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I. INTRODUCTION

The Planning Board  approved an expansion of the Portland International Marine Terminal facility on July 8, 2014. The project received site plan and shoreland review approvals. Condition #3 of the site plan approval states:
                         That the applicant shall submit a revised plan for Planning Staff review and 

                         Planning Board approval of the concrete wall and barrier along Commercial 

                         Street.

Applicant has submitted a revised concrete wall design and requests Planning Board approval of this design to address the condition of approval.

144 notices were sent to area property owners. A legal ad of the public hearing appeared in the September 1 and September 2, 2014 editions of the Portland Press Herald.
II.        BACKGROUND

The length (752 feet long) and height (4 feet high) of the concrete wall along the applicant’s Commercial Street property frontage generated concern during the earlier site plan review process. The Maine Department of Transportation (MDOT indicated the wall was needed  as a safety barrier to protect  vehicles and pedestrians on Commercial Street in case the “reach stacker”  - the equipment that loads and unloads trains and tractor trailers - over ran an internal curb.
The configuration of the wall (equivalent to three city blocks) and the lack of space for landscaping between the wall and the street, posed significant aesthetic issues in a highly visible gateway location. After viewing some conceptual wall treatments at the public hearing, the Planning Board decided to make the final design of the wall treatment a condition of approval subject to review and approval by the Board.  It was suggested at that meeting that the wall design treatment could be inspired by the site’s relationship to the harbor, rail road, transportation, industrial uses or other character defining activities associated with this site or Commercial Street.

III.      APPLICANT PROPOSAL
Applicant has revised the wall design and submitted a new proposal to address the July 8th condition of approval. See Attachments 1 to 3.
Application states: The specific details of the wall are: 750’ in length, 4’ in total height, with a 6’ security fence sitting on a shelf/notch 12” below top of the wall (elevation 3’) for a total height of 9’ above Commercial Street. The wall will sit behind a 7” granite curb. The light poles will be spaced 48’ O.C. and the fence panels will be spaced 8’ O.C. dividing the space between the light poles into six, 8’ sections. Each section will have a 2’ height by 7’ length with a smooth frame (plus or minus 2.5” on top and bottom and 6” on each side) recessed panel incorporated into it. 

The theme of the proposed wall design is the site’s past as a transportation and industrial center.

The 1914 Richards Standard Atlas of the City of Portland served as the inspiration of that design.
Using the maps from the atlas (roughly from the present day Fore River Bridge to  Cassidy Point), Carroll Associates (project consultant) has created 5 representative images of the site incorporating Commercial Street, the adjacent harbor, rail road tracks and various industrial structures. The images were simplified for graphic clarity but capture the traditional layout patterns and shapes found on the site.

The five images will be reproduced on individual  form liners. During construction the liners will form the images when the concrete wall is poured.
The five panels are presented with two options. Option one is a continuous pattern  of the five panels along the entire wall while the second option provides the same continuous 5 panel pattern except that each 5 panel series is broken by two small (plain) panels centered on the site’s light poles. The light poles are spaced at 48 foot intervals. An additional light pole has been added from the previous submission to provide proper spacing.
The project consultant  prepared a life-size mock-up of an individual  panel which was observed  by Planning Staff at the site. We viewed the panel up-close as well as from the opposite side of Commercial Street. The width and  depth of the recessed elements on the panel provide an image that can be easily seen from 50 feet away. The same mock-up will be available at the public hearing.
Summary

The original submission posed a variety of  concerns  with a near blank and undifferentiated wall panels with little or no visual interest extended along the equivalent of 3 city blocks. The new proposal is an appropriate response to this design challenge in a gateway location. It achieves the goal of providing clear visual relief along the wall façade while providing a contextual design that captures the historic and character defining elements of this site. Two options have been provided for the Board’s consideration. They are the identical series of images, except one has blank divider spaces between the 5 panels. Staff has reviewed the proposal and believes it is a responsive and well thought solution to address the blank wall issue.  We very much like both options and don’t have a strong collective preference for one over the other.  If the Board does have a preference, please incorporate that choice in your motion.
III. MOTIONS FOR THE BOARD TO CONSIDER 

On the basis of the application, plans, reports and other information submitted by the 
applicant, findings and recommendations contained in the Planning Board Report for application#2014-038 relevant to the Site Plan Ordinance and other regulations, and the testimony presented at the Planning Board hearing, the Planning Board finds that the revised plan, specifically [Wall Option 1 (5 panels repeating continuously) or Wall Option 2 (5 panels , 2 blanks, repeating] as depicted in Attachment 3 Planning Report dated September 9, 2014, for the Commercial Street concrete wall  (is/is not) in conformance with the site plan standards of the land use code and therefore addresses condition #3 of the July 8, 2014 site plan approval.

Attachments:
Staff Attachments:
A.  Planning Board Approval Letter dated July 8, 2014
Applicant Submissions:

1.  Carroll Assoc. Cover Letter dated August 22, 2014

2.  Proposed Wall Panel Graphics Plan

3.  Proposed Wall Patterning Plan

4.  Site Layout Plan

5.  Original Wall Treatment

6.  Fence Detail

7.  Light Fixture and Pole
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