DECISION OF THE ANDOVER PLANNING BOARD SR
AS A SPECIAL PERMIT GRANTING AUTHORITY o

ON THE APPLICATION FOR

27-45 Main Street, Andover, MA

For a Special Permit for Planned Development — Mixed Use under Section 7.2.0f the Zoning By-
Law.

Decision: SP17-04

YES (with conditions)

A public meeting of the Planning
Board was held on September 26, 2017
in the Third Floor Conference Room
of the Town Office Building, Bartlet
Street, Andover, MA. Present and
voting on this matter were Joan Duff,
Vincent Chiozzi, Austin Simko, Ann
Knowles and Zachary Bergeron.

Pursuant to public notice in the Andover Townsman, a newspaper of general circulation in the Town
of Andover, published on August 3, 2017, and August 10, 2017, and pursuant to notice sent by mail,
postage prepaid, to all interested parties under the provisions of Massachusetts General Laws
Chapter 40A, a public hearing was convened on August 22, 2017 on an application filed on July
25, 2017 by Attorney Robert Lavoie, of Johnson and Bornstein, LLC , on behalf of Touchdown,
LLC, for a Special Permit for Planned Development — Mixed Use for development/conversion of an
existing structure at 27-45 Main Street, identified as Lot 93 and Lot 92 on Assessor’s Map 55.

Following an initial presentation and discussion on August 22, 2017, the hearing and review were

continued through a subsequent session conducted on September 12, 2017, and September 26, 2017
when the hearing was closed.
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Representatives from Touchdown, LLC, hereinafter referred to as the developer, and their
consultants presented the proposed project to the Board and to the citizens in attendance at the
hearing. The project is more fully depicted on the plans hereinafter referenced.

CONSIDERATIONS AND FINDINGS OF THE BOARD

In considering the issuance of a special permit under the Andover Zoning By-Law, the Planning
Board, acting as Special Permit Granting Authority, is required to render a decision and make certain
findings pursuant to Section 9.4. of the By-Law. The decision of the Board must also be based upon
the specific standards described in the section of the By-Law which are applicable to the type of
permit being sought; in this instance those found under Section 7.2., as well as any appurtenant or
relevant subsections. In the opinion of the Board the application complies with the specific standards
for development in the General Business Zoning District. The Board finds that the project is in
compliance with the applicable standards of the Zoning By-Law. The Board must also find that the
proposed use covered under the Special Permit will not be unreasonably detrimental to the
established or future character of the neighborhood and Town, and that the project is in harmony
with the general purpose and intent of the By-Law. In making those findings the Board is to give

due consideration to the following:

Special Permit Criteria
According to Section 7.2.8. of the Andover Zoning Bylaw, the proposed project must meet the

following criteria:

1. That the design standards and review criteria in this section have been met.

The Design Standards include Access, Parking, Landscaping, Screening, Lighting, Disposal
Area, and Utilities.

To date the applicant has the approval for these criteria by the Design Review Board and the
Board of Health. No significant comments were raised by the Department of Municipal

Services at the IDR relating to the current proposal.

2. The provisions for parking and vehicular circulation on the site and access onto adjacent
roadways will promote safe traffic control and flow.

As part of the applicant’s submission a detailed analysis describing the parking demand for
the site was discussed. The project includes public pedestrian access improvements between
the site and the Bank of America building that is also owned by Mr. Thomas Belhumeur.
Pursuant to the Section 5.1.12.3. of the Zoning By-Law, said improvements would qualify
for a 15% reduction in required off-street parking, thus reducing the required parking by 10
spaces. The applicant has also made arrangements with TD Bank, adjacent to the site to
utilize 24 off-street parking spaces located at the top of the parking lot during the hours of

when they are closed.

With nearly 323 public parking spaces in the municipal lots proximate to the site, combined
with well over 200 on-street spaces within the five minute walking shed, combined with the
available 41 private parking spaces, in the opinion of staff the project would have sufficient
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parking to accommodate this mixed use project. The applicant has sufficiently demonstrated
that the parking needs for this project are such that a lower total of on-site parking will

adequately serve all uses.

The provision for landscaping and screening will provide an adequate buffer for adjoining

properties and will minimize the impact of the proposed uses and parking areas, and the

effect of the bulk and height of buildings and structures.

The applicant is not proposing to make any changes that require construction to the parking
lot at this time. However, areas surrounding the building and parking lot will be enhanced
with other features such as new large planters and improved plantings in existing areas.

Any provision for pedestrian ways will provide safe and convenient access on-site with
linkage to adjacent pedestrian areas.

The project includes creating new public pedestrian access between the site and the adjacent
Bank of America building. The applicant will also implement pedestrian improvements along
Main Street, by changing the grade differential along the frontage of their building, thus
providing for superior accessibility for all patrons.

The project will provide for adequate drainage, water and sewer facilities with sufficient
capacity to serve the planned development.

Adequate water and sewer facilities presently exist on site. No other changes are to be made
at this time.

The intersections and roadways likely to be affected by the proposal are of sufficient capacity
and design to accommodate the planned development.

Whereas the present site has been operating as a retail/office property dating back decades,
the adjacent roadways have sufficient capacity and are adequate to accommodate the
renovation of 27-45 Main Street, as contemplated by the applicant.

According to Section 9.4.2. Special Permits in General must meet five additional criteria. Some of
which are duplicative of Section 7.2.8.

1.

Social, economic, or community needs which are served by the proposal.

The development/conversion of 27-45 Main Street provides for new social, economic and
community needs and is consistent with the goals of the 2012 Master Plan, specifically:

Housing goals H-1.1 — H1.5.: Twelve new rental housing units, ranging in size from (864 s.f.
to 1,457 s.f.) are needed in Andover. The project presents an opportunity for adaptive reuse
of an existing building, while offering refurbished housing units under 2,200 s.f. in
downtown, with two new affordable units being created. The units are located within 2,000
feet of the commuter rail which provides for transit oriented housing.

Economic goals ED 1.2, 1.4, 2.2: The project presents a unique opportunity to bring new
life to an aged facility, by redeveloping and preserving 47,518 s.f. of mixed used space in
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downtown. By redeveloping the existing building the applicant is reinforcing the Town’s
character and enhancing the overall economic environment in downtown.

Traffic flow and safety. including parking and loading.

With nearly 323 public parking spaces in the municipal lots proximate to the site, combined
with well over 200 on-street spaces within the five minute walking shed, combined with the
available 41 private parking spaces, the project would have sufficient parking to
accommodate this mixed use project. The applicant has demonstrated that the parking needs
for this project differ from the previous commercial use and are such that a lower total of on-
site parking will adequately serve all uses. To increase the number of weekend and overnight
parking spaces, the applicant has an agreement with TD Bank to utilize an additional 24

parking spaces.

Adequacy of utilities and other public services.

As confirmed by the Board of Health and the Department of Public Works, the utilities and
services are adequate to service the existing facility. The applicant has applied for a sewer
permit and will provide the necessary grease trap and any other infrastructure needed to
provide a restaurant and housing on the site.

Neighborhood character and social structures.

The site is located in the General Business District, with a Planned Development — Mixed Use
project being consistent with the Table of Uses Regulations, Section 3.1.3. Table 1, D.2. of the
Andover Zoning By-Law. In staff’s opinion, the proposed mixed use project is appropriate for

this downtown location.

Impacts on the natural environment, including, but not limited to air, water pollution, noise,
stormwater runoff, and aesthetics.

The existing parking lot will remain as-is. There does not seem to be a current issue with
excessive storm water from the site. The proposed exterior design of building has been
reviewed and approved by the Design Review Board.

In consideration of all of the foregoing, including the plans, reports, and testimony at the hearings,
the Planning Board finds that with appropriate conditions the proposal will not be unreasonably
detrimental to the neighborhood and the Town, and that the proposal will not derogate from the
general purpose and intent of the By-Law. It is the expressed intent of the Board through this
permit and through the conditions attached thereto, to provide for the orderly development of the

site.
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