Multi-unit Commercial Building    -   421 Warren   -  PB Workshop 3.18.2014
1. Context: PH Warren Ave LLC is requesting a preliminary review of a proposed 28,000 sq ft building within a 9.6 acre parcel zoned B4 and formerly part of the 48+ acre site known as “Warren Green”.  The overall Warren Green site is part B4 and part R3 and has been the subject of two zone change requests-  but the extent of wetland and traffic access make it difficult to develop.  The applicant has stated that he intends to work with the City to transfer part of the land to the city to protect the Capisic Brook water resources in this area.  The Director of Public Services has commented:

Capisic Brook is one of 5 urban impaired streams in the city as designated by DEP and is the Citys’ top priority for protection and cleanup. We do want to protect or preserve the mid section of the property where the  Capisic  Brook begins.  We have had past discussions with the property owner over shared interest. Our FY15 Capital budget will need to be approved first in order to have funds for a purchase at what ever value. 
2. There is a question as to whether this proposal may limit access to the B4 part of the Warren Green site that may not be acquired by the City, and staff have requested the applicant to clarify the longer term intentions for the “Warren Green” site.

3. Proposal:  The new single story building would be divided into 7 units of different sizes for rental for commercial uses, each with an overhead door and a pedestrian door [SEE CIRCULATED FLOOR PLAN AND FRONT ELEVATION].  The proposals include a large paved area for parking and truck maneuvering which is accessed via an existing drive that currently serves similar buildings on the abutting lot which are also owned by the applicant.
4. The proposal requires the filling of 25,000 sq ft of wetlands on part of the site and an application to the MDEP has been submitted for a Natural Resources Protection Act (NRPA) Tier III permit.  Existing vegetation is also proposed to be removed and stormwater is proposed to be managed using gravel wetlands.
5.  Public Comment:  A Public Meeting was held last night as required for the NRPA permit application and a neighborhood meeting is also required.  The planning office has not received any written public comments.

6. Key points:
· Traffic:  The Traffic Engineer Tom Errico is concerned about the additional traffic and has requested further information to determine whether the existing drive is adequate and whether there is any impact on the surrounding street system. 
· Circulation:  The internal curb cut width and parking aisles are wider than stipulated in the Technical Standards and Tom Errico has asked for truck turning templates to show why the extent of paved area is needed.
· Parking: [SEE ZONING COMMENTS] the Zoning Administrator has not made a final conclusion regarding the parking requirement from a zoning viewpoint and requested additional information.  The minimum required would be 28 spaces (1/1000 sq ft) based on the use being “business, manufacturing and industrial building” but up to 70 spaces (1/400 sq ft) would be needed if all the units were offices.
· Pedestrian Link to Warren Avenue sidewalk:  the end of the proposed building is located near Warren Avenue but is not linked to the existing sidewalk. There is no existing segregated walkway along the proposed joint access drive. Tom Errico has requested a pedestrian connection to the sidewalk, and also a pedestrian area along the front of the new building to meet the ordinance requirement for a “continuous internal walkway between the public sidewalk and the primary building entrance”. 
· Existing Vegetation and landscaping: it appears that the proposed building would require removal of most if not all of the existing vegetation.  The site plan ordinance requires preservation of 30% of the trees over 10 inches dbh within the setback areas and the applicant has been requested to provide this analysis and develop proposals to preserve or replace trees as well as address the parking lot and gravel wetland planting requirements. 
· Technical issues:  The consultant Engineering Reviewer Dave Senus has identified a number of stormwater management issues and the need to address the Urban Impaired Stream Standard.
