Planning Board Report #49-06 

Rite-Aid Pharmacy Building – 365 Allen Avenue
 

September 19, 2006 Public Hearing



Major Site Plan Review







PLANNING BOARD REPORT #49-06

RITE-AID PHARMACY STORE

365 ALLEN AVENUE

MAJOR SITE PLAN REVIEW

RITE-AID CORPORATION, APPLICANT

Submitted to:

Portland Planning Board

Portland, Maine

Submitted by:

Sarah Hopkins

Development Review Services Manager

September 15, 2006

A September 19, 2006 Public Hearing has been scheduled for the Planning Board to consider 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:


81,059 Square Feet 

Proposed Building Area:
14,564 Square Feet
Parking Spaces:

65 provided




63 required

Development Proposal:
An 14,500+ square foot pharmacy store and associated site improvements and parking.
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 and the approval expired as per §14-525(f). 

In the time that has passed since the 1998 approval, the City of Portland adopted new standards and guidelines related to site design, stormwater treatment, and exterior lighting, which regulate retail development in the B2 zone. 

In 2004, Rite Aid returned to the Planning Board with a design similar to the 1998 plan.  Due to concerns regarding traffic safety and the project’s ability to meet the new B-2design standards regarding the placement and orientation of the building, the review of the project was tabled by the Planning Board.

The Applicant has since returned with a new proposal that incorporates improvements to the design of the building and also satisfies the Traffic Engineer’s comments regarding alignment of driveways.

The currently proposed site plan is fully supported by staff.

Description

Presently the site features two vacant buildings and paved parking areas all of which are in a state of neglect.

Since August, the applicant has purchased the adjacent Rite Aid property that includes the existing Rite Aid store to the north of the development parcel. (The applicant is currently in negotiations with Northport Realty for this purchase and will have a Purchase and Sale agreement prior to the public hearing.)  The purchase of the additional 30,000 sq ft has allowed the applicant to address the two major issues associated with the previous review of the project:

· The easternmost entrance on Allen Ave. has been reconfigured to align with the Peoples Bank driveway.   This is a substantial change and improvement over the last plan.

· The shifting of the driveway to the north has allowed the applicant to shift the proposed store up to Allen Avenue.  There is now a planting bed and walkway between the building and Allen Avenue, and no parking.  This is a vast improvement over the previous plan.  

Other changes to the plan include an increase from 11,064 sq ft for the building to 14,564 sq ft., placement of the drive-through to the rear of the building and loading to the north side.  With the larger building also comes additional parking; the parking count has increased from 41 spaces to 65.

The site plan features clustered landscaping along Allen Avenue and where it abuts the abutting Amato’s property. The applicant’s most recent revisions feature no landscaping along the Southeast (interior) corner of the site. Exterior lighting is provided by 10 pole-mounted cut off fixtures distributed evenly around the site. Wall mounted light-pack fixtures are also proposed.

III. PUBLIC OUTREACH AND RESPONSE

Upon receipt of the revised site plan application, staff noticed property owners within 500 feet of the site and placed an ad in the Portland Press Herald newspaper in accordance with the requirements of the site plan ordinance. 

There has been no public comment received based on the revised plans.
IV. ZONING

As of this writing, the City’s zoning administrator had not generated a final zoning determination for the subject application. Planning staff will ensure that this determination is provided to the Board at the September 19, 2006 Public Hearing.

V. SITE PLAN

· Traffic, Loading, and Circulation 

§14-526(a)(1)

Traffic

The safe, orderly flow of traffic on and of the site was a primary concern through the review of the previous proposal.  With the purchase of additional property, the applicant was able to realign the access drive to the site directly across from a driveway across the street. An additional restricted turn driveway is located on Allen Avenue, closer to Amatos and a third restricted turn access drive is located on Washington Avenue.  This revised alignment has satisfied the traffic engineer. Mr Errico’s comments are included as Attachment B-1. 

Loading

A loading area is planned along the northeast side of the building. Mr. Errico has requested additional information on the design of the loading area.

Pedestrian Circulation

The applicant proposes to construct City sidewalks to current City standards along all of the site’s frontages. The site’s internal pedestrian circulation design provides safe, dedicated pedestrian routes from building entries to parking areas and off-site. 

At the Traffic Engineer’s request, an additional sidewalk has been provided along the access drive from Washington Avenue and also from the rear of the site, adjacent to Northport business park to provide safe pedestrian access to the building.

A sidewalk is proposed along Allen Avenue frontage. One condition of approval for the Board to consider is:

· That the applicant work with Public Works to determine whether an esplanade can be installed between the Allen Avenue curbline and proposed sidewalk along the property frontage.  If so, plans shall be revised to include street trees along Allen Avenue to be reviewed and approved by Planning Staff.

Mr. Errico recommends the following conditions of approval:

· all pedestrian facilities need to be ADA compliant (All ramp junctions


should have HC ramps.

· The applicant should provide information that indicates that delivery trucks


can maneuver into and out of the project site and can access the loading


dock.

· Additional regulatory signs will need to be provided at the


restricted driveways on both Allen Avenue and Washington Avenue.  A


condition of approval should be required that notes that the applicant will


be responsible for all costs associated with the installation of regulatory


signage informing motorists of turn prohibitions at the driveways, subject


to approval by the City Traffic Engineer.

· The crosswalks at the public street frontages should be two white


parallel lines or the City's "Block" design and shall be maintained by the


applicant.

VI. Parking







§14-526(a)(2)

On-Site Parking

§14-332(h) requires the project to provide one parking space for every 200 square feet of retail area over 2,000 square feet. The applicant proposes 65 on-site parking spaces; 63 are required.

VII. Health and Safety






§14-526(a)(3)

Per the Site Plan ordinance, the massing and placement of the proposed building should “not cause health or safety problems as to the existing uses in the neighborhood”. Staff finds the proposed project to be consistent with this standard.  

VIII. Value / Utility of Neighboring Structures


§14-526(a)(4)

Staff finds the proposed project to be consistent with this standard.  

IX. Sewers, Stormdrains, Water




§14-526(a)(5)

Included as Attachment B-2 is a sewer capacity letter from Public Works.  With the purchase of additional land, the applicant is able to tie directly into the Fall Brook interceptor as recommended by the Public Works Department.

We have not yet received a capacity letter from the Portland Water District.

A potential condition of approval is:

· The applicant shall present the Planning Authority with a water capacity letter from the Portland Water District.

The City’s consulting development review engineer, Dan Goyette, has conducted engineering review of the project. Mr. Goyette’s comments are included as Attachment B-5. His suggested conditions of approval are:

· The Applicant has not supplied an updated storm water management plan reflecting the appropriate rain fall intensities.  This needs to be submitted to insure that the proposed storm water detention system is sized adequately.   

· The sidewalks in the southern portion of the project are not shown to include handicap ramps.  Handicap ramps should be installed at all sidewalk terminations to insure that the site is accessible.  

· The survey for the project does not coincide with approved City standards.  The survey needs to be tied to the Maine State Plane Coordinate System (2-zone projection), West Zone using the NAD 1983 (HARN) Datum and the U.S. Survey Foot as the unit of measure.  

X. On-Site Landscaping





§14-526(a)(6)

The proposed landscape plan features generous clustered landscaping along the site’s frontages and primary building facades. 

As requested by the Planning Board, landscaping has been added along the perimeter of the site to buffer adjacent properties.  Landscaping had been proposed along the Amato’s rear property line, but staff requested that the landscaping be removed to allow a sidewalk instead.

XI. Significant Existing Vegetation  



§14-526(a)(7)

The site features no significant existing vegetation.

XII. Drainage and Erosion Control  




§14-526(a)(8)

See section 9, above.

XIII. Exterior Lighting  





§14-526(a)(9)

The applicant has presented catalog cuts of the proposed exterior lighting fixtures. 10 pole-mounted, cut-off fixtures are proposed in the parking area. Proposed pole heights, illumination levels, and light source are consistent with the City’s exterior lighting standards.

Catalog cuts of wall-mounted light packs have also been submitted, however, the number and location of these lights has not been indicate don the plans. 

Photometrics of the proposed lighting plan have not been submitted. 

Staff recommends the following condition of approval:

· The applicant shall prepare a comprehensive exterior lighting plan in conformance with the City’s exterior lighting standards subject to final review and approval by the Planning Authority.  

XIV. Fire Prevention  






§14-526(a)(10)

The Fire Department, Office of Fire Prevention, has reviewed and approved the proposed site plan.

XV. Signage 







§14-526(a)(22)

There is signage proposed on the building and a pylon sign is proposed adjacent to the main driveway entrance.  A sign permit will be required for any signage on site.

XVI. B1, B1b, B2, and B2b Standards



§14-526(a)(27)

The B-2 Design Guidelines and standards of the site plan ordinance (Attachment B) 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 purchase of additional land has allowed the applicant to reconfigure the driveways which has, in turn, provided sufficient area to move the building up to the street.  The Rite Aid building will have a prominent entrance on Allen Avenue with ample fenestration.  At the Board’s suggestion, the sides of the building have also been further detailed to include canopies, clear glass, spandrel glass and decorative light fixtures.

XVII. CONCLUSION AND RECOMMENDATION

With the proposed conditions of approval applied, staff finds the proposed project consistent with the Site Plan Ordinance and the B2 Design Standards. We appreciate the applicant’s efforts and recommend approval with conditions.

XVIII. MOTION FOR THE BOARD TO CONSIDER

On the basis of plans submitted by the applicant and on the basis of information contained in Planning Report #49-06 relevant to standards for site plan regulations, and other findings as follows:
· That the plan is in conformance with the site plan standards of the land use code.

Potential Conditions of Approval:
i. The applicant shall present the Planning Authority with a water capacity letter from the Portland Water District.
ii. The applicant shall prepare a comprehensive exterior lighting plan in conformance with the City’s exterior lighting standards subject to final review and approval by the Planning Authority.   
iii. all pedestrian facilities need to be ADA compliant (All ramp junctions should have HC ramps.

iv. The applicant should provide information that indicates that delivery trucks can maneuver into and out of the project site and can access the loading dock.

v. Additional regulatory signs will need to be provided at the

restricted driveways on both Allen Avenue and Washington Avenue.  A condition of approval should be required that notes that the applicant will be responsible for all costs associated with the installation of regulatory signage informing motorists of turn prohibitions at the driveways, subject to approval by the City Traffic Engineer.

vi.
The crosswalks at the public street frontages should be two white

parallel lines or the City's "Block" design and shall be maintained by the applicant.

vii.
That the applicant revise the plans in accordance with Dan Goyette’s memo dated September 14, 2006.

XIX. ATTACHMENTS 

A. Letter from the Applicant dated August 22, 2006 with attachments

· Purchase and Sale for Additional Land 

· Information Regarding Binding of the Trust

· Certificate of Amendment

· Fall Brook Interceptor Description

· Letter from Applicant Regarding Rights to Tie into Fall Brook Interceptor

B. Staff Comments

1. Traffic Engineer

2. Public Works

3. Zoning

4. Review Engineer

C. Traffic Report

D. Proposed Exterior Lighting Fixtures

E. Neighborhood Meeting Submission

F. Site Survey, Site Plans, Elevations
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