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I.
INTRODUCTION
Avesta Fore River Housing LP is proposing to construct 20 apartments in a three-story building at 63 Frederic Street.  The project will consist of twelve (12) two-bedroom and eight (8) one-bedroom units. The proposed Fore River Apartments project is the second phase of Logan Place located on Frederic Street.  On November 3, 2003, the City Council vacated the dead-end portion of Frederic Street (Attachment A, Council Order 91) and adopted a contract zone for 52 Frederic Street (Attachment B, Council Order 92).  The contract zone is for a two-phased residential project with 30 single room occupancy (SRO) units in Phase I and the second phase is for twenty (20) one- and two-bedroom apartments.  The Planning Board approved the site plan and subdivision plan for Phase I on November 23, 2003.  Logan Place is under construction.  

 A total of 194 notices were sent to area residents.  A notice also appeared in the January 3, 2005 edition of the Portland Press Herald.
II.
SUMMARY OF FINDINGS
[image: image1.jpg]Proposed Zone Change

from R6, Residential, and IL, Industrial, to Contract Zone
for 52 Frederick Street




Site:

The Fore River Apartment site is at 63 Frederic Street, which is on the northwest side of the street across from Phase I, Logan Place.  

Tax Map:
Chart 67, Block K, lot 19
Lot Size:
34,651 square feet
Footprint:
6,992 square feet
Total Area: 
20,629 square feet
Zoning:
Contract Zone
Vicinity Map
Proposal:
A total of twenty (20) apartments are proposed consisting of twelve (12) two-bedroom and eight (8) one-bedroom units. The units will be available to households earning a maximum of 60% and 40% of the area median income.  Each unit will consist of a living area, bedrooms, a full bathroom and full kitchen. The building will include a community meeting space, community kitchen and laundry facilities.  All of the units will be handicapped adaptable and two units will be handicapped accessible. 
Bld. Height:
Three stories, maximum height allowed in contract zone is 45 feet

Parking:
Total of 48 parking spaces for Phase I and Phase II.  
Land Use:
There is an existing 4,550 square foot garage housing a landscape construction company with an adjoining maintenance lot.  The lease ends on June 2006, but the business is expected to relocate soon.  Construction could begin in the summer of 2005. 
III.
PROPOSED DEVELOPMENT

The Fore River Apartments are the second phase of a two-phase development.  Phase one is called Logan Place and it is for thirty (30) single room occupancy units.  A subdivision plat was approved for Phase I, which created lot 1 for Logan Place with 22,000 square feet and lot 2 for the second phase of the development with 34,651 square feet.   
The Fore River Apartments (Phase II) will consist of 20 apartments, with twelve two-bedroom units and eight one-bedroom units.  The units will be affordable for households earning a maximum of 60% and 40% of the area median income. The proposed building is a three-story wood-frame structure with a total floor area of 20,629 square feet.   The exterior materials include vinyl clapboard and shingle siding, double-hung and casement windows and an asphalt roof.  Each housing unit will consist of a living area, bedrooms, a full bathroom and a full kitchen.  The building includes a common meeting space, community kitchen and laundry facilities. There will be two handicapped accessible units and the other units will be handicapped adaptable. 
In Phase II, a permanent turn-around will be built and it will be paved to the Department of Public Works’ specifications.  The subdivision plat also notes an access easement for utilities and a recreational access easement that allows for a connection to the trail being created along the I-296 Connector.  A total of 48 parking spaces are proposed to serve both phases of this development.  
The original submission from the applicant was distributed at the workshop.  Excerpts from this packet are included as attachments to this report.  The correspondence from John Mitchell, Mitchell & Associates, dated December 20, 2004 and January 4, 2005 are included as Attachments C and D, respectively.

IV.
STAFF REVIEW
The proposed development has been reviewed by staff for conformance with the relevant review standards of the subdivision and site plan ordinances.  Staff comments are highlighted in this report.
A. SUBDIVISION REVIEW

Subdivision Recording Plat:   The proposed development with 20 rental units is a subdivision under the State’s Subdivision Law.  The recording plat for Fore River Apartments also depicts the four permanent easements that are proposed:
1. A turn-around easement to the City;
2. Utility and access easement and recreational access easement granted to the City of Portland from Phase II;
3. Access Easement granted to Phase I from Phase II; and 
4. Access and parking easement granted to Phase II from Phase I. 
The recording plat is included as Attachment N.
1.
Water and Air Pollution

An environmental assessment report prepared by Maineland Consultants for the project was submitted as part of the record for Phase I. The development will not result in undue water or air pollution.

2.
Water, Sanitary Sewer, and Utilities  
As approved for Logan Place, the following utilities are available for Fore River Apartments:

· An eight-inch water main in Frederic Street with both a two and six-inch stub available to the apartment building for domestic and fire suppression use;

· A twelve-inch sanitary sewer line is located in Frederic Street with a new manhole and six-inch connection for the building;

· A natural gas line is located in Frederic Street and there is a stub to serve the apartment building; and 

· Underground electric, telephone and cable lines will serve the building.  

The capacity letters from the City and utility companies are included as Attachment E-a through f. 

4.
Soil Erosion
The erosion and sedimentation control plan is presented on Sheet no. 5 of Attachment O. Jim Seymour, Development Review Engineer, has reviewed and approved the plan.
5.
Traffic
The applicant has submitted the March 2003 traffic study by Gorrill Palmer Consulting Engineers, Inc. that was done for Logan Place and Fore River Apartments (Executive Summary included as Attachment F).  The Planning Board placed the following condition of approval on the site plan for Logan Place (Phase I) pertaining to traffic concerns:

As part of Phase I of the project, crosswalks will be installed by the applicant on both Congress Street and Park Avenue prior to occupancy.  Supplemental advance warning devices and other strategies shall be determined following a review of conditions by the applicant’s engineer in consultations with City’s Crosswalk Committee.  All work deemed necessary shall be the responsibility of the applicant. 

The City’s Crosswalk Committee reviewed the applicant’s plans for crosswalks on December 9, 2004 and January 6, 2004. The Crosswalk Committee recommends to the Planning Board the plan (dated 12/20/04) for warning devices for crosswalks across Congress Street and Park Avenue.  The proposed crosswalks are designed to provide safe pedestrian access for residents of Logan Place and Fore River Apartments to the Metro bus stops on Congress Street and Park Avenue.  The improved crosswalks will also provide improved pedestrian circulation in the neighborhood and to the I-295 connector trail.  The improvements that are proposed include the following (Attachment G):  

Congress Street Crossing

· Provide an overhead installation mounted on span wires.

· The overhead pedestrian crossing symbol sign shall be the standard fluorescent yellow-green

· The previously proposed overhead LED pedestrian sign shall be mounted on the westerly span wire support pole to provide visibility to Congress Street traffic approaching on the cure.

· Provide pedestrian crossing advance warning fluorescent yellow-green sign on each side of Congress Street.

Park Avenue Crossing
· Provide two standard fluorescent yellow-green pedestrian signs on the existing span wire that holds the land use sign.

· Provide pedestrian ramps on each side of Park Avenue.

· The Committee will revisit this crossing after occupancy of the facility to determine if additional measures are required. 

Mr. Waterman met with Dave Stevens at Hood Dairy regarding the proposed crosswalk over Park Avenue.  Mr. Stevens reviewed the proposed crosswalk and supports the design, which includes the loss of an on-street parking space in front of the dairy (Mr. Waterman’s e-mail is included as Attachment H). As part of the Logan Place approval, the applicant is working with METRO to relocate the Congress Street bus stop near Frederic Street to a location east of Frederic Street. Handicapped ramps are required for the Park Avenue crossing, so Public Works has agreed to pay for the construction of those ramps using HCD funds.  Avesta Housing will coordinate this work between their contractor and the City’s Public Works Department.  The crosswalks cannot be installed during the winter, thus the applicant has agreed to install the support structures and electrical service for the Congress Street assemble this winter and then complete both installations with the required painting by May 15, 2005.  The Board may want to include this time period as a condition of approval.   
Thomas Errico, Portland’s Traffic Engineer Consultant, has reviewed and approved the plans dated October 26, 2004 and revised January 5, 2005. 
6.
Parking   
The contract zone requires eight parking spaces for the SRO and 35 spaces (1.75 spaces per unit) for Phase II, Fore River Apartments.  Thus the contract zone requires a minimum of forty-three (43) parking spaces for both phases of this development.  The applicant is proposing a total of forty-eight (48) spaces, which exceeds the minimum requirement by five spaces.  

John Peverada, Parking Manager, resubmitted his August 5, 2003 memorandum (Attachment I) in which he recommends that the applicant agree to add additional off-street parking if deemed necessary and that the approval of Phase II be contingent on correcting any parking deficiencies. 
As stated above, the applicant is proposing to exceed the minimum number of required parking spaces by five spaces. During the contract zone discussion, the required parking for the site was discussed extensively.  The project has not changed since the contract was adopted and Phase I was approved, except that now all of the Phase II apartments are for lower income households.  In addition, the applicant is installing two crosswalks (see Traffic 5 above) with significant improvements at each location.  The crosswalks are designed to encourage safe pedestrian access for residents of Logan Place (formerly homeless individuals) and Fore River Apartments (lower income households) to the METRO bus stops.   Since this contract zone approval, the Planning Board has approved several residential projects with one required parking space per unit according to the R-7 standards or contract zone provisions.  Logan Place is under construction, so no new parking demand figures are available at this time.      
If the Board shares Mr. Peverada’s concerns, the Board may want to consider a condition of approval seeking an evaluation of Phase I parking usage and needs one year after occupancy and submit this information to the Planning Authority for review. 
7.
Stormwater Management 
The text is excerpted from the Stormwater Management Report and is included as Attachment J.  Mr. James Seymour, Development Review Engineer, has reviewed and approved the grading and drainage plan for Fore River Apartments (Attachment K), which is coordinated with the improvements in Phase I.  The applicant addressed Mr. Seymour’s preliminary questions by proposing a drain inlet in the snow storage area that leads to an underground storm drain. The sidewalk runs along the front of the building and designed to provide handicapped access to the structure.  Mr. Seymour’s concerns about the limited grade differences between the sidewalk and the first floor elevation have been addressed. A roof gutter system along the front of the building is proposed, which is tied into the underground storm drain system.  In addition, the foundation will extend eight inches above the finished floor elevations (see Attachment P, foundation detail) and noted on the Grading plan (Attachment O, sheet 3)
8.
Solid Waste Disposal 
One dumpster is proposed to serve both Logan Place and Fore River Apartments to serve the estimated 250 cubic yards of waste per year from the total development.  A private hauler will service the dumpster two times per week.  The dumpster is shown on the site plan.
9.
Scenic Beauty 
Several easements were granted as part of the contract zone for Logan Place.  A public recreation easement was granted which provides a pedestrian connection to the trail that is being constructed along the I-295 Connector.  It is shown as Easement No. 2 on the subdivision plat.  It provides access for pedestrians, bicyclists and other non-motorized transport (other than wheelchair and emergency vehicles, which are permitted) across the property to the trail connection (Recording Plat Attachment N).
10.
Comprehensive Plan
The proposal for twenty apartments provides affordable rental units for households earning 40 to 60% of the region’s median income.  The proposed development addresses the following policies and objectives of Housing: Sustaining Portland’s Future, the housing element of Portland’s Comprehensive Plan adopted in 2002:
Policy #1 – Ensure and adequate and diverse supply of housing for all
· Ensure the construction of a diverse mix of housing types that offers a continuum of options across all income levels, which are both renter and owner-occupied.

· A variety of housing choices should be available such that no one should have to spend more than 30% of their income for housing.  

· Encourage higher density housing located near services, such as schools, businesses, institutions, employers and public transportation.

· Increase Portland’s rental housing stock to maintain a reasonable balance between supply and demand yielding consumer choice, affordable rents, and reasonable return to landlords.  

Policy #3 - Maintain and Enhance Neighborhood Stability and Integrity
· Encourage new housing development in proximity to neighborhood assets such as open space, schools, community services and public transportation.

Policy #4 - Sustainable Development
· Maximize development where public infrastructure and amenities, such as schools, parks, public/alternative transportation, sewer lines, and roads exist or may be expanded at minimal costs.  

· Encourage development on vacant lots along accepted city streets.

· Encourage housing near schools, parks and athletic facilities.

· Encourage higher density housing along arterials and in or near downtown. 

11.
Financial Capability 
The Avesta Housing Development Corporation is proposing to provide workforce housing for families earning a maximum of 60% and 40% of the area median income.  The financing for this project is shown in Attachment L, and includes the following:



Predevelopment Source of Funds
     $60,000

· MSHA Pre-Development Loan



Construction Sources of Funds
$3,395,000
· City of Portland –HCD Funds

· Loan from People Bank

· FHLB Boston

Permanent Sources of Funds

$3,640,785
· MSHA Subsidy

· Bangor Savings Debt

· Capital Contribution, NNEHIF

· City of Portland

· FHLB AHP

· Developer Fee Loan

· Avesta Loan
12.
Groundwater: The development as proposed will not adversely affect the quality or quantity of groundwater.
13.
Flood Hazard/Shoreland:  The development is not located within in a restricted flood zone or shoreland zone.
14.
Wetlands and waterways:  The development site does not include any wetlands and there are no rivers, streams or brooks within or abutting the development.
B. SITE PLAN REVIEW
1/2.
Traffic (see Subdivision Paragraph #5 above)
3/4.
Bulk, Location, Height of Proposed Buildings 
The apartment building is proposed on the westerly side of the site with a sidewalk running along the front of the structure.  A playground is located just north of the building.  The elevations of the proposed building are shown on (Attachment P).  The building façade is divided into three sections, which are defined with recessed areas and two projecting bays on either end of the structure.   The building has a peaked roof with gables facing the front.  The exterior siding includes both vinyl clapboard siding and vinyl shingles.  Double-hung and casement windows are used for the building.  The units have individual balconies.   

5.
Sewers, Stormdrains, Water (see subdivision review paragraphs 2, 3 and 7)
6.
Landscaping 
A six foot high wooden fence is proposed along the property line abutting 51 and 53 Frederic Street with a chain link fence installed along the remainder of the property line (I-295 Connector installation).  A playground is proposed alongside the building.  Canadian Hemlocks are proposed along the rear property line, six Serviceberry trees are proposed alongside the wooden fence, and ornamental pears and crabapples are located around the parking lot.  Jeff Tarling, City Arborist, finds the landscape plan (Attachment O, sheet 2, dated Oct. 26, 2004 and revised Dec. 2, 2005) and the proposed plant sizes to be acceptable. 
7.
Soil and Drainage (see subdivision review paragraph 7)
8.
Exterior Lighting 
The catalog cuts and typical photometric information for the proposed exterior lights are consistent with what was approved for Phase I.   The planning staff has reviewed the photometric plan and it meets the City’s technical standards for lighting. 
9.
Fire
Lt. McDougall, Portland Fire Department, has reviewed and approved the site plan for Fore River Apartments.

10.
Easements 
The subdivision plat (Attachment N) for Fore River Apartments also depicts the four permanent easements that are proposed and described in the Contract Zone (Attachment B, pages 5 and 6):
a. A turn-around easement to the City;
b. Utility and access easement and recreational access easement granted to the City of Portland from Phase II;
c. Access Easement granted to Phase I from Phase II; and 
d. Access and parking easement granted to Phase II from Phase I. 
V.
NEIGHBORHOOD MEETING
The required neighbor meeting was held on December 20, 2004 and the meeting certification, notice, sign-in sheet and minutes are included as Attachment M.  
VI.
STAFF RECOMMENDATION

The Planning Staff recommends approval of the subdivision and site plan application subject to the crosswalk condition listed in the proposed motion.  
VII.
MOTIONS FOR THE BOARD TO CONSIDER
On the basis of plans and materials submitted by the applicant and on the basis of information contained in Planning Report #2-05 relevant to standards for Subdivision and Site Plan regulations, and other findings as follows:

1.
That the plan [is or is not] in conformance with the Subdivision standards of the land use code [subject to the following conditions:]
Potential Condition of Approval:

2.
That the plan [is or is not] in conformance with the site plan standards of the land use code [subject to the following conditions]
Potential Conditions of Approval:
1.      
A conditional occupancy permit may be granted for Logan Place, Phase I, subject to the condition that the proposed crosswalk installations for Congress Street in and Park Avenue shall be installed by May 15, 2005. 

Attachments:
Attachment A.
Council Order 91, Vacating Portion of Frederic Street

Attachment B.
Council Order 92, Contract Zone 

Attachment C:
Correspondence from John Mitchell, Mitchell & Associates, 12/20/04

Attachment D:
Correspondence from John Mitchell, Mitchell & Associates, 1/4/05

Attachment E:
Utility Capacity Letters

Attachment F:
Executive Summary of Traffic Report

Attachment G:
Correspondence from Peter Hedrich, Gorrill-Palmer Consulting regarding Crosswalks

Attachment H:
E-Mail Correspondence from Jay Waterman, Avesta Housing, 1/5/04

Attachment I:
John Peverada, Parking Manager, August 5, 2003 memorandum

Attachment J:
Stormwater Summary

Attachment K:
James Seymour, Development Review Engineer, e-mail correspondence, 1-7-05 

Attachment L:
Applicant’s Financial Capability Information

Attachment M:
Neighborhood Packet

Attachment N:
Recording Plat, dated October 26, 2004 and revised January 6, 2005. 
Attachment O:
Site Plans:
Sheet No. 1 Existing Conditions, 10/16/04





Sheet No. 2  Layout, lighting and planting 10/26/04, revised 1/6/05





Sheet No. 3. Grading, drainage & utilities, 10/26/04, revised 1/7/05





Sheet No. 4  Site Details, 10/26/04, revised 12/2/04

Sheet No. 5  Site Details and Erosion & Sedimentation Control Plan, 10/26/04, revised 12/2/04

Sheet No. 6 Predevelopment drainage plan, 10/26/04

Sheet No. 7  Post development drainage plan, 10/26/04, revised 12/2/04

Sheet No. 8 Photometric, 10/26/04
Attachment P:
Architectural Plans:
Building Elevations, 1/5/05

Roof Details, 1/5/05

Fore River-Foundation Wall @ Front of Building, 1/6/05
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