Memorandum
Planning and Urban Development Department
Planning Division

To: Sean Dundon, Chair and Members of the Portland Planning Board
From: Matthew Grooms, Planner

Date: June 8, 2018

Re: Twelve-Unit Mixed-Use Development, Estelle Estates, LLC

Project #: 000012-2018  CBL: 344-E-006

Meeting Date: June 12,2018

. INTRODUCTION

Estelle Estates, LLC has submitted a Level IlI
Site Plan, Subdivision and Conditional Use
application for a new mixed-use development
with twelve residential condominiums and
3,200 square feet of office space on a 1.27-acre
parcel located at 300 Allen Avenue within the
North Deering Neighborhood. This property
falls within both the R-5 Residential and RP
Residential Professional zones. The surrounding
context consists of predominantly single-family
and multi-family housing (located to the north,
south and west) and commercial property,
located to the east. The proposed development
involves demolition of an existing single-family
structure and construction of one new two-
story office building, three duplex structures, ) o ]

two triplex structures and 47 off-street parking Figure 1: Approximate location of Development Site
spaces.

The Planning Board will hold a workshop on this proposal which is subject to the site plan, subdivision, conditional
use and inclusionary zoning standards.

A total of 344 notices were sent to property owners within 500 feet of the site and a legal ad ran in the June 4" and
5t 2018 editions of the Portland Press Herald.

Applicant: Peter Bouchard, ESTELLE ESTATES, LLC
Consultants: Doug Reynolds, P.E., Gorrill Palmer; Rex J. Croteau, Titcomb Associates

Il REQUIRED REVIEWS

Waiver Requests Applicable Standards

Preservation of Significant Natural Features - Applicantis | Site Plan Standard, Section 14-526(b)(7). requiring that significant
seeking to infill 9,159 square feet of scrub shrub wetland, = natural features be preserved through incorporation into site
and has applied for a Tier | application with Maine DEP. design.

Staff Comments: The review staff is recommending that
the applicant reduce wetland impacts to the extent
possible and have specifically recommended removing
some of the on-site parking spaces.

Review Applicable Standards
Site Plan Section 14-526
Subdivision Section 14-497
. PROJECT DATA
Existing Zoning R-5 Residential, R-P Residence Professional
Existing Use Vacant/single-family
Proposed Use Mixed-Use w/ 12 residential units and 3,200 sf of office space
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- Bedroom Mix 12 two-bedroom units
Parcel Size 55,342 SF (1.27 acres)

EXisting Proposed Net Change
Building Footprint 1,800 SF 9,744 SF 7,044 SF
Building Floor Area 3,600 SF 17,888 SF 14,288 SF
Impervious Surface Area 2,700 SF 28,066 SF 25,366 SF
Parking Spaces 2 36 34
Bicycle Parking Spaces o) 14 14
Estimated Cost of Project $500,000

V. EXISTING CONDITIONS

The proposed project site is located on Allen Avenue between Pennell Avenue and Washington Avenue and at
present consists of three separate lots, one of which is occupied by a single-family structure with garage and others
being undeveloped. An existing bituminous sidewalk runs along the entire length of frontage for all three properties.

.y The easterly and largest of the three lots being

. developed is 39,330 square feet in area and while
undeveloped was recently cleared. This lot features
a maximum elevation of approximately 9o’ feet
located atop a vegetated soil stockpile at the front
of the site. This stockpile features steep slopes of
33% down to a minimum elevation of 80’ feet. To
the rear of this hill, emergent wetlands occupy a
significant portion of the site, totaling 9,159 square
feet. Mature tree cover can be found around the
perimeter of this parcel.

The central lot is 14,213 square feet in area and
contains a single-family structure with associated
two-car garage. The rear portion of the lot contains

Figure 2: Existing conditions. Rise in elevation shows vegetated  dditional wetlands with more limited topographical
soil stockpile. Structure closest in view is to be demolished. variation, gently sloping from between 80’ feet and
82’ feet in elevation.

The westerly lot is 4,642 square feet in area, and is
currently undeveloped, providing a grassed buffer
between the property located at 278 Allen Avenue
and the existing single-family structure located at
292 Allen Avenue, proposed for demolition. As with
the adjacent lot, the topographical variations are
minor, ranging from a minimum of 82’ feet and a
maximum of 84’ feet. Some mature vegetation can
be found at the rear of the lot.

V. PROPOSED DEVELOPMENT

The project is proposed as a mixed-use
development with twelve two-bedroom
condominiums located in three three-story
modular duplex buildings and two three-story
modular triplex structures as well as a one and a
half-story modular office building. According to the P
application, all proposed buildings will be less than Figure 3: Approximate location of wetlands shown in red

35’ feet in height. Each residential unit will feature a

one-car garage located at ground level within the principal buildings, and additional parking space within unit
driveways. Eighteen (18) additional parking spaces, including one (1) handicap parking space, are located towards the
rear of the site within two separate parking areas that are connected to the proposed buildings via 5’ foot bituminous
walkways. Individual units that front Allen Avenue also feature bituminous walkways that connect with the public
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sidewalk along Allen Avenue.

Due to the extensive grade
differential present at 300 Allen
Avenue, that portion of the site
will be extensively regraded, with
a finished floor elevation of
between 84.2° feet and 85.5’ feet.
Around the perimeter of the
easterly lot, the slope will be
stablizied using rip-rap in several
locations and will also be the
location for proposed
stormwater treatment systems.

In regards to stormwater
management, each of the
proposed buildings will feature
roof dripline filtration system
that will feed subcatchment areas Figure

prior to being treated within one

of four grassed underdrained soil filters. The site will also feature a bioretention pond as a separate stormwater BMP,
that will be located between the proposed office building and Allen Avenue. Following treatment, runoff will
discharge into the existing stormdrain located beneath Allen Avenue via a new stormdrain connection.

The site will be serviced by a 2” water line and 6” sanitary sewer connection. Electrical service will be located
underground although the utility infrastructure along Allen Avenue is proposed to remain pole-mounted. Other utility
connections include gas and then telephone/cable.

Other site improvements include the removal of one existing curb cut and replacement with sidewalk, installation of
granite curbing, installation of a mixture of trees, shrubs, ornamental grasses and perennials, located predominately
along the Allen Avenue frontage and along the westerly property boundary. Parking lot trees and other plantings are
provided as well, with limited buffer plantings at the rear of the project site. Five pole mounted light fixtures are also
proposed in order to illuminate the project site.

VI. PUBLIC COMMENT AND NEIGHBORHOOD MEETING
As of the writing of this report, one (1) written comment have been received by the Planning Division. The concerns
raised by the abutter were primarily focused on the height of the proposed buildings and screening of the

develoiment from adjacent iroierties. N ireliminari review commentsI the staff asked that additional buffer

O:|3 PLAN|5 DEVELOPMENT REVIEW!|1 Dev Rev Projects|Allen Ave. - 300 #PL-000012-2018 (344-E-4) Level Ill Mixed Usel4. Planning Board\Workshop 6.1218 3



