PLANNING BOARD WORKSHOP       12.18.2012        Planners Presentation

321 Commercial Street – Mixed use Development (Hotel/Restaurant/Residential)

1. Review:  
· Site Plan with 2 requested waivers (driveway separation and bicycle parking provision)

· Subdivision (relates to the 14 residential units)

· Traffic Movement Permit (Board has delegated authority from MDOT)

· Concurrently going through Historic Preservation Review as located within the Old Port Historic District

2. Public comment:    The Neighborhood meeting was held on November 8th, 2012 and the attended by four members of the public-  notes are included in ATT M. In addition, 3 public comments are included in the attachments:

· Margaret Broucek e-mail which was circulated at the 1st workshop;  she raises 2 concerns:

·  regarding the traffic implications of the 72 off site valet parking spaces since the route between this off site parking and the hotel is the along the areas of Maple and York streets that are anticipated to be parent and bus drop off areas for the proposed Baxter School; 

·  and the loss of existing parking now located on the development parcel; 

· Greater Portland Landmarks comments at first workshop and an updated set of comments, largely regarding HP issues but including concerns about the uses and layout of Foundry lane.

3. Proposal:  

· 111,180 sq ft hotel, with access from Commercial Street near Foundry Lane;

· 7,460 sq ft retail, proposed as a restaurant with a separate access from Commercial Street near Maple St.;
· 18,396  sq ft residential, currently divided into 7 – 1 bed units and 7 2-bed units;  accessed from Maple Street with a separate entrance with 14 dedicated parking spaces on site; 

· Vehicle parking:  Total of 110 parking spaces for the  development:  22 on site parking spaces for residential and hotel use; 78 valet -only spaces using nearby off site parking lot; 10 off site spaces for the restaurant;   Note:  the site plan includes 11 spaces on site provided to abutter as part of joint access easement

· Bicycle parking (26 required under ordinance):   14 bicycle parking spaces for residents and employees and  6  spaces within residential storage area on 6th floor

4. Key Issues for the Board to consider; other aspects of the proposals, including the proposed stormwater biocell on Commercial Street, are covered in the PB Memo and do  not raise any particular issues;  the applicant has confirmed that engineering and landscape comments from the first workshop will be addressed in the final plans:
· Parking:  [this is for Board to determine;  there is no zone-based parking requirement in this zone]: The City’s Traffic Engineer Tom Errico agrees with the analysis of the project’s parking demand of 110 spaces, excluding the 11 spaces that the applicant has provided on site in order to secure the Foundry Lane joint access. Since the majority are proposed to be off site, staff will be recommending a condition on any approval that clarifies the numbers and locations of required parking;
· Off street parking:  The off site parking areas on York Street already have site plan approval as parking lots and are proposed to accommodate 10 spaces for the restaurant and 78 valet-parking spaces for the hotel.  These areas also serve existing businesses on Danforth Street and the Zoning Administrator had requested information to show that the Danforth Street business would still have adequate parking.  This information was submitted in ATT R.

· Loss of existing parking:  A member of the public raised a question over the displacement of the parking now using the development site on Commercial Street.  As these spaces are rented they are not part of the review of this project;  if any of these spaces are tied to another site through a condition, the applicant for the other site would need to find replacement parking.
· Traffic:  [Board to confirm Traffic Movement Permit] The applicant has provided further information as identified at the Traffic Movement Permit Scoping Meeting and Tom Errico has accepted the additional information which did address the impacts on traffic in the vicinity of the proposed Baxter School.

· Traffic:  Some information still awaited related to the operation of the proposed entrance at Foundry Lane and its interaction with queuing  from the Center Street intersection.  Several key issues have now been reviewed and confirmed:

· The applicant has been advised that a contribution of $12,500 is requested to the upgrading of High and Commercial ;
· The traffic impact study assumes a 10% reduction in vehicle trips based upon implementation of the Transportation Demand Management Plan and the Traffic Engineer has requested that the applicant identify specific strategies that would be implemented when the project is completed, to allow an assessment of whether the 105 reduction is likely.
· Crosswalk across Commercial Street:  the applicant is proposing a cross walk and its location is subject to Crosswalk Committee consideration on January 3rd.  
· The Board should also note that the applicant has proposed to provide sidewalks along the whole of the Maple Street on the north side, not just along the development site frontage.  This supports the use it will get as valet drivers go to and from the York Street off-site parking lots.

· Pedestrian and bicycle facilities:  Staff do not support the requested waiver and recommend that the full 26 spaces be provided with more on Commercial street side of the property.   
· Design:  The building design and related issues will be part of the Historic Preservation Board review for a Certificate of Appropriateness. The HP Board held a second Workshop last week and were generally supportive of the revised architectural treatment and indicated that the patio treatment at the corner of Maple Street and Commercial Street would be acceptable rather than requesting the building footprint to be altered.
· Foundry Lane:  As outlined on page 8-10 of the Memo, Foundry Lane was discontinued in 1995 at the request of the applicant and the abutter, and the Planning Board and City Council approved its discontinuance subject to the order and agreement in Att. 9.  The agreement requires a site plan for the section along Baxter Place and the current proposals therefore need explicit approval by both the Planning Board and HP.

The agreement preserves public access and prohibits structures in the Lane Informal parking has taken place in the Lane and Baxter Place (who own that section) have required 11 spaces in this area as part of the Joint Access Easement that allows the hotel to be accessed via this Lane.

At the first workshop the Planning Board saw a layout with a narrow 5 foot wide pedestrian walkway between the existing walkway and Commercial Street (page 9) and the Board encouraged the applicant to reconsider the layout in order to widen the pedestrian walkway. The applicant has revised the layout (ATT 21) so that the walkway is now 9 feet wide, which has been achieved by relocating 2 of the parking spaces for Baxter Place into the parking area near the Porte Cochere.  The applicant has revised the surface treatment, landscaping and lighting based on staff comments on the applicants draft plans at meetings since the first workshop. 
This revised plan for Foundry Lane was considered by the HP Board last Wednesday and their concerns are summarized on page 14 of the memo.  The HP Board are seeking a more angled hotel building footprint near Foundry Lane that would align with the historic property boundaries and the footprint of Baxter Place. They also indicated that they would prefer to see Foundry lane designed to read as lane rather than a lane with additional paved area to serve parking and vehicle access needs. Staff  have offered to schedule a joint Planning Board and Historic Preservation Board workshop in view of the interaction between site plan and historic issues.
Deb Andrews, the Historic Preservation Program Manager, is here to answer any questions concerning the Historic Preservation Board’s issues and comments.
