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Staff Report

TO:
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FROM:

Carolyn Misch

APPROVED:
Wayne Feiden

RE:

June 25, 2009 Planning Board Meeting

DATE:

June 18, 2009

1. Special Permit(continuation from 12/11, 1/22, 3/26, 5/14):
Townhouse Development


Project Address:
Northern Ave.


Zoning
URB


Adjacent Uses:
Residential


Conformance with Sustainable NH:  This is in-town lot abutting the rail trail that will have access to the rail trail.  Preserves more than 50% of land as treed wetland, provides recreational access internally and externally, infill, design compatibility, 

The project was continued so that the applicant could address issues raised at the hearing. Please see list of revisions on the cover of the revised plans. The new plans show buildings in groups of 2 units.  The applicant has also submitted draft owners’ association covenants that address maintenance of infrastructure and snow removal.
Issues raised at the previous hearings include:

Traffic impacts , Design compatibility, Yard Size, Lack of garages, Lights from King Street, Water in basement—High water table? , Snow Storage, Fire Department Access in new layout with 2 stubbed driveways, Flood Damage claims-Floyd (not repetitive loss) ,Status of Right-of-way, Massing of structure containing more than 2-3 units.

Section 10.1 describes approval criteria
(1) The requested use protects adjoining premises against seriously detrimental uses. If applicable, this shall include provision for surface water drainage, sound and sight buffers and preservation of views, light, and air; 
Staff comment: The townhouse use is consistent with the densities within the surrounding areas. The revised plans show duplex units which provide comparably smaller structures than in the surrounding neighborhood.  Drainage plans have been approved through a stormwater permit, extensive planting plan will eliminate some invasive overgrowth and create a landscape that is similar to the existing neighborhood street tree planting. Much of the site will be permanently protected open space. 
(2) The requested use will promote the convenience and safety of vehicular and pedestrian movement within the site and on adjacent streets, minimize traffic impacts on the streets and roads in the area. If applicable, this shall include considering the location of driveway openings in relation to traffic and adjacent streets, access by emergency vehicles, the arrangement of parking and loading spaces, and provisions for persons with disabilities; 
Staff comment: The applicant has offered public access from North Street through the site to connect to the bike path and the walking trail network. The applicant has offered $19,000 worth of mitigation to address incremental impacts to traffic in the neighborhood.  The applicant has offered to install a bridge from Northern Avenue to connect to the bike path upon approval by Dept of Conservation Recreation.
(3) The requested use will promote a harmonious relationship of structures and open spaces to the natural landscape, existing buildings and other community assets in the area
Staff comment:  All the units will be in the upland portion of the site and permanently protect buffer area and wetlands. New plantings will improve existing conditions with the buffer through elimination of some invasive plants. 

(4) The requested use will not overload, and will mitigate adverse impacts on, the City's resources including the effect on the City's water supply and distribution system, sanitary and storm sewage collection and treatment systems, fire protection, streets and schools
Staff comment: The site will tap into existing water and sewer infrastructure that has capacity, the stormwater will be treated  primarily on site, the private street network will be reconstructed and maintained by the applicant to the benefit of the existing residences that utilize the street and utilities.
(5) The requested use meets any special regulations set forth in this chapter; (none other than site plan) and
(6) The requested use bears a positive relationship to the public convenience or welfare. The use will not unduly impair the integrity of character of the district or adjoining zones, nor be detrimental to the health, morals, or general welfare. The use shall be in harmony with the general purpose and intent of the ordinance; 
Staff comment: The 2-unit structures will provide new infill housing options for smaller units that is consistent with the mix of housing types in the neighborhood.  Access to open space and the bicycle network provide alternative options for accessing downtown and commercial centers.  
(7) If applicable, the requested use will promote City planning objectives to the extent possible and will not adversely effect those objectives, as defined in City master or study plans adopted under MGL c. 41, § 81C and 81D.
Staff comment:  A multitude of goals established in the Sustainable Northampton Plan are addressed among others including:

a. Objective to allow for infill development on vacant and underutilized land in and around downtown, locating housing within walking distance between neighborhoods and commercial centers and along bike routes,

b. Preserving green space within urban infill areas- more than 50% of the property will remain permanent open space.

c. Create and encourage a new housing options that addresses needs for those earning less than 120% of area median income,

d. Facilitate the development of “green” (LEED) buildings 

D. The special permit granting authority shall also impose, in addition to any applicable conditions specified in this chapter, such additional conditions as it finds reasonably appropriate to safeguard the neighborhood or otherwise serve the purposes of this chapter, including, but not limited to, the following: front, side or rear yards greater than the minimum required by this chapter; screening buffers or planting strips, fences, or walls, as specified by the special permit granting authority; modification of the exterior appearance of the structures; limitation upon the size, number of occupants, method and time of operation, time duration of permit, or extent of facilities; traffic features in accordance with the regulations of loading or other special features beyond the minimum required by this chapter. Such conditions shall be imposed in writing, and the applicant may be required to post bond or other security for compliance with said conditions in an amount satisfactory to the special permit granting authority. In addition, when applicable, a site plan shall be submitted to the Planning Board for its final approval in accordance with the site plan approval in § 350-11 of this chapter.

Staff Recommendation:

Close the public hearing and discuss permit. Staff recommends approval of the project based on compliance with technical standards in site plan and special permit indicated above and based on meeting a multitude of goals established in the sustainability plan.  Possible conditions:
1. Trash removal will be through vendors and no dumpsters are allowed on site.
2. All sidewalks, streets shall be constructed to subdivision standards with materials and depths.

3. As offered $19,000 in traffic mitigation shall be paid in phases upon issuance of the first certificate of occupancy: $10,000 upon issuance of the certificate of occupancy for the 10th unit: $9,000.  Alternatively, the applicant may opt to reconstruct the sidewalk along North Street to meet ADA standards with curb cuts or other improvements as might be determined through Parking &Transportation working with interests in the neighborhood. The extent of any constructed mitigation shall be worth $19,000.
4. As offered, the applicant shall obtain LEED certification or proof of qualifications for LEED certified points.

5. Drive aisles shall be striped as fire access lanes.

6. the proposed ways shall remain private with maintenance provided by the owners’ association and spelled out in covenants.
7. Prior to issuance of a certificate of occupancy, an easement shall be granted to city for access to utilities serving 1 View Avenue and 154 North Street.  Easement language shall be pre-approved by Department of Public Works prior to acceptance.
8. To ensure quality construction of proposed infrastructure, the DPW requests privatized project inspection and control as outlined in Section 290-59 of the Subdivision regulations. The applicant proposes to provide project engineer oversight only for installation of water and sewer mains and connections on View Avenue. As required by Section 290-59 of the Subdivision Regulations, project inspections and certifications shall be made by a Massachusetts registered P.E.; the engineer or engineer’s agent shall provide compliance oversight during the entire construction process; and daily inspection reports shall be submitted to the Department of Public Works The DPW requires a hydrant between the isolation valves on View Avenue for flushing purposes.

9. Temporary service connections to 1 View Avenue and 154 North Street will be required prior to removal of the 4-inch water line and construction of the new water mains.  These service connections must be reviewed and approved by Department of Public Works.

10. If necessary, as determined by Department of Public Works, the applicant shall provide each affected property owner outside of the project bounds with a sewer service access and maintenance agreement.
11. As offered by the applicant, upon approval by the Massachusetts Dept of Conservation and Recreation, a bridge shall be installed from the end of Northern Avenue to connect to the bike path.  All necessary conservation commission permits shall be obtained for such a project.  If DCR does not provide approval by the completion of construction, the applicant shall provide an escrow to the City of Northampton for the cost of future installation by the city.
See Attached draft ordinances for Other Business
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