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MMC Roof Addition – Surgical Facitlities
1. Proposal:  
· 40,000 sf  floorspace over 3 stories, located on roof within the building complex;

· To enlarge existing operating rooms & provide 4 new operating rooms, plus space for associated uses;
· Two of the walls are abutting or almost abutting existing external walls with windows;
· Two of the elevations (facing east and north) are proposed to be glass curtain walls.
2. Reviews:  
· Conditional use under R6 zone:  due to the fact its an expansion of an institution in the R6 zone

· Site Plan;  building over 10,000 sq ft;  

· 2005 Conditional Zoning Agreement allows the proposed height (69 feet, total of existing & new -new is 40 ft
· Historic Preservation Review is not required
· Not clarified whether Traffic Movement Permit is needed
· Many of the site plan and conditional use standards do not appear to apply to the proposal because its located in the heart of  the campus on an existing roof

3. Public Comment:   No public comment received.  Note that the neighborhood meeting information is in Att.D and the meeting is June 18th not June 17th.
4. Key Issues:  
· Traffic:  During the 2005 site plan review it is understood that the question of an MDOT TMP was discussed in light of the almost 200,000 sq ft of floorspace that was being created;  but none was required. We have recently learned that in 1998 a traffic permit was issued as part of an MDEP Site Location of Development Permit and further information is needed in order to know what was permitted and whether a modification is triggered by the current proposal.
· Transportation Demand Management:  MMC have established a TDM program that has grown over the last few years and leads the city in terms of its scale and range of incentives for non car use. The submitted Traffic Study refers to a car share vehicle and additional bike parking as part of the TDM;   further information on these proposals has been requested by staff.  The possibility of contributing to a City wide bikeshare program is also mentioned in the Memo as another way MMC could enhance their TDM.  This issue needs further consideration in light of additional information on traffic generation.
· Conditional Use Standards:  One of the standards refers to “…an adverse impact on the health, safety or welfare of the public or surrounding area”.  In that context staff have raised questions regarding the building’s proximity to the existing hospital walls and windows together with the curtain wall glazing of the two more visible facades.  Both aspects of the design are highly technical and any review also overlaps with site plan standards and codes outside of the site plan ordinance.  Staff have requested additional  information regarding:

· Ventilation and light to existing buildings nearby-  this issue is also the subject of the site plan standard that relates to bulk, location or height of the proposed building;
· Potential light overspill or glare from internal light emissions through the curtain walls  - potential impacts include:

· Possible glare or light intensity for the emergency room entrance below;  staff suggest that photometric information for this area should be reviewed in accordance with the site lighting standard;

· Possible light distraction and safety issue for aviation: staff suggest that the applicant obtain FAA confirmation that the proposal is not an safety concern for aviation.

· Possible glare over longer distances, given the visible location of the proposed building on a hill (see K-2).  This impact is difficult to predict or assess and there is no explicit standard, although there is a LEEDs standard that relates to this issue (Att 4).  The Board may wish to request that the applicants confirm what steps have been taken to minimize potential impacts.  [image: image1.png]



