Staff Presentation:  133 York Street-  6 unit residential 
Site Plan and  Subdivision              PB   HEARING      11.12.2013
1. The applicant is proposing to build a 6 unit building on the site of a large 2-unit building, with 6 parking spaces located underneath the building. The project is being reviewed under site plan and subdivision standards, and is within approximately 65 feet of the West End historic district.  It is located within the R-6 zone and is subject to the R-6 Design Standards, as well as multi-family design standards.
2. The site is an infill site that is set back from all public streets and obscured by existing buildings, but near three multi-family buildings (total of 24 units) that are 25-45 feet from the new building.  It immediately abuts a large single family dwelling that is 15 feet from the new building, slightly more than the 11 foot separation as existing. The proposed height and setbacks meet zoning requirements;  the project meets Fire Code requirements; and the Historic Preservation Program Manager does not consider its design compatibility with the nearby historic district is a major issue, due to its obscured location and separation from the district by surrounding developments.
3. Waivers:  the applicant has requested a waiver from the subdivision street tree requirement to provide 3 of the 6 required street trees; also a waiver for the width of the parking access area is required.  Both are supported by staff, subject to conditions.
4. 10 written public comments have been received, all raising similar concerns to those mentioned at the Workshop:   damage to property and trees during demolition and construction;  loss of privacy and views;  and that the design does not address design standards.  There are 9 letters in the packet which include all the owners of McCormick Place Condos, and one circulated today from Susan Kaplan, Secretary of the Harborview Flats near York Street. 
5. Staff consider that the potential conditions of approval address most of the neighbor’s concerns, though it is acknowledged that the effectiveness of the conditions relies on care and diligence by current and future owners. Staff have not been directly involved in any discussions between the applicant and neighbors but have provided neighbors with information regarding the ordinance standards that apply. 
JEN THOMPSON, ASSOCIATE CORPORATION COUNSEL, HERE TO ANSWER ANY QUESTIONS ON THE EXTENT TO WHICH THE BOARD CAN ADDRESS FUTURE POTENTIAL VIOLATIONS.
6. Key Subdivision and Site Plan issues as related to suggested conditions of approval:
· Impacts on neighbors because development is so close to the property boundaries (8 conditions):
· Loss of trees-  a suggested condition has been included to secure preservation of the two remaining trees (one is on property line);  the project provides tree replacement but there is no room for three of the six required street trees, so s contribution is recommended in the waiver; 
· Snow Removal -  suggested conditions require that the ref to the snow removal plan be included in the subdivision plat and be specified in the condo document maintenance responsibilities; 
· Boundary treatment/screening – shrub planting has been added to rear but the green wall on the other side relies on ongoing maintenance, so this is a separate condition and cross-referenced in the Subdivision and Condo Doc conditions;  also the City Arborist recommends larger pot and tree sizes for most planting and this is included in a potential site plan condition;
· Easements:  The Construction Management Plan (Att X)  and the Demolition Plan indicate that easements are not needed and the potential condition subdivision  iv re tree protection and preservation addresses the concern at the need to trim tree limbs overhanging the site from a tree trunk on the property line;  the fence along the side boundary is shown on the Demolition Plan as to remain in place;
· Demolitions and construction impacts-  staff engineers have reviewed the proposed approach in the Construction Management Plan and 
there is a suggested condition to reflects their advice, the need for close supervision, and the need for more detail regarding the brick house next door and protection of its existing fence;
· Air conditioners -  a new issue coming up more in residential areas-  no ordinance yet (the proposed wording is based on recently enacted wind ordinance); 
· Lighting revisions -  suggested condition requires documentation that all lighting meets the technical standard given the proximity of residential properties.
· Impacts on traffic (3 conditions)
· Relocation of bicycle rack is a suggested site plan condition, based on Traffic Engineering comments;
· Cars maneuvering into parking spaces likely to damage the green wall-  so the suggested condition regarding maintenance of the green wall refers to the structure as well as to the planting;
· Impact on York Street -  are high traffic levels so important to avoid congestion-  Traffic Engineer requested a condition requiring a Construction (traffic) Management Plan for utilities going underground in York Street;
· Snow removal-  needs to be timely so vehicles can maneuver within the site-  suggested conditions ensure this is clear on Plat and in Condo Docs;
· Servicing and deliveries:  The historic application of this standard is where the project itself attracts substantial deliveries or service vehicles, such as in a commercial development-  typically does not apply to a small residential development.
· TOM ERRICO, TRAFFIC ENGINEER, HERE TO ANSWER ANY QUESTIONS ON THESE ISSUES
· R6 and Multi family design standards:  (1 condition) 
· Att ZZ from the project Architect, last 5 pages, describes in greater detail the materials and how they contribute to articulation of the rear elevation;
· Staff concerns: While the described revisions along with the additional windows are an improvement, staff continue to have concerns in relation to the design standards, particularly regarding the color scheme and articulation of the rear elevation (R6 Design Rev. Memo Att 19);
· Multi-family standards-  similar issue with the blue metal cladding as the standard refers to the need for the design to complement and enhance the nearest residential neighborhood.   See summary p12 just above staff recommendation.
· ALEX JAEGERMAN MAY WISH TO ADD
