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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:
Dan Skeehan, Kimley Horn
FROM:
Stacey Nerger, Senior Planner
DATE:
November 9, 2020

KHA RESPONSE: DECEMBER 14, 2020
SUBJECT:  
Parker and Pine Filing No. 2 Lots 1 – 3 – Site Plan

Review Comments 01
Listed below are the Planning Division’s comments related to your land use 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:  Stacey Nerger
EMAIL: snerger@parkeronline.org
PHONE:  303.805.3199
GENERAL PROJECT COMMENTS:

1. The Planning Division references certain sections of the Parker 2035 Master Plan, the Land Development Ordinance (LDO) and the Development Design Standards.  Copies of these documents are available at: 
Parker 2035 Master Plan
Development 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.
3. Please contact the referral agencies if you have questions regarding their review comment(s).

4. A redlined plan is included with this memorandum and is intended to supplement and clarify the review comments of this memorandum.  
5. Final Plans submitted to the Building Department, Engineering Department and Parker Water and Sanitation District must be exactly the same as the approved Site Plan set.    
General Comments
1. Please reference the redlines for additional comments/clarification. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

2. Please change the title on all pages to be the legal description (once the proposed Replat is recorded).  See redlines for wording. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

3. Please add the setbacks from all roadways (internal and public) to page 3 of the Site Plan set. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

4. Please add the heights of each building to the elevations page.  This should include the elevations of all sides of the building. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

5. Per the Town of Parker Multiple-Family Design Standards the proposed multiple-family development is required to meet the Double-Aspect/Corridor Block layout. There are several criteria for placement of buildings and orientation.  Below are several criteria that are outlined within these standards:

a. “Parking lots, garages, and service shall be located in the interior of the block, an adequate distance away from the rear of buildings.”  
b. “Double-aspect and corridor buildings (where units face both front and back) shall select one side of the building and designate it as the front. Building fronts shall orient to the perimeter of blocks.”  
c. “In the case that multiple-family buildings are sited adjacent to public open space, the buildings shall front the open space.”
Please evaluate the layout of buildings 3 and 4.  These building may need to be shifted on the property to meet the intent of these standards.  I have included an option for moving these buildings to create the block and meet the intent of the open space orientation.  This is only a recommendation.  We can talk through this in more detail.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

6. Per the Town of Parker Multiple-Family Design Standards, Multiple-Family structures are required to be setback minimum distances to allow for adequate buffering and landscaping.  Below are the different setback/buffering requirements to be satisfied:

a. “Multiple-family buildings shall front arterials and shall have a minimum 25-foot landscape buffer from the right-of-way (ROW) (see Figure 2.30).”  

b. “Multiple-family buildings shall front internal streets and shall have a minimum of 20 feet landscape buffer from the right-of-way between the private and public realm.”  

c. “Multiple-family buildings adjacent to the rear of commercial buildings shall have a 25-foot landscape buffer from the rear property line of the commercial building (see Figure 2.36).”
d. “A landscape buffer of a minimum of 20 feet shall be provided where multiple-family parcels abut a public open space.”
Please ensure that the above standards are satisfied for each building.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

7. Per the Town of Parker Multiple-Family Design Standards, “Retaining walls shall be limited to 4 feet in height and made of stone or split face masonry material that matches or is complimentary to the architecture of the buildings.”  In addition, “Where multiple retaining walls are required they shall be terraced with a minimum width of 5 feet of live landscaping and a maximum of 6 inches of sloped vertical elevation change on the terrace area between the walls. Refer to LDO Section 13.10.100 for specific requirements. (See Figure 2.54).” Please revise the retaining wall layout to ensure no wall exceeds 4 feet in height.  In addition, please include an image of the retaining walls to be reviewed.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

Parking
1. Please include additional information on page 1 for the breakdown of parking required and provided on each lot.  This should include surface parking spaces, attached garage spaces and detached garage spaces.  Each property should meet the minimum parking requirements for the units to be constructed on that property.  If the minimums are not satisfied, please explain.  Parking for building one should not be located on Lot 3.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

2. Please include bicycle parking (bike racks) at the main entrance to all buildings.  Please add one to building 1.  If changes are made to the bike racks, please remember to update the elevations/images of the bike racks along with material and color.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

Landscaping
1. Please add the full set of landscape plans into the Site Plan set.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

2. Please provide a table that breaks down the required open space/landscaping requirements.  An example could look like the following:  
[image: image2.png]SITE DATA TABLE

[Min Area cY Compost
sk % % Reqd @

Isite Data |Actual SF_|Required |Required |% Max _|Provided [3/1000sF

Gross Site Area: 481,991[N.A NA N.A 100%|N A

Building Coverage: 106,683[N.A. NA._ [NA 22%|N.A.

Hard Surface Area: 193,494]N.A NA._ [NA 20%[NA.

[Total Landscaped Area (Excluding R.0.W.) 181810 168607  35%[NA 38%|See below

Landscaped Area

(Shrubs, Perennials, Ornamental Grasses) 104,985[N.A A A A See below

irrigated Sod (Excluding R.O.W.) 16,864|N.A. NA. [na 9%[ee below

Native Grass - Detention & Channel (temp-lrrigated) | 57,458] 143)
2,507|N.A NA N.A NA. NA.
6,364N.A NA. NA NA. NA.

Permanently Irrigated Landscape (Including R.O.W.) | 134,239N.A NA N.A NA. 403

irrigated Sod (R.0.W.) 7,059|N.A. NA._ [NA

Landscaped Area (R.O.W.)

(hrubs, Perennials, Ornamental Grasses) 5,331[N.A NA._ [NA NA. NA.

TOTAL CY OF COMPOST: 46|




You should include the proposed landscaping areas along with the pool, dog park, and any other amenities included on the site.  If you do not meet the minimum 45%, we had discussed including the amenities along the Trail.  I will need to see an exhibit that outlines which areas you are including in your numbers.  The entire trail cannot count.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

3. Please expand the required and provided landscape table to be more explanatory.  Stating the minimum requirements or met does not demonstrate how.  Please include more information.  A table similar to below would be sufficient:

[image: image3.png]LANDSCAPE REQUIREMENTS

[Trees [Shrubs Required [Ten (10)
Trees  [Required 1Tree Shrubs  [shrubs  |Qty of Islands X5+ shrubs  |Omamental
Parking |Min. 10% SF | Min. 35% SF [Square Foot|Required |1 per 162 |Linear|per 40 Trees  |Required|Required |(SF-Qty of Islands [Shrubs  |substituted|Grasses  |Perennials
Description Lot SF_|Landscaped |Landscaped |Landscaped |1/1500SF |SF Feet [LF [Trees Req'd|Provided |5/1500 5F{5/40LF _|X 162)/15 Provided |for one (1) |Provided _|Provided
Row
(U MorganBlvd) | N.A NA NA 123% | NA NA. | a3 | 1 0 13 NA | NA NA 196 2« %
streetscape
(ironstone Way
Private Drive) | N.A NA. NA, NA. NA, NA. |3 8 0 7 NA | NA NA. 75 a 3
Parking lot
interior Islands | 106,389| 10,639 NA 1,275 | NA 8 |nNa|Na 0 8 | na | Na 515 515 0 o o
Min. Site Stds* | N.A NA 168697 | 170539 | 112 NA_ | NA | NA 0 8 562 | NA NA. 1773 21 545 574
site Perimeter
(South) NA. NA. NA, NA. NA. NA. 586 | 15 0 20 NA 73 NA. 149 0
Remove Ex. Tree 4
TOTAL TREES REQUIRED] 166
SUBTOTALTREES PROVIDED) 134
ADDITIONAL TREE PROVIDED BY SHRUB & ORNAMENTAL GRASS SUBSTUTION 121
TOTAL TREES PROVIDED) 255
TOTALSHRUBS REQUIRED:]  1,077]
TOTAL SHRUBS PROVIDED: 2,484
Detention & Drainage Easement SF = 57,458 38[Trees are required but cannot be planted in Detention 100 yr areas or the Drainage Easement




  
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

4. The Town has agreed to allow a portion of the detention pond tract be used to meet the minimum open space/landscaping requirement.  Please include an exhibit for which portions of this tract are included within the open space/landscaping calculation.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

5. In addition, the detention pond tract area to be counted was only permitted if the area was activated.  Please see the redlines for additional amenities that could be added to activate this space.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

6. Per Section 13.06.070 l. (3) a. of the Parker Land Development Ordinance states that 60% of the total landscaped area must be used for passive and/or active recreation.  The remaining 40% of the landscaped area can be used to fulfill other landscaping requirements.  Please add a table identifying the landscaping that will be used for active and/or passive recreation and the landscaping that will be used for other.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

7. Per Section 13.06.070 n. Parking lot perimeter landscaping is required for all parking areas that contain 5 or more parking spaces.  Parking lots adjacent to a public or private roadway shall provide a buffer a minimum of 10 feet in width measured from the back of the sidewalk or curb, whichever is greater.  In addition, this area is required to be planted with trees, shrubs and ornamental grasses to shield headlights from going onto the adjacent roadways. Please provide distances in all areas to demonstrate that this requirement is satisfied along with a detailed plan showing the numbers and types of additional landscaping to be installed.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

8. Per Section 13.06.070 o. Parking lot interior landscaping (landscape islands) is required for all multi-family development requiring more than 20 parking spaces.  A minimum of 10% of the parking lot area shall be provided as parking lot interior landscaping to include 1 tree and 5 shrubs per 162 square feet.  Please provide a table stating the amount of parking lot interior landscaping with the number of trees and shrubs.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

9. Please add a note to the landscape plans for the type of ground cover (rock, mulch) that will be added to the landscaped areas in the landscape islands, in front of the buildings, etc.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

10. Please add the Town of Parker Standard Planting Notes as outlined within the Construction Specifications and Design Considerations for Parks, Trails and Streetscape on pages 10 - 13.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

11. Please verify the numbers listed within the landscape requirement table to ensure the numbers listed as provided are correct.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

12. Per the Town of Parker Multiple-Family Design Standards, “Private parking lots abutting public open space and trails shall not be allowed unless they are 25 feet from the property edge and screened by a minimum 3-foot tall landscape hedge or masonry wall matching the character of the adjacent architecture. An exception may be per-mitted by the Planning Director if the proposed private parking lot provides public parking spaces. In this case, the public parking spaces may be allowed within the 25-foot buffer zone.” 

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

13. Please provide an irrigation plan.  This needs to be reviewed by the Parker Water and Sanitation District.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

Lighting
1. Please include the color of each luminaire within the lighting table.  The color should be consistent throughout the site.  
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

2. Please include a uniformity ratio table as required within section 13.10.140.  Per Section 13.10.140 of the Parker Land Development Ordinance the following ratios are required:

Walkways: Average to Minimum Luminance ration shall be 3:1 and the Maximum to Minimum Luminance Ratio shall be 6:1.

Parking Lots: Average to Minimum Luminance ration shall be 4:1 and the Maximum to Minimum Luminance Ratio shall be 6:1.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

3. Please include cut sheets for each light fixture.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

Building Elevations
1. Please include the height measurements for each building to demonstrate that the proposed structures are under the allowed height limit.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

4. Per the Town of Parker Multiple-Family Design Standards Multiple-Family Accessory Buildings/Structures “Minimize the visibility of Functional Buildings through appropriate siting in the center of blocks. b. If Functional Buildings are visible from streets or open spaces and are not obscured by other multiple-family buildings, they shall be screened by adequate landscaping, walls, or fencing, according to the standards in 2.4.9.A Screening.” Please ensure that there is adequate landscaping to meet the intent of this standard for all garage structures located on the exterior of the blocks.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

5. Per the Town of Parker Multiple-Family Design Standards Multiple-Family Amenity Buildings; “Design Amenity Buildings that have high-quality building elements to connect to the public realm and create an approachable, human scale.” Please ensure any amenity buildings, pool house, clubhouse, recreational buildings, meet the same materials and intent as the rest of the buildings.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

6. Per the Town of Parker Multiple-Family Design Standards Multiple-Family Building Design Variety; You are required to have a minimum of two (2) different design variations (buildings) for the development. There is not enough design variation to differentiate buildings 1 – 3 from each other. 
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

7. Per the Town of Parker Multiple-Family Design Standards Multiple-Family Building Design Variety; “For developments with more than two buildings, buildings sited next to one another in the same orientation must have different Elevation Design Variations.” Although you are only required to have two separate design variations, buildings 1 – 3 are located next to each other.  Please change building 2 to meet the minimum intent of this section.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

8. Per the Town of Parker Multiple-Family Design Standards Multiple-Family Building Form and Massing; “Building proportions shall have a distinguishable top, middle, and base.”  Or the building can be broken down vertically with vertical plane breaks the widths a maximum of 4 units or 90 feet, whichever is less. The buildings are closer to a vertical massing, but please evaluate the maximum width allowed for breaks.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

9. Per the Town of Parker Multiple-Family Design Standards Multiple-Family Building Composition; “A. Bays 
Standards:

1. Bays must be expressed on front and side elevations by doing two of the following:

a. 
Ensuring that centerlines of openings are stacked vertically and visibly express load-bearing members in between openings;

b. Breaking the horizontal or vertical massing up with a recess, projection, or a change of plane to break the roof form or add forward-facing gables; or

c. Designing building elements (porches, balconies, dormers, or others) in clear vertical alignment.”  
Please ensure that each building has two of the above. One is satisfied on all buildings, but there needs to be two.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

10. Per the Town of Parker Multiple-Family Design Standards Multiple-Family Openings/Fenestration; “Ground Floor transparency should be a minimum of 25%, measured as a percentage of glazing in the base of the building.  Upper floor transparency should be a minimum of 15%...”  Please provide a breakdown of each building and how this is satisfied.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

11. Per the Town of Parker Multiple-Family Design Standards Multiple-Family Building Form and Massing; “The main entrance of every building shall be articulated architecturally, with the addition of Building Elements (see Page 2 – 58) Inventory of Building Elements.”  Please articulate the entrances to all buildings to meet this standard.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

12.  Per the Town of Parker Multiple-Family Design Standards Multiple-Family Building Form and Massing; “For Walk-up Multiple-Family Buildings (Single and Double-Aspect), Corridor Buildings, Liner and Texas Wrap Buildings, entry shall be required every 70 feet at a maximum.”  Please include a distance between each entrance to ensure this standard is satisfied.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

13. Per the Town of Parker Multiple-Family Design Standards Multiple-Family Exterior Building Palettes; “Upper floors are encouraged to be built in masonry as a primary material. Select bays or corner features may be appropriate to be constructed in masonry (natural stone or brick with mortar) for the entire height of the building, depending on the building design.”  Please redlines for additional locations for stone.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

14. Please submit a materials board for review with this application.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 

15. All mechanical equipment is required to be screened from view.  Please ensure that all mechanical equipment will be screened from view by either a wall or landscaping.  

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:

· Town of Parker – Fire Life Safety
· IREA

· Parker Water and Sanitation

· Town of Parker – Civil (Construction Plans)

· Town of Parker – Civil (Drainage Report)

· Town of Parker – Civil (Site Plan)
· Town of Parker – Stormwater (Construction Plans)

· Town of Parker – Stormwater (Drainage Report)

· Town of Parker – Environmental (Construction Plans)

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

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


_______________________________________


__________________

Property Owner







Date

_____________________________________


__________________

Project Representative






Date
ACKNOWLEDGED.  REFER TO REDLINES FOR ‘GREENLINE’ RESPONSES





ACKNOWLEDGED.  TITLE UPDATED.





ACKNOWLEDGED.  SETBACKS ADDED TO PAGE 3 OF THE SITE PLAN SET.





HEIGHT INDICATORS HAVE BEEN ADDED TO THE ELEVATIONS. ALL BUILDINGS ARE WITHIN THE 60’ ALLOWANCE ABOVE AVERAGE GRADE PLANE.





PER CONVERSATIONS WITH TOWN STAFF ON 11/24/20 BUILDING ORIENTATIONS AND POSITIONS WILL REMAIN AS PREVIOUSLY PROPOSED. SETBACK DIMENSIONS HAVE BEEN ADDED TO SHEET 3 OF THE SITE PLAN SET.








PER CONVERSATIONS WITH TOWN STAFF ON 11/24/20 BUILDING ORIENTATIONS AND POSITIONS WILL REMAIN AS PREVIOUSLY PROPOSED. SETBACK DIMENSIONS HAVE BEEN ADDED TO SHEET 3 OF THE SITE PLAN SET.








8 FT TALL RETAINING WALL WEST AND SOUTH OF BUILDING 4 HAS BEEN REVISED TO A TERRACED WALL THAT MEETS THE REQUIREMENTS ABOVE. A RETAINING WALL IMAGE WILL BE PROVIDED TO THE TOWN PLANNER ONCE THE MATERIAL HAS BEEN DETERMINED.





ACKNOWLEDGED.  ADDITIONAL PARKING TABLE ADDED TO PAGE 1.  SHARED PARKING NOTE INCLUDED ON PLAT AS ADDITIONAL PARKING FOR LOTS 1 AND 2 IS LOCATED ON LOT 3.





BIKE RACKS HAVE BEEN ADDED ADJACENT TO A MAIN ENTRANCE OF ALL FOUR BUILDINGS. NO CHANGES TO THE BIKE RACK MATERIAL AND COLOR HAVE BEEN MADE.





ALL LANDSCAPE PLANS HAVE BEEN ADDED TO THE SITE PLAN SET.





AN OPEN SPACE EXHIBIT HAS BEEN ADDED TO THE RESUBMITTAL TO HELP CLARIFY THE OPEN SPACE PROVIDED.





A landscape table has been added to the resubmittal that demonstrates how minimum


landscape requirements have been met.  space provided.





AN OPEN SPACE EXHIBIT HAS BEEN ADDED TO THE RESUBMITTAL TO HELP CLARIFY THE OPEN SPACE PROVIDED.


space as requested.





Additional amenities have been added to the detention pond area to help activate the space as requested.





A landscape table has been added to the resubmittal that identifies the landscaping that will be used for active and/or passive recreation vs other uses.





The landscape plan in the resubmittal has been updated to include parking lot screening to satisfy the minimum requirements.  





A landscape table has been added to the resubmittal that demonstrates how minimum landscape requirements have been met.





A note has been added to the resubmitted landscape plans.  The ground cover in all shrub planting beds shall be hardwood mulch.





The Town of Parker's Standard Planting Notes have been added to the landscape resubmittal.





THE LANDSCAPE NUMBERS IN THE RESUBMITTAL HAVE BEEN UPDATED PER THE LANDSCAPE REQUIREMENTS IN ALL TABLES PROVIDED.





DUE TO THE MINIMUM PARKING REQUIREMENT, THE LOT 3 PARKING LOT CONFIGURATION MUST REMAIN AS IS. GRADE DIFFERENTIAL, RETAINING WALLS, AND LANDSCAPE BUFFERS HAVE BEEN ADDED TO THE LOT 3 WEST AND SOUTH PROPERTY LINE TO HELP SCREEN THE PRIVATE PARKING LOT FROM THE TRAIL AND OPEN SPACE. 





AN IRRIGATION PLAN HAS BEEN PROVIDED AS PART OF THE LANDSCAPE RESUBMITTAL.





SEE UPDATED SHEETS 06 AND 08 FOR LIGHTING TABLE AND COLORS.





SEE SHEET 07 FOR UPDATED TABLE.





SEE SHEET 08 FOR CUT SHEETS.





HEIGHT INDICATORS HAVE BEEN ADDED TO THE ELEVATIONS. ALL BUILDINGS ARE WITHIN THE 60’ ALLOWANCE ABOVE AVERAGE GRADE PLANE.








THE GARAGE FACADES FRONTING ON STREETS HAVE BEEN DESIGNED TO INCORPORATE VARYING MATERIALS, COLORS AND FORMS TO HELP PRESENT A LESS FUNCTIONAL APPEARANCE. THE RESUBMITTED LANDSCAPE PLAN HAS BEEN UPDATED TO PROVIDE ADEQUATE LANDSCAPING.


TO SCREEN GARAGE STRUCTURES LOCATED ON THE EXTERIOR OF THE BLOCKS.





DETACHED GARAGES AND DUMPSTER ENCLOSURES ARE CLAD WITH THE SAME BUILDING MATERIALS AND SIMILAR ELEMENTS AS THE MAIN BUILDINGS. ARCHITECTURAL AND LANDSCAPE DETAILS AND MATERIALS HAVE BEEN PROVIDED IN THE RESUBMITTIAL TO SHOW THEY MEET THE INTENT OF THE REST OF THE BUILDINGS.





BUILDINGS 2 & 4 WERE REDESIGNED AND HAVE A DIFFERENT COLOR PALETTE THAN BUILDINGS 1 & 3.








BUILDINGS 2 & 4 WERE REDESIGNED AND HAVE A DIFFERENT COLOR PALETTE THAN BUILDINGS 1 & 3.








FOR THE WALK-UP BUILDING, ALL PLANES ARE LESS THAN THE 50’ MAX. FOR THE OTHER BUILDINGS, ALL PLANES ARE LESS THAN THE 90’ MAX; MOST ARE LESS THAN 50’.








ITEMS B & C ARE INCLUDED ON ALL BUILDINGS. THERE ARE MULTIPLE RECESSES, PROJECTIONS AND PLANE CHANGES THAT BREAK THE ROOF FORM ON EACH SIDE OF THE BUILDINGS. PARAPETS HAVE BEEN ADDED IN SOME LOCATIONS THAT FURTHER BREAK UP THE ROOFS. PATIOS AND BALCONIES ARE IN VERTICAL ALIGNMENT ON ALL BUILDINGS.








GLAZING INFORMATION HAS BEEN ADDED TO THE DRAWINGS. NON-GARAGE AREAS FOR THE FIRST FLOORS OF BUILDINGS 1, 2 & 4 ALL MEET THE 25% MINIMUM. GARAGES ON BUILDING 4 ARE NOT READILY VISIBLE OFF-SITE. GARAGE DOORS FOR BUILDINGS 1 & 2 WILL BE PANELED TO MIMIC THE ARTICULATIONS PROVIDED BY GLAZING. SOME GARAGE DOORS WILL ALSO BE PROVIDED WITH GLAZING IN THE TOP PANELS. GLAZING FOR THE UPPER FLOORS ARE OVER THE 15% MINIMUM AND ARE ALL ABOVE THE 25% REQUIRED AT THE FIRST FLOOR. 








2-58 GIVES AWNINGS AND CANOPIES AS ACCEPTABLE BUILDING ELEMENTS FOR DISTINGUISHING ENTRANCES. IN THE MULTI-FAMILY SECTION, IT SAYS ENTRANCES SHALL HAVE EITHER PORCHES, OR STOOPS AND AWNINGS TO DISTINGUISH THEM. WE HAVE COVERED PORCHES AT EACH PUBLIC ENTRY AND THESE ARE TREATED DIFFERENTLY THAN THE OTHER ELEMENTS ON THE BUILDINGS. AT THE TENANT PATIOS THAT ARE BEING DESIGNED AS ENTRANCES, THERE IS A COVERED PORCH AND AN AWNING. THESE ARE ALSO TREATED DIFFERENTLY THAN OTHER AREAS OF THE BUILDINGS. 








SOME TENANT PATIOS WERE REDESIGNED TO PORTRAY ENTRANCES TO PROVIDE ENTRIES EVERY 70’ ALONG THE FRONTS OF ALL BUILDINGS.








ON BUILDINGS WITH VERTICAL FAÇADE DESIGN, MASONRY WAS TAKEN ALL THE WAY UP IN SELECT AREAS.








AS DISCUSSED ON DECEMBER 8TH, PHYSICAL SAMPLE BOARDS WILL BE INCLUDED IN A LATER SUBMISSION AFTER FAÇADE DESIGNS AND COLOR PALETTES HAVE BEEN DETERMINED AND AGREED TO.








CONDENSING UNITS ARE LOCATED ON THE FLAT ROOF AREAS OF EACH BUILDING AND SCREENED FROM GROUND LEVEL WITH PARAPET WALLS. TRANSFORMERS, METERS, AND OTHER AT GRADE MECHANICAL EQUIPMENT WILL BE SCREEN WITH LANDSCAPING.





ALL COMMENTS AND REDLINES HAVE BEEN ADDRESSED AND UPLOADED TO ETRAKIT.
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