PLANNING BOARD HEARING 7.14.2014
Jewish Neighborhood Center   -  1432 Congress Street
Planners Presentation:

1. Proposal:  The applicant proposes to demolish the existing St Patricks Church of about 15,000 sq ft in footprint, and build a new single story building with a larger footprint of 19,300 sq ft for a neighborhood center that includes a large day care facility and a 4000 sq ft multi purpose hall. The proposed parking provision increases from 13 spaces to 50 spaces.  The parcel is 2 acres and zoned R5, immediately next to the B2 zone for the Westgate Plaza and also next to residential properties along part of the eastern boundary.
2. Review:  The project is subject to Site Plan review and Conditional Use review for both the neighborhood center and the day care center. The Planning Board would review the neighborhood center -  which is classified as a “place of assembly”- and the Zoning Board of Appeals are the reviewing authority for the day care.  The ZBA met on May 212015 and approved the conditional use.
3. Public comments:  A total of 7 public comments have been received, with PC 4 to PC 7 received since the workshop in May.  Patricia Bernard is the closest residential abutter and has contacted the Planning Office several times with questions as she is concerned about the potential changes along her back boundary, noting that the proposal is more intensive and closer to her property. She is on vacation and staff suggest a condition to allow for come further discussion regarding the height of the stockade fence.  Paul Jeffries has sent several e-mails and remains concerned about the loss of the existing church.  He has been advised that the Planning Board does not have any authority to require the church be retained and that the Historic Preservation Program manager does not support an historic designation for this building. 
The owners of the Westgate Plaza have sent a letter of support and the Libbytown Neighborhood Association have sent a letter generally supporting the project but raising concerns over the design of the building as it faces Congress Street. As the project is not subject to design standards, staff have not pressed the applicant on this although the applicant has responded to the Association’s letter.
4. Key conditions of approval:

· Conditional use:  The conditional use standards make reference to adverse impacts, including noise.  Staff  note that the project appears to concentrate an area of activity near to the residents back property line of Lassall Street. While the day care proposal has confirmed hours of operation as from 7am to 6pm, the hours community center place of assembly have not been confirmed.  Given that both the overflow parking and the new rear parking lot are close to residents, and given that the R5 zone does not include any noise limitations, staff  felt it was important to explicitly consider this issue and whether it warranted any limits on the hours of operation.  If the Board consider this is a potential concern, staff suggest the hours of operation included in the B1 zone (6 to 11pm) could be the subject of a possible condition, which has been included in the motion.  Staff have not had an opportunity to discuss this with the applicant at length.
· Site plan:  the applicant has undertaken a lot of work since the Workshop to prepare a comprehensive final submission, and the conditions relate to documentation of the several easements and agreements that support the access and stormwater  features, and minor site issues.  These include a condition regarding the lighting;  the applicant revised the photometric plan that removed the trespass light, but the area along the sidewalk to Congress is not lit-  and this area needs to be adequately lit as it includes the area where people would walk from their cars in the dental parking lot across the drive to the community center.
· (Note:  Landscape:  Jeff Tarling has not been able to provide comments, but it is understood the applicant considers planting along the building (as he previously suggested)  impractical, and they have added a large landscaped island along the drive near Congress Street and near where these trees have been removed.
