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Memorandum

Department of Planning and Development

Planning Division

To:

Chair Lowry and Members of the Portland Planning Board


From:

Ethan Boxer-Macomber, Planner

Date:

January 28, 2005

Re:

February 8, 2005 Workshop,

365 Allen Avenue – Proposed Rite-Aid Pharmacy

Site Plan Application

A February 8, 2005 workshop has been scheduled for the Planning Board to review the above referenced application. 

I. Project Summary

Applicant:


Gary Antos





Rite-Aid Corporation





Rite-Aid Store Development





6700 Old Collamer Road, Suite 109





E. Syracuse, NY  13057

Site Location:
365 Allen Avenue

CBL#:
401 A027001

Zoning:


B2
Lot Area:


53, 783 Square Feet (1.23-Acres)

Proposed Building Area:
11, 072 Square Feet
II. Project Background & Description

Background

On June 9, 1998 the Portland Planning Board approved a site plan application for the subject site, which was nearly identical in design to the current proposal. The applicant never went forward with the project. The approval has expired as per §14-525(f). 

In the time that has passed since the 1998 approval, the City of Portland has adopted new codes, standards, and guidelines related to site design, stormwater treatment, and exterior lighting, which regulate retail development in the B2. The project will require substantive redesign in order to conform with these new regulations.

Description

The applicant proposes an 11,000 square foot prototypical Rite-Aid pharmacy (Attachment I) and related site improvements (Attachment H). The site is proposed to have its primary access from Allen Avenue with limited right-in, right-out access on Washington Avenue. The building is sited toward the center of the parcel. On-site circulation, including access to a proposed drive-thru facility, encircles the building.  44 on-site parking spaces are provided. 

III. Public Outreach And Response

Upon receipt of the subject application, staff mailed notice to all property owners within 500 feet of the subject site and a legal ad was placed in the Portland Press Herald newspaper. The February 8, 2005 workshop was noticed in the same manner. 

As of the date of this memo staff has received no public response related to the project.
IV. Summary of Significant Site Plan Issues

Planning Division staff has reviewed the proposed development for conformance with the standards of the site plan ordinance and the Technical and Design Standards and Guidelines. Several required submissions have yet to be entered into the record and a number of minor site plan issues remain unresolved. At this phase, staff has limited site plan review to the more substantive issues. A summary of significant issues is outlined below:

A. Traffic and Parking - §14-526(a)(1)

Traffic

The City’s consulting traffic engineer, Tom Errico, conducted an initial review of the proposed site plan in November of last year. Mr. Errico raised the concern that project may trigger a requirement for a Traffic Movement Permit. Mr. Errico also raised concerns related to potential conflicts with on cues at the Washington Avenue / Allen Avenue intersection and the alignment of proposed driveways with existing driveways (Attachment C). 

As a result of the above concerns, staff has requested that the applicant present a current traffic study. As of the date of this staff report that study had not been presented. Staff has serious concerns that traffic issues could have a substantial impact on shaping the overall site design. Without the benefit of a current traffic study it is not possible to determine what these impacts may be. 

B. Sewers, Stormdrains, Water - §14-526(b)(5)

As outlined in an attached memo from the City’s consulting civil engineer (Attachment D), the proposed stormwater management plan will require substantial revision. The proposed stormwater treatment infrastructure may need to be updated to conform with current City and/or DEP standards. The directing of stormwater will also need to be revised so as not to overburden Washington / Allen Avenue infrastructure. Public Works has requested that the applicant instead channel stormwater to a Fall Brook interceptor behind the nearby Northport Business Park.   

C. B2 Design Standards and Guidelines - §14-526(b)(27)

The B-2 Design Guidelines and standards of the site plan ordinance (Attachment E) call for buildings located in the B-2 zone to meet certain design criteria including, but not limited to, the following:

i. Buildings are encouraged to be located near to the street so as to create an urban street wall.

ii. Building entrances should be oriented to the street.

iii. Windows shall be provided along the street side of buildings and shall be transparent and installed at height to allow views into the building by passersby. 

iv. Active portions of the building (eg. doors, windows, entries, window displays) shall be located adjacent to the public sidewalk to create an active presence along he sidewalk.

The proposed site plan has the Rite-Aid building near the center of the site and addresses the street with parking areas. The site plan does not, therefore, conform with the standards and guidelines of §14-526 (27). Staff recommends that the site plan be redesigned with the building sited on the Allen Avenue right-of-way. As the building addresses Allen Avenue, it should provide a sense of “front” and “entry” so as to create an active presence along the sidewalk.

The applicant has expressed reluctance to staff’s recommendation regarding building location. Staff has informed the applicant that a Contract Rezone of the site would need to be sought if the current site layout were to be approved. At the February 8, 2005 workshop the applicant may wish to present a rational for keeping with the proposed site layout and ask the Board to waive B2 design standards and guidelines.  

V.  Zoning

The Zoning Administrator has reviewed the proposed site plan and submitted the following responses. It is noteworthy that comments 4 and 5 may be non-issues in light of even more restrictive standards of §14-526, as outlined above. 

1. Two different lot sizes were being used for calculations. It is important to use the correct lot size. It affects the resulting calculations.

2. As documented on the proposed plans, the site is over the maximum impervious surface allowance of 80%.

3. One loading bay is required by ordinance under §14-351. One loading bay is being shown which is smaller than the minimum dimensional requirements of 14' x 50'.

4. The B-2 zone does not allow front yard parking of more than 10% between the building and street line. The current plan shows more than 10% parking located in the required front yard.

5. The required front yard setback appears to be a few feet beyond the maximum allowance by averaging the buildings on either side. The building would need to be positioned closer to the front property line.
VI. Attachments

A. Application

B. October 22, 2004 Killeen Letter

C. December 21, 2004 Errico Email

D. January 28, 2005 Seymour Memo

E. B2 Design Guidelines and Standards - §14-526(b)(27)

F. February 1, 2005 Boxer-Macomber Letter

G. Site Survey

H. Site Plans

I. Elevations
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