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Development Review Division

Community Development Department: Town Hall / 20120 East Mainstreet Parker, CO 80138 Phone: 303.841.2332 Fax: 303.841.3223
MEMORANDUM

​​​​​​

TO:
Jeanne Shaffer, Groundwork Entitlement Services, LLC 

FROM:
BrieAnna Simon, Associate Planner
DATE:
July 25, 2019
SUBJECT:  SP19-061, Site Plan, Horseshoe Ridge Block 1 Lot 1 – Learning Center 
Listed below are the Planning Division’s comments related to your application, which must be responded to. If you wish to discuss a comment, please contact your Case Planner.  Upon resubmittal, please sign and return this memo.  A follow-up meeting with the reviewing agencies can be scheduled to provide additional guidance by contacting the Case Planner.  

TOWN OF PARKER PLANNING DEPARTMENT CASE PLANNER: BrieAnna Simon 

EMAIL: bsimon@parkeronline.org
PHONE:  303.805.3338
GENERAL PROJECT COMMENTS:

1. The Planning Division has referenced certain sections of the Town Master Plan (TMP). A copy of this document is available at: 
Commercial Design Standards
Land Development Ordinance
2. The Planning Division has made every effort to make this comment letter as comprehensive as possible. However, additional comments that have not been provided as part of this comment letter may be identified as part of future submittals, based on revisions to the project.
PROJECT NARRATIVE
General Comment(s):

1. Access & Traffic: The proposed traffic and daycare size increase does not meet the definition of marginal. Please adjust accordingly.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


2. Landscaping: Section 13.06.070(o)(4)(a) requirement cannot be waved or varied. Please adjust accordingly.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


3. Site Development and Sensitivity to Adjacent Uses: Remove all references to the uses and layout of Lot 2 Block 1 as this application is focusing on the Learning Center on Lot 1.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


4. Building Location and Orientation: Replace “feeder” with “collector”.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


5. Building Location and Orientation: Why is the north facade a more appropriate location for the play area?
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


6. Building Materials: Please indicate the type of EIFS being used.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


7. Please update the narrative as appropriate based on the comments below. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


Commercial Design Standards
III.1.A. Adjacent Sensitivity:
8. Development shall be buffered and screened from adjacent open space and/or recreational areas across Triple Crown Drive in the same manner as from an adjacent sensitive use, i.e. single family residential. See Section III.1.H. for detailed screening standards. Provide additional screening and enhanced landscaping from adjacent open space.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

9. Provide an elevation of all facades that shows the proposed fence included. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

10. Development sites adjacent to open space and/or recreational areas shall limit the height of retaining walls to 4'-0". Please adjust accordingly. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

11. No structures, including retaining walls can be located within a utility easement. Please adjust accordingly. Please more clearly show all easements on the property.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

12. No structures, including retaining walls can be located within a utility easement. Please adjust accordingly. Please more clearly show all easements on the property.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

III.1.C. Building Location and Orientation:
13. Entry facades shall orient towards the primary street. Enhance a corner element of the building to have the primary entrance face a primary street and enhance the corner architectural element.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

14. Corners shall be identified with significant landscaping. Enhance the landscaping provided at the primary corner.  
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

III.1.D. Pedestrian Access:
15. Pedestrian connections to adjacent developments shall be provided. Provide and enhance pedestrian connections throughout these two adjacent lots.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

III.1.F. Screening:
16. Retaining wall needs to be extended the entire length of parking adjacent to residential. Please increase the height to be between 6-4 feet to block headlights into neighboring properties. All parking adjacent to residential must meet the screening requirements outlined in III.1.F. See Figure 3.12 found on the site plan. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

III.2.A. Mass and Scale:

17. Significant change in the building corners should be provided to emphasize entries. The primary entry should be located adjacent to a public street. Please adjust accordingly. See Figure 3.13 on the site plan.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


18. The architectural features shall incorporate wall plane projections or recesses having a depth of at least 3 percent of length of the façade. Please adjust accordingly. See examples Figure 3.14 and Figure 3.15 on the site plan.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


III.2.B. Architectural Elements and Articulation:

19. Areas fronting the street shall be architecturally enhanced (reduce the amount of EFIS being used). This should include enhanced corners and plane projections.  Building facades facing a public street must meet the architectural elements and articulation details same as the entry facade.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


20. Patio areas shall include a high degree of transparency, articulation and architectural detail. Please update accordingly.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


21. At least 30 percent of the front/office portion of the building shall be of transparent materials to 

create an inviting customer area.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


22. Remove fence along east and west façade. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


III.2.C. Building Materials:
23. Indicate if the EIFS being used is water managed or barrier type. 

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


24. Add masonry columns to provide architectural feature and additionally safety feature from the children's play area.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


25. Material and color of the fence not included on the material board provided. Please provided material and color samples.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


III.2.D. Colors:

26. Accent color is limited to a maximum chroma of 8. The proposed "Watermelon Red" (chroma of 12) and "Twilight Blue" (chroma of 10) exceed the allotted color limitation. Please adjust accordingly.  
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


III.2.E. Roofing:

27. Buildings with flat roofs shall be designed to create visual interest by using variations in parapet height, articulation of cornice lines, decorative scuppers or other features. Provide a greater variation in the parapet heights to enhance the overall image of high quality and permanence.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


Land Development Ordinance

Section 13.06.050 – Parking Regulations:
28. All measurements should be taken from asphalt to asphalt. The curb and gutter does not count towards the parking space width and depth. Please update all measurements. 

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


29. All measurements should be taken from asphalt to asphalt. The curb and gutter does not count towards the drive isle width. Please update all measurements.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


Section 13.06.050 – Bicycle Parking Regulations:

30. Please indicate on the site plan where the eight bicycle parking spaces will be provided. Bicycle parking facilities shall be located near building entrances, shall be visible from the primary entrance of the land use they serve and shall not be located in automobile parking lots.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


31. Please provide a bicycle parking detail in order to determine if the proposed structure meets the requirements outlined in Section 13.06.060.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


Section 13.06.070 – Landscape Regulations:

32. Traditional turf grasses shall only make up fifteen percent (15%) of any required on-site landscaping for commercial uses. Please provide the total percentage of turf grass being used for on-site landscaping. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


33. Provide a table that indicates the following: total percent of developed area for landscaping; total percent of ground cover of living plant material; percent of required landscaping to be covered with mulch or stone. Please refer to Section 13.06.070(I)(3). 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


34. Additionally, provide a table that outlines the required landscaping verses what is being provided for shrubs, grasses and trees. Please refer to Section 13.06.070(I)(5).
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


35. No trees or groups of trees shall be farther apart than forty (40) feet. Please adjust accordingly.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


36. Parking lots adjoining residential zones shall provide a twenty-five-foot-wide buffer area. This buffer shall include either plant material or a screening wall a minimum of four (4) feet in height for the entire length of the parking lot intended to buffer the view of parked cars and reduce the impact of headlights on nearby development.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


37. Provided landscaped area adjacent to residential shall be enhanced to meet the screening requirements outlined for parking and drive isles adjacent to residential zones. Such as, screening materials shall provide a minimum opacity of seventy-five percent (75%) during the summer months. Ensure the provided landscape meets the screening and irrigation requirements outlined in Section 13.06.090. Please show an elevation for how the retaining wall and screening will be provided.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


38. Landscaped Islands shall contain one (1) tree and five (5) shrubs shall be planted for each incremental one hundred sixty-two (162) square feet. For each incremental fifteen (15) square feet, an additional shrub shall be planted. One (1) tree may be substituted for ten (10) shrubs when approved during the site plan process. Please adjust accordingly.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


39. Provide a table showing the required site perimeter trees and shrubs verses what is being provided. Include the total percent of evergreens being provided. Please refer to Section 13.06.070(p). Please note street trees are not included in the site perimeter requirements. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


40. Site perimeter groupings shall be a minimum of five (5) trees for each grouping.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


41. Plant material shall be located at building corners and along all commercial building sides. Please adjust accordingly. Please enhance building entryways with ornamental plant material. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


Section 13.06.090 – Screening Regulations:

42. The proposed residential uses to the west of the building are within the outlined requirements for meeting these standards. Ensure the provided landscape meets the screening and irrigation requirements outlined in Section 13.06.090. Please adjust accordingly.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


43. Plant material shall be located at building corners and along all commercial building sides. Please adjust accordingly. Please enhance building entryways with ornamental plant material. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


Section 13.10.140 – Lighting Regulations:

44. A maximum of one (1) foot-candle is allowed at the lot line of any site. Please adjust accordingly.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


45. There must be a numeric value associate with the Uniformity Ratios (Max/Min and Avg/Min).  If the ratios are zero please remove the zero values from the area and recalculate.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


46. Remove the Monument Sign Lighting from the Site Luminaire Schedule if not being used on this lot or update the proposed photometric plan to include this type of lighting/symbol.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


OUTSIDE REFERRAL AGENCY COMMENTS

Please address all outside referral agency comments with a written response.  The following agencies have provided comments for review:

· Cherry Creek Basin Water Quality Authority

· Fire Life Safety

· IREA

· Parker Water and Sanitation

· Public Service Company of Colorado

· Town of Parker – Building
· Town of Parker – Stormwater (Construction Plans)

· Town of Parker – Stormwater (Drainage Report)

· Town of Parker – Stormwater (Site Plan)

· Town of Parker – Environmental (Construction Plans)

· Town of Parker – Civil (Site Plan)

These comments are available on eTRAKiT. Please address accordingly. 
Comment(s) Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


_______________________________________


__________________

Property Owner







Date

_____________________________________


__________________

Project Representative






Date





























































































































































































































































































