 as updated and received 1.7.2013 updated version
J. Remainder of written materials, including lighting specs updated version re lighting
K. Consistency with Design standards

L. Off Site Lots intended for valet parking
M. Neighborhood Meeting Certificate dated 11.14.2012
N. Stormwater Capacity letter dated 12.4.2012
O. Draft Condominium Association documents
P. Opechee (Barry Stowe) Letter Responses & Revisions to Foundry Lane 12.29.2012 (superceded by final design)
Q. Vin Veroneau Letter to HP Board 12.30.2012

R. Opechee (Steve Long) Memorandum 12.4.2012, as updated 1.2.2013
S. Opechee (Steve Long) Confirmation re residential units 
T. John Adams Response to Traffic Public and Staff Comments 12.3.2012
U. Materials and Wall Details submitted for HP and PB Jan 2013
V. Photographs from applicant

PLANS
Plan 1
Cover Sheet

Plan 2
Boundary Survey
Plan 3 
CO2 Existing conditions

Plan 4
CO3 Demolition Plan

Plan 5
CO4 Site plan
Plan 6
CO5 Utility Plan

Plan 7
CO6 Grading Plan

Plan 8
CO7 Temporary Erosion & Sediment Control Plan

Plan 9
CO8 Landscaping Plan

Plan 10
CO9 Photometric Plan 
Plan 11 
C10 Construction Details

Plan 12
C11 Construction Details

Plan 13
C12 (Civil) Sanitary Sewer and Storm Drain Details
Plan 14
C13 Exterior Building Elevations

Plan 15
C14 Exterior Building Elevations

Plan 16
CMTC Construction management and Traffic Control Plan

Plan 17 
SO1 Subdivision Plan

Plans 18-21
Sheets 1-4 Condominium Plans (show floorplans and sections)

Plan 22
Elevations colored with materials annotated
Plan 23 
Elevations colored with materials annotated

Plans 24-26   
Rendered perspectives

Plan 27
Colored version of Site Plan CO4
Plan 28
Foundry Lane colored and enlarged
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