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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
DESIGN TEAM RESPONSE DATE: FEBRUARY 16, 2021
DATE:
January 18, 2021
SUBJECT:  
Parker and Pine Filing No. 2 Lots 1 – 3 – Site Plan

Review Comments 02
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: 

[image: image1.jpg]



2. 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: 


3. 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 include a page within the Site Plan package that includes the location of the retaining walls with the heights listed.  
In addition, please include an image showing the materials proposed to be used of the retaining walls.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


Parking
1. Currently, your site plan shows that the first two buildings (lot 1) are short parking spaces by approximately 16 spaces. These spaces are made up on Lot 3 which is a decent walk from buildings 1 and 2.  This creates a problem as residents will look for closer parking spaces than parking on Lot 3.  Lot 1 residents most likely will end up using the commercial lot to the north (future day care) for parking which is not allowed without a shared parking agreement.  If a shared parking agreement cannot be reached, additional parking spaces will need to be added to Lot 1.  
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


2. Currently, your site plan shows that the third building (Lot 2) is also short by approximately 12 spaces. These spaces are made up on Lot 3 which are located on the southern end of Lot 3 making this also a decent walk from Lot 2.  This creates a problem as residents will look for closer parking spaces than parking on Lot 3.  Lot 2 residents will not have a lot of other options for parking as the commercial lots adjacent will be minimal provided their intended uses.  Additional parking spaces should be evaluated.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


3. Currently, you are proposing 6 bicycle parking spaces per building.  This should be sufficient for buildings 1 and 2, but additional racks/spaces should be added to buildings 3 and 4 as these building are larger and include additional amenities for the development.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


Landscaping
1. 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.  This table needs to include the different types of required landscaping (overall landscaping, site perimeter, parking lot perimeter and parking lot interior) A table similar to below would be sufficient:

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


2. Per Section 13.06.070 l. Minimum site landscaping standards for Multiple-family developments is required as follows:  No multiple-family development shall allocate less than forty-five percent (45%) of the developed area for landscaping, except for development in the Historic Center and Pikes Peak Center, which are subject to the provisions contained within the Greater Downtown District standards and guidelines. Development within the Town Center and Twenty Mile Center may count public plazas in the calculation.  In all required landscaped areas, except within public rights-of-way and residential roadway buffers, one (1) tree and five (5) shrubs shall be planted for each one thousand five hundred (1,500) square feet of lot area not covered by a building or required parking.
Please include in your landscaping table how the overall landscaping provided on site meets the minimum 45% requirement.  In addition, please include the required and provided trees and shrubs to meet the minimum requirements of the code.  (This 45% does not include the streetscape landscaping provided along Twenty Mile Road and the required parking lot interior landscaping).

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


3. Per Section 13.06.070 m. Streetscape landscaping is required along all public and private roads to create a uniform street landscape character.  1 tree is required per 40 linear feet of roadway.  Please see redlines for where streetscape should be provided.  If streetscape will be provided as part of the overall site development associated with the MDP, please change the line type (grayed back) and add a note that this landscaping is not a part of this Site Plan.  Any streetscape being provided as part of this site plan, will need to be broken down in the provided landscape table.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


4. Per Section 13.06.070 o. 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. Please see redlines as it looks like there are several areas where this is not satisfied.  We can possible take the 10-foot measurement from the curb, but additional shrubs and ornamental grasses should be added to meet the intent of the code in all areas.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


5. Per Section 13.06.070 o. Parking lot perimeter landscaping where parking lots are adjacent to other parking lots (north side of Lot 1) the follow standards apply: Parking lots adjacent to parking lots. Parking lots adjoining another parking lot shall provide a buffer a minimum of eight (8) feet. This standard may be reduced or waived as approved during the site plan review process when a shared parking agreement is proposed, in accordance with Section 13.06.050 above.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


6. Per Section 13.06.070 p. 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.  Your landscape table has the wrong calculation of trees and shrubs required.  Please correct.  In addition, your landscape table shows that there are more shrubs than what is required, yet your landscape plans do not show any shrubs located within the islands.  Please show the shrubs within the landscape islands.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


7. Per Section 13.06.070 p. Parking lot interior landscaping (landscape islands). Traditional turf grasses are prohibited for use on any interior parking lot landscaping.  Please remove the turf grass from the islands and add landscape rock.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


8. Per Section 13.06.070 q. Site perimeter landscaping requirements are required for all multi-family development as outlined below: 

	Proposed 
	Shares Property Line Boundary With: 
	Minimum Amount of Site Perimeter Trees
and Landscaping* 

	Commercial, public, 
institutional and civic 
	Existing nonresidential use 
	1 tree and 5 shrubs for each 40 lineal feet of edge 

	
	Existing residential or public open space use 
	1 tree and 5 shrubs for each 25 lineal feet of edge 

	Industrial 
	Existing nonresidential use 
	1 tree and 5 shrubs for each 40 lineal feet of edge 

	
	Existing residential or public open space use 
	1 tree and 5 shrubs for each 25 lineal feet of edge 

	Multiple-family 
	Existing nonresidential use 
	1 tree and 5 shrubs for each 30 lineal feet of edge 

	
	Existing residential or public open space use 
	1 tree and 5 shrubs for each 40 lineal feet of edge 


Please add additional shrubs and trees to meet the minimum requirements outlined above for all property lines.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


9. 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 permitted 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.” Additional landscaping is required along the southern property line with Lot 3.  Please revise to meet this minimum requirement.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


4. 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 15 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 see redlines for placed where additional landscaping should be added to meet this intent.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


10. 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: 


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: 


Parks Requirements
1. Please provide a park exhibit that breaks down the requirements for park space.  45% of the site is required to consist of landscaping and open space.  In addition, based on the number of residential units provided on site, a total of 2.363 acres of park space is required. This 2.363 acres can be included within the open space/landscaping. 

In addition, based on the Town’s new Parks Dedication requirements, a minimum of a 1-acre park shall be provided.  This one-acre park shall be contiguous and provide the require park amenities listed in the code.  On the park exhibit please outline the amenities provided with the Park which meets the minimum code requirements.  This park exhibit should only include the parks and open space.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


2. 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 on the open space/landscaping/parks exhibit outlined above which portions of this tract are included within the open space/landscaping calculation.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


3. 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.  Additional amenities may need to be added to meet the minimum 60% active/passive recreation requirement.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


4. Please include an amenities table that lists all of the amenities proposed within the Park space.  

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


Lighting
1. The provided uniformity ratios do not meet the outlined ratios.  Please amend the lighting plan to meet the following ratios:

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: 


2. Please include the installed height of each 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: 


3. 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 see the landscaping redlines for locations for additional landscaping.
Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


4. 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 see redlines for additional entrance requirements.

Comment Addressed:

 FORMCHECKBOX 
 Yes

 FORMCHECKBOX 
 No

Response: 


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

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:

· 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








Heights have been added to all buildings.





ACKNOWLEDGED.  NO PROPOSED RETAINING WALLS EXCEED 4-FT.  HEIGHT LABELS ADDED TO GRADING PLAN.  PROPOSED MATERIAL ADDED TO SHEET 4.





AS DISCUSSED, THERE IS NO SHARED PARKING AGREEMENT.  LOT 1 REQUIRES 81.5 PARKING STALLS TO ACCOMMODATE THE RESIDENCE AND 81 PARKING STALLS ARE PROVIDED ON LOT 1.  THE ADDITIONAL GUEST PARKING STALLS ARE PROVIDED ON LOT 3.  ON-SITE STAFF WILL MONITOR PARKING TO ENSURE RESIDENCE AND GUESTS DO NOT PARK ON ADJACENT STREETS OR LOTS.





AS DISCUSSED, THERE IS NO SHARED PARKING AGREEMENT.  LOT 2 REQUIRES 69 PARKING STALLS TO ACCOMMODATE THE RESIDENCE AND 71 PARKING STALLS ARE PROVIDED ON LOT 2.  THE ADDITIONAL  GUEST PARKING STALLS ARE PROVIDED ON LOT 3.  ON-SITE STAFF WILL MONITOR PARKING TO ENSURE RESIDENCE AND GUESTS DO NOT PARK ON ADJACENT STREETS OR LOTS.








Bicycle parking information added to the Cover Sheet.  Building 4 includes internal bicycle storage/parking that can accommodate 16 bicycles.





LANDSCAPE TABLE HAS BEEN UPDATED AS REQUESTED.








LANDSCAPE TABLE HAS BEEN UPDATED TO INCLUDE OVERALL LANDSCAPE INFO. AND REQUIRED TREES/SHRUBS AS REQUESTED.








THE STREETSCAPE WILL BE PROVIDED AS PART OF THE OVERALL DEVELOPMENT PLAN AND WILL BE GRAYED BACK ON THE LANDSCAPE PLANS.





PARKING LOT PERIMETER LANDSCAPING HAS BEEN DISCUSSED WITH CITY STAFF. LANDSCAPE PLANS HAVE BEEN UPDATED ACCORDINGLY.








PARKING LOT PERIMETER LANDSCAPING HAS BEEN DISCUSSED WITH CITY STAFF. LANDSCAPE PLANS HAVE BEEN UPDATED ACCORDINGLY.








LANDSCAPE PLANS AND TABLE HAVE BEEN UPDATED TO PROVIDE PARKING LOT INTERIOR LANDSCAPING TO MEET THE CITY'S REQUIREMENTS.








PARKING LOT INTERIOR LANDSCAPING HAS BEEN UPDATED TO INCLUDE SHRUBS AND HARDWOOD MULCH IN LIEU OF TRADITIONAL TURF GRASS.








LANDSCAPE PLANS HAVE BEEN UPDATED TO PROVIDE ADEQUATE TREES AND SHRUBS TO MEET THE SITE PERIMETER LANDSCAPING REQUIREMENTS.








PRIVATE PARKING LOT LANDSCAPING HAS BEEN DISCUSSED WITH CITY STAFF. LANDSCAPE PLANS HAVE BEEN UPDATED ACCORDINGLY.








SETBACK BUFFERING AND LANDSCAPING HAS BEEN DISCUSSED WITH CITY STAFF.  LANDSCAPE PLANS HAVE BEEN UPDATED ACCORDINGLY.








LANDSCAPE PLANS HAVE BEEN UPDATED ACCORDINGLY.








LANDSCAPE TABLE HAS BEEN UPDATED ACCORDINGLY.








PARK EXHIBIT HAS BEEN PROVIDED.  








OPEN SPACE/LANDSCAPING/PARKS EXHIBIT HAS BEEN UPDATED ACCORDINGLY.








NOTED.  AMENITIES HAVE BEEN ADDED TO MEET THE MIN. 60% RECREATION AREA REQUIREMENTS.





AN AMENITIES TABLE HAS BEEN ADDED TO THE OPEN SPACE/LANDSCAPING/PARKS EXHIBIT LISTING AMENITIES PROPOSED WITHIN THE PARK SPACE.





Light pole locations have been added or relocated as easements and infrastructure allow.  Exact compliance with uniformity ratios are not met.  Additional locations are not available and therefore full compliance with uniformity ratios not possible.








Pole mounted luminairs are 25 feet above finished grade. Building mounted lighting is 15 feet above finished grade.








Heights have been added to all buildings.








LANDSCAPE SCREENING OF ACCESSORY BUILDINGS/STRUCTURES HAS BEEN DISCUSSED WITH CITY STAFF.  PLANS HAVE BEEN UPDATED ACCORDINGLY.








Entrances were raised in height for all buildings. Entrances for Buildings 2 & 4 were changed to make them more distinct from the adjacent building.








Materials boards are being assembled and will be shipped to your office.








ACKNOWLEDGED.  REFER TO REDLINES FOR ADDITIONAL ‘GREENLINE’ RESPONSES
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