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Town of Carbondale
511 Colorado Avenue
Carbondale, CO 81623

AGENDA
PLANNING & ZONING COMMISSION
THURSDAY, OCTOBER 11, 2018
7:00 P.M. TOWN HALL

CALL TO ORDER
ROLL CALL

7:00 p.m. - 7:05 p.m.
Minutes of the September 27, 2018 MEELING..........vevuiriiiiiie e e Attachment A

7:05p.m.-7:10 p.m.
Public Comment — Persons present not on the agenda

7:10 p.m. -8:10 p.m.

CONTINUED PUBLIC HEARING —Main Street Marketplace

Major Site Plan ReVIEW/VarianCe. .. ........iuieii e et Attachment B
Applicant: Crystal River Marketplace LLC

Location: Lot 1, Carbondale Marketplace Subdivision

(NW corner of Main Street & Highway 133)

8:10 p.m. - 8:15 p.m.
Staff Update

8:15 p.m. - 8:20 p.m.
Commissioner Comments

8:20 p.m. - ADJOURN

* Please note all times are approx.

Upcoming P & Z Meetings:

October 25, 2018 - UDC Amendments
November 15, 2018 - TBD
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MINUTES
CARBONDALE PLANNING AND ZONING COMMISSION
Thursday September 27, 2018

Commissioners Present: Staff Present:
Michael Durant, Chair Janet Buck, Planning Director
Jade Wimberley John Leybourne, Planner

Nick Miscione

Ken Harrington

Jeff Davlyn

Marina Skiles

Jay Engstrom

Tristan Francis (2"? Alternate)
Nicholas DiFrank (1t Alternate)

Commissioners Absent:
None

Other Persons Present
Ken Olson, 410 Garfield Avenue, Carbondale
Nancy Clough, 511 Garfield Avenue, Carbondale

The meeting was called to order at 7:00 p.m. by Michael Durant.

August 30, 2018 Minutes:
Ken made a motion to approve the August 30, 2018 minutes. Marina seconded the
motion and they were approved unanimously with Nick abstaining.

Public Comment — Persons Present Not on the Agenda
There were no persons present to speak on a non-agenda item.

PUBLIC HEARING — Main Street Marketplace Major Site Plan Review/Variance
Applicant: Crystal River Marketplace LLC

Location: Lot 1, Carbondale Marketplace Subdivision (NW corner of Main Street &
Highway 133)

Janet Buck, Planning Director presented the Staff report and noted the following items:
The property is a vacant 5.37-acre parcel. Itis Lot 1 of the Carbondale Marketplace
Subdivision. City Market, a 10,000 sg. ft. retail store and a fueling station will be located
on Lots 2, 3 and 4 of this subdivision.

The request is to construct a mixed-use development with 115 multifamily residential
units and 10,259 sq. ft. of commercial buildings.
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All of the units would be rental units. Twenty-three of which would be deed restricted
AMI units.

Janet indicated that the applicant will go over the Site Plan and Architectural Drawings.
The hearing should then be continued to October 11" to cover additional items such as
traffic, water rights, engineering, etc. The recommendation for continuance is not
because of issues with the application. It is a complex project with a number of
components. The continuance is to allow time to adequately review the proposal.

Janet noted that the staff report only covered zoning and development standards. A
second staff report will be done for the next meeting which will cover the traffic report
and engineering.

Overall, the application is in compliance with the UDC with two exceptions.

The first is the maximum 10 ft. front yard setback along Main Street. There is an
existing 20 ft. ditch easement along the front of the property for the Rockford Ditch.
Because of that, the buildings would be about 18-20 ft. back.

The variance criteria state that in order to grant a variance, there must be an
exceptional site condition which creates a hardship to the applicant.

The second is the required number of street trees. Staff asked the applicant to follow
the Tree Board’s preference on spacing based on tree size. The purpose of this
spacing is to ensure that tree canopies won't overlap at maturity.

Janet noted that recently the Thompson Park application used the Tree Board
recommendation under the alternative compliance section of the UDC.

The public street connectivity and internal street layout looks good. Janet stated that
her suggestion is that the northerly driveway have more of a street appearance.

She also pointed out that she asked for clarification of what parking would be available
for the public.

Overall, Staff is supportive of the application. There is a need for rental housing in
Town. This development would provide a good mix of rental housing units near the
shopping areas along the highway and the Downtown while providing some commercial
square footage. In addition, residential development along Main Street creates more of
a buffer for the residential areas to the south.

Janet noted that the applicant had a fairly extensive presentation and suggested that
the Commission take this opportunity to ask questions and provide comments. She then
recommended that the Commission continue the Public Hearing to the October 11"
meeting.
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Bob Schultz of Robert Shultz Consulting and Andy Wisnoski from Poss Architecture
presented the project through a virtual flyover.

Ken Harrington asked the applicants if the plan they were currently reviewing was the
same that they had reviewed previously during the rezoning. Bob responded that there
was an increase in the number of units from 97 to 115 but that the units were smaller in
size.

Ken asked if the colors and materials that were being presented were what was actually
going to be installed on the buildings. Andy stated that the materials and colors may
change but that the materials are meant to help make the development look like it did
not all happen at one time and to provide diversity to the buildings.

Ken asked if the snow storage areas had been indicated and also commented these
areas can turn into ice sheets as the snow melts. Bob indicated that the areas were
indicated on Sheet M in the submittal. Ken also commented that the entrance of Shorty
Papst Way and the driveways for the interior area could be designed better.

Tristan Francis asked what the community demand was for the commercial units.
Bob replied that he has watched the market for some time and that there was not that
much of a demand currently.

Marina Skiles commented that it is good that the project complies with the UDC but that
it is unfortunate that the open field is no longer going to be an open field anymore. She
stated that she anticipates a lot of public comment on the project. She also pointed out
that the setback variance does not give her pause.

Jeff Davlyn asked what would be constructed after buildings A and B. Bob indicated
that if a tenant came forward, then other aspects of the development would be
constructed on a demand basis.

Janet asked the applicants to explain the phasing of the public improvements.

Bob stated that the improvements would include the water lines and sewer lines as well
as the sidewalks and trails. He also stated that the parks phasing would be detailed at
the next meeting.

The public hearing was opened at 8:11

There was no public comment.

Ken noted that there were three items to discuss: the Conditional Use Permit, the
Variance and Alternative Compliance.

Ken stated that he felt the setback variance meets the intent of the code as the
buildings are within a few feet of the ditch easement.
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Michael read the variance criteria and noted that the request makes sense as the
foundation for the buildings will need to be offset from the easement to allow
construction and as such would not harm the public.

Nick noted that the Conditional Use would create an added benefit for urban housing.

Michael noted that, with the request for Alternative Compliance, moving the balconies
tightens up the building.

Nick stated that the open rooftop patio would still be a private space as the public would
not have access to the area.

Jeff stated that he liked the look of the architecture of the building without the decks and
was a fan of rooftop spaces.

Marina pointed out that the balconies would provide more of a private space for single
parents to have kids go. She stated that she agreed with Jeff.

Tristan stated that he liked the balconies for private space.

Jeff asked Bob how big the balconies were and Bob stated that they were six feet by ten
feet.

Ken stated that he liked the no balcony concept as the rooftop space would provide
more room for larger parties and asked if the roof top space could be divided into
separate areas.

There was more discussion on the option of the roof top space and the balconies. Bob
stated that they could go with the balconies or could come up with another solution and
bring the options back at the next meeting.

Motion

Ken made a motion to continue the hearing to the October 11" Commission meeting,
Marina seconded the motion and it passed unanimously.

Michael called for a 5 minute break
Michael called the meeting back to order at 8:41
PUBLIC HEARING- Minor Site Plan Review/ADU

Applicant: Green Line Architects/ACES
Location: TBD Garfield Avenue/Original Townsite/Block 18, Lot 3

John Leybourne presented the staff report noting the following items:
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The applicant is proposing to construct an 1881 sq. ft. residence with an attached 373
sq. ft. Accessory Dwelling Unit.

UDC Section 4.4.4.A.1-4 include the following standards for ADUSs:

Only one ADU on the property.

ADU's are required to be attached, except in the OTR Zone district.

The detached ADU shall be located on the side or rear of the primary structure.
The ADU will have a separate exterior entrance.

The ADU will be no more than one bedroom.

Separate water and sewer service will not be provided.

The ADU will not be under separate ownership.

YVVVYVVVYVYY

The application meets the standards that are applicable.

Zoning

An ADU is allowed to be up to 500 square feet in the R/LD Zone District, the proposed
ADU is 373 square feet in size.

The application meets the standards for setbacks, building height and impervious
surface areas.

Parking

Section 5.8.3. of the UDC requires 2.5 parking spaces for a three-bedroom dwelling,
and 2 spaces for an ADU.

The applicant is providing 5 parking spaces and 5 bike parking spaces.

Chris Lane introduced himself as the Chief Executive Officer of the Aspen Center for
Environmental Studies, the owner of the property. He explained that ACES would use
the property for teacher housing. He also pointed out that as a condition of the property
being donated to ACES, the chicken coop and the garden were to remain in operation.
Chris stated that ACES would continue to take care of the chickens and garden and
were looking forward to utilizing them as educational tool in the future.

Julie Novy of Greenline Architects gave a brief presentation of the design of the main
house and proposed ADU.

Michael opened the public hearing at 8:46
Ken Olsen, 410 Garfield Avenue, Carbondale
Ken stated that he owns the blue roof house to the east of the project and is excited

about the proposed use of the lot. Ken stated that his only concern was that he would
like to not have the parking off of the alley and to have it to the front of the lot.
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Michael noted that code requires the parking to be off of the alley.

Nancy Clough, 511 Garfield Avenue, Carbondale

Nancy stated that she like the plan but would like to confirm that there will be someone
to take care of the Chickens and the Garden. Chris Lane responded that the chickens
would be taken care of.

The public hearing was closed unanimously.
Nick made the following motion,

Move to approve a Minor Site Plan Review for an Accessory Dwelling Unit to be
located at Section: 34 Township: 7 Range: 88 Subdivision: Original Townsite
Carbondale Block: 18 Lot: 3 Through: - Lot: 5 W 12.5° OF Lot 3 Carbondale,
Colorado, with the findings and conditions indicated in the Staff Report.

Jeff Davlyn seconded the motion and the motion passed unanimously.
PUBLIC HEARING — Minor Site Plan Review/ADU

Applicant: Green Line Architects/Peter Davidoff
Location: 275 S. Fourth Street

Nicholas disclosed that he is renting a home to the east of the proposed location and
stated that he would be able to make a decision in an unbiased manner on the
application.

John Leybourne presented the staff report noting the following items:

The applicant is proposing to construct an Accessory Dwelling Unit (ADU) in a proposed
accessory structure (Garage) at 275 South 4" Street.

The property is in the OTR Zone District.
The ADU would be 599 sq. ft. and would be located above a proposed garage structure.
5 parking spaces are provided.

UDC Section 4.4.4.A.1-4 include the following standards for ADUSs:

Only one ADU on the property.

ADU'’s are required to be attached, except in the OTR Zone district.

The detached ADU shall be located on the side or rear of the primary structure.
The ADU will have a separate exterior entrance.

The ADU will be no more than one bedroom.

Separate water and sewer service will not be provided.

The ADU will not be under separate ownership.

YVVVVVYY
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The application meets these standards.

There are additional ADU standards in UDC Section 4.4.4.A.5 for residential structures
of historical significance the OTR Zone District. Those standards have been met.

Julie Novy of Greenline Architects introduced the owner of the property, Peter Davidoff.

Julie pointed out that the structure was designed to mimic and preserve the main
historic structure on the lot.

David stated that the stairs on the structure to enter the ADU were designed to mimic
the neighboring property.

Michael opened the public hearing. There was no public comment.

Jeff made a motion to close the public hearing and Marina seconded the motion and it
passed unanimously.

Marina stated that the staircase was not relevant to the historic house and should not be
a focal point of the structure.

Michael stated that he agreed with Marina.
Ken stated that he really did not have any issue with the staircase.

There was a discussion with the applicant on moving the staircase to the side of the
garage or providing some sort of screening or architectural features to screen the stairs.

Ken made the following motion: Move to approve the Special Use Permit, and a Minor
Site Plan Review for 275 South 4™ Street as proposed with the findings and conditions
in the Staff Report.

The motion was seconded by Nick.

Michael asked that roll be called on the motion.

The motion passed by a vote of:

Yes -5
No- 2

Staff Update
Janet gave a brief update on the Thompson Park application.

John stated that there were many building permits recently submitted. He also gave an
update on the Tumbleweed lawsuit.
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Commissioner Comments

Nick gave an update on the water conservation planning meeting he attended and
stated that he would like to work with Staff to see how the UDC can be used for water
resource planning in the future.

Motion to Adjourn

A motion was made by Jeff to adjourn. Ken seconded the motion and the meeting was
adjourned at 9:30 p.m.
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TowN OF CARBONDALE
511 COLORADO AVENUE
CARBONDALE, CO 81623

Planning Commission Agenda Memorandum

Meeting Date: 10-11-18

TITLE: Continued Public Hearing - Main Street Marketplace — Major Site Plan
Review, Conditional Use Permit, Request for Alternative Compliance and
Variance

SUBMITTING DEPARTMENT: Planning Department

ATTACHMENTS: Referral Agency Comments

- Public Works/McDowell Engineering/Roaring Fork
Engineering

- Building Official

- RFTA

- Fire District

Staff Report dated September 27, 2018

Land Use Application (Traffic Report will follow)

BACKGROUND

This is a continued public hearing for a Major Site Plan Review, Conditional Use Permit,
Request for Alternative Compliance and a Variance. The Planning Commission is
required to hold a public hearing and make a recommendation to the Board to approve
the request, approve it with conditions, or deny it. The Commission may also continue
the public hearing.

The Planning Commission considered this application at its September 27, 2018
meeting. At that meeting, the Commission discussed the Site Plan and Architectural
Drawings. The Staff Report from that meeting is attached. This Staff Report discussed
zoning and site plan review standards. There were three specific items which the
Commission addressed as follows:

1. Front Yard Setback Variance — The Commission felt that the variance criteria
could be met due to the location of the Rockford Ditch and the 20 ft. easement
associated with the ditch. It was also discussed that the proposed setback met
the intent of the 10 ft. maximum front yard setback because the building footprint
was within a few feet of the 20 ft. easement.




2. Conditional Use Permit for Residential on Ground Floor — The Commission found
there was a benefit for the provision of urban housing and that it was in
compliance with the 2013 Comprehensive Plan.

3. Alternative Compliance — Private Outdoor Space for Building E - The
Commission asked the applicant to come back with a different solution to ensure
the private outdoor space on the adjacent roof would be private. However, a
number of Commissioners preferred the balconies outside of each residential unit
within Building E.

The public hearing was then continued to October 11, 2018 to cover additional items
such as traffic, water rights, engineering, etc.

Engineering

The applicant indicates all of the public improvements would be constructed initially.
The public improvements required to serve the site include utilities, irrigation, vehicle
and pedestrian access.

The timing to construct the buildings would be based on market demand. However, it is
anticipated that the two apartment buildings along the north side of the lot (Buildings A
and B) would be constructed first.

The majority of the public improvements required for Lot 1 were determined during the
review of the Carbondale Marketplace (City Market) Subdivision plat. This plat was
recorded in February of 2018. This subdivision plat split the 23 acre Crystal River
Marketplace LLC parcel into five lots. The plat also dedicated the streets (Hendrick
Drive, Shorty Pabst and Nieslanik) to the Town. The street improvements for Hendrick
Drive and Shorty Pabst have been approved and secured through the Carbondale
Marketplace Subdivision Improvements Agreement.

The Public Works Department, which includes the Utilities Department, reviewed the
engineering plans and finds that the proposed development is consistent with and
seems to work with the Carbondale Marketplace (City Market) development to the north.
They have requested a few changes to the engineering. A condition has been added
that approval of the Major Site Plan Review is contingent upon Town Staff approval of
the final engineering plans.

The Carbondale & Rural Fire Protection District (C&RFPD) has also reviewed the plans
and generally finds them satisfactory. They have asked that the developer enter into an
agreement with the C&RFPD to pay fire impact fees.

If this application is approved, a Development Improvements Agreement will be
required. This would need to be approved by the Board of Trustees. The public
improvements associated with this development will be secured through the agreement.



Traffic Report

A Traffic Report was prepared by Kimley Horn and Associates, Inc. The report
estimates that when Lot 1 is built out, there would be 57 morning peak hour and 98
evening peak hour trips generated by the development. A total of 1,136 daily trips are
estimated.

Kimley Horn anticipates about 90% of the vehicles to turn left out of Lot 1 onto Main
Street and proceed toward the Highway 133 roundabout. They estimate 5% would turn
right out of Lot 1 to go west toward CRMS and about 5% to go south on Hendrick Drive.

The Town had requested an analysis of a “mini-roundabout” at Main/Hendrick. The
study finds that such an improvement at that location would not be required; however,
the improvements to the intersection have been designed to accommodate a minim-
roundabout in the future.

The Traffic Report will be sent to the Commission in a supplemental packet on October
8, 2018.

The Public Works Director and McDowell Engineering reviewed the Traffic Report and
find that overall the numbers are correct. The Public Works Director will be at the
October 11, 2018 meeting.

Traffic Impact Fee

When the City Market development and 15t Bank were approved, the Town required a
traffic impact fee to go towards a future roundabout at Industry Way and Highway 133.
The Board may again require some type of traffic impact fee for this development.
However, Staff would suggest that there be flexibility so that funds could go toward
improvements to Main Street and Hendrick Drive. A condition of approval has been
included.

Water Rights

The water rights were resolved with the most recent amendment to the agreement with
CRMS. No further action is required on this item.

Improvements Sequencing Plan

There currently is no improvements sequencing plan for the private improvements on
the site. The applicant would like to retain the flexibility to construct the buildings on an
as-needed basis. However, there needs to be some type of mechanism to determine
what proportionate share of elements need to be constructed to meet the needs of the
future residents and/or tenants when a building or series of buildings are constructed.



Some of the items which would need to be addressed include:

Drainage

Provision of parking and driveways
Common Open Space elements

Emergency vehicle access

Future construction access

Easements

Provision of accessible units (Building Code)

NoakwnNpE

In addition, if the site is disturbed for public improvements construction, a condition has
been added that the property be re-graded and re-vegetated.

A condition has been included that an improvement sequencing plan be submitted for
Town review and approval. That plan would most likely be incorporated into the
Development Improvements Agreement.

Building Official

The Building Official submitted a memo which outlines some initial thoughts on
compliance with the Town’s adopted building codes. This is mainly informational for the
applicant as they move forward with the building permit applications. There is no need
to include any of these items as conditions of approval since they are building code
requirements.

FISCAL ANAYLSIS

Development of this property to a mixed-use development on the corner of Highway 133
and Main Street will add to the commercial and residential activity on this corner of
Town.

RECOMMENDATION

Staff recommends that the following motion be approved: Move to recommend
approval of the Major Site Plan Review, Conditional Use Permit to allow
residential uses on the ground floor, Request for Alternative Compliance for the
provision of street trees and a Variance from the Maximum 10 ft. Front Yard
Setback along Main Street with the conditions and findings in the Staff report.

Conditions:

1. Approval of the Major Site Plan Review is contingent upon Town approval of a
Development Improvements Agreement which addresses construction of public
improvements associated with the development prior to issuance of a building
permit.



. Approval of the Major Site Plan Review is contingent upon Town approval of the
engineering plans.

. All required public utility, public access and public pedestrian/bicycle easements
shall be dedicated to the Town of Carbondale prior to the recordation of the
Development Improvements Agreement. The location and size of the easements
shall be subject to review and approval of Town Staff.

. At the time of review of the Site Plan Review by the Board of Trustees, the
developer shall submit an Improvements Sequencing Plan for Town review and
approval.

. After construction of the public infrastructure, the portion of the site which will
remain vacant shall be re-graded and revegetated.

. All conditions of Ordinance No. 21, Series of 1997 recorded at Reception
Number 521822 and recorded on March 13, 1998 remain in effect and in full
force unless otherwise approved by the Board.

. An engineer’s estimate shall be prepared to reflect all public improvements,
subject to Town review and approval, prior to recordation of the final plat.

. The developer shall be responsible for the construction and cost of all
infrastructure improvement. The construction of the infrastructure shall be
completed within one (1) year of the recordation of the Development
Improvements Agreement.

. The developer may be required to submit a current titte commitment for the
easement dedications for review and approval by the Town Attorney. This
commitment shall be prepared at the expense of the developer.

10.A fee-in-lieu of highway improvements may be required at the time of recordation

of the Development Improvements Agreement. A final determination of fees
shall be made by the Town Board.

11.The applicant shall enter into an agreement with the Carbondale & Rural Fire

Protection District to pay impact fees prior to recordation of the Development
Improvements Agreement.

12.All irrigation shall be from non-potable water sources supplied by the Rockford

Ditch.

13.The rooftop equipment shall be screened in accordance of Section 5.4 of the

UDC (Landscaping and Screening).



14. All lighting shall be in compliance with Section 5.10 of the UDC (Exterior

Lighting). The lighting plan shall be subject to review and approval of Town
Staff.

15.1f the residential development is subdivided or condominiumized, the applicant

shall comply with the Community Housing Inclusionary Requirements in Section
5.11 of the UDC.

16. All representations of the Applicant in written submittals to the Town or in public

hearings concerning this project shall also be binding as conditions of approval.

17.The Applicant shall pay and reimburse the town for all other applicable

professional and Staff fees pursuant to the Carbondale Municipal Code.

Criteria — Variance

1.

The subject property has an exceptional site condition which is not a general
condition of that particular zone district, specifically, the pre-existing location of
the 20 ft. wide ditch easement which lies along the front of southerly property line
of Lot 1, Carbondale Marketplace;

The location of the ditch easement creates an exceptional, practical hardship to
the applicant as buildings can't be constructed within the easement in order to
meet the maximum 10 ft. front yard setback;

The variance is the minimum required that will afford relief as the buildings are
proposed as closely as possible along the ditch easement meeting the intent of
the standard in the zone district;

The applicant did not create the hardship by his/her own actions as the ditch
easement was created during the Carbondale Marketplace Subdivision
application review which was submitted prior to the adoption of the UDC and the
new Mixed Use zone district;

The variance requested does not harm the public or injure the value of adjacent
properties; and

The granting of the variance will be consistent with the spirit and purpose of the
Code.

Findings - Site Plan Review Criteria:

1.

The site plan is consistent with the Comprehensive Plan as the area is
designated New Urban which envisions a flexible mix of retail, restaurants,
service commercial and multi-story mixed-use buildings with buildings being the



focal point of the site by locating them close to the street. The purposes stated in
this Unified Development Code have been met;

1. The site plan is consistent with the purposes section of the MU zone district as
this development will provide a compact, mixed-use development that provides
people with the opportunity to live, work, recreate, and shop in a pedestrian-
friendly environment. There would be multimodal access to and from Downtown.
The development includes both a vertical and horizontal mix of land uses, and
provides an interesting and walkable environment through tailored building
design and streetscape standards that address features such as building mass
and placement, building entries, and windows/transparency; and

2. The site plan complies with all applicable development and design standards set
forth in this Code; and,

3. The traffic generated by the proposed development is adequately served by the
proposed streets in the Carbondale Marketplace Subdivision and the existing
streets within Carbondale.

Criteria - Alternative Compliance for Street Trees

1. The proposed landscape plan achieves the intent of the standard in UDC Section
5.4.3.B.3. to a better degree than the subject standard as it complies with the
Tree Board’s preference to space the trees apart based on the size class of each
tree in order to ensure tree canopy won't overlap at maturity.

2. The proposed landscape plan advances the goals and policies of the
Comprehensive Plan and this Code to a better degree than the standard as it
provides a creative design that does not strictly adhere to the Code’s standards
yet authorizes a site-specific plan that is better than the strict application of the
standard;

3. The proposed landscape plan results in benefits to the community that exceed
benefits associated with the standard as it improves the environmental and
aesthetic character of Carbondale; and

4. The proposed landscape plan imposes no greater impacts on adjacent properties
than would occur through compliance with the specific requirements of this
ordinance.

Criteria — Conditional Use Permit — Ground Floor Residential

1. The site, building(s), and use meet the criteria, all applicable regulations and
development standards as specified in this Code and for the zone district in
which the use is located,;



2. The proposed use is consistent with the Comprehensive Plan; specifically, the
ground floor units meet a significant community demand for rental housing
and are integrated as urban housing into a mixed-use development. The
property is south of the soon-to-be constructed City Market development with
its associated 10,000 sq. ft. retail space and gas pumps and north of the
property zoned Commercial/Retail/Wholesale in the Crystal Village PUD.

3. The site includes no non-conformities with the exception of the inability to
meet the maximum 10 ft. front yard setback along Main Street due to the pre-
existing location of a 20 ft. wide ditch easement;

4. The proposed use is planned in a manner that minimizes adverse impacts on
the traffic in the neighborhood or surrounding uses;

5. The proposed use is compatible with adjacent uses in terms of scale, site

design, and operating characteristics (including hours of operation, noise,
odor, dust, and other external impacts);

Prepared By: Janet Buck, Planning Director



TOWN OF CARBONDALE
PUBLIC WORKS

511 Colorado Avenue
Carbondale, CO 81623

Development Review Memorandum

SUBJECT PROPERTY/DEVELOPMENT: Main Street Marketplace
LU 18-23-24
DATE: September 26, 2018

REVIEW COMMENTS:

Streets:
» In general, the proposed layout is consistent with and seems to work with
the City Market development to the north.
» Please see attached memo from McDowell Engineering for comments
related to the traffic study and the memo from Roaring Fork Engineering
for additional street and grading comments.

Water:

» If the water line that goes north/south through the parking area along the
east side of the open space could be routed east similar to the sewer ling,
the remainder of the north/south water line seems unnecessary.

» Please see the attached memo from Roaring Fork Engineering for
additional comments.

Sanitary Sewer:
¢ No additional comments other than those contained in the memo from
Roaring Fork Engineering.

Storm Water:
» In general, the storm water management strategies used in the design are
appropriate.
e See comments from Roaring Fork Engineering for additional comments.

Irrigation/Ditches:
¢ None.

Landscaping/Planting:
» Landscaping has been reviewed and generally complies with the UDC.
e The plant key needs to be revised to reflect a minimum 2.5" caliper.

General/Other:
* More detail on the above-items will be necessary before final engineering
approval, but the plan is generally acceptable.



September 19, 2018

Kevin Schorzman
Carbondale Public Works Director

RE: Main Street Marketplace
Traffic Impact Study Review
Carbondale, CO

Kevin:

McDowell Engineering has reviewed the Traffic Impact Analysis for Main Street Marketplace (TiS) from Kimley
Horn dated July 30, 2018. The study addresses the potential impacts of the proposed Main Street Marketplace
development located on the northwest corner of State Highway 133 and Main Street. The Town should require
additional clarification and a revised study from the applicant.

i. General Comment
The report is well organized and well written. In the future, please coordinate on the traffic analysis scope
prior to completing the study.

2. Executive Summary
Please include a short description of the State Highway 133 Access Control Plan in the third bullet point on

Page 3. The impacts to the Sopris Shopping Center were anticipated in the ACP.

3. Background Traffic Calculations
Please include a figure(s) in the Appendix with any background traffic calculations that were used in addition

to the annual growth rate application.
a. City Market traffic
b. Cut-through traffic

4. Trip Generation Analysis
Per Section 2.3(4)(b} of the State Highway Access Code, please utilize the peak hour volumes of the access, ie.

‘Peak Hour of Generator’ for the peak hour traffic analyses. Please also refer to Figure 4.2 of the ITE Trip
Generation Handbook when determining whether to use the average rate or fitted curve equation for each
land use. Include a short description of the methodology for each land use. Per Section 2.3(4)(d} of the State
Highway Access Code, locations of retail development shall also include weekend analyses. Please compare
weekend trip generation rates in Table 1. Determine if the revised numbers will impact any of the queue
lengths, HCM modeling results, etc.

5. Year 2040 Total Traffic Conditions .
Paragraph 3 on Page 23 describes that some site traffic may decide to egress via an alternate route if delays
are excessive at the site access. Please model this scenario into your directional distribution assumptions.

6. Sight Distance
Please address sight distance at each site access in the revised Ti5.

7. Improvement Contributions
Page 25 states that by Year 2040 the roundabout at the intersection of State Highway 133 and Main Street

may require additional eastbound and westbound entry lanes to accommodate forecasted traffic. Please
include a percentage of site-generated traffic volume impact to the eastbound and westbound right turn
movements.
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8. Synchro Repaorts
A few of the Synchro reports are missing from the Appendix. Please make sure that they are included in the

resubmittal. (Hendrick Drive and Main Street Year 2040 Total) Do the queues for the Year 2040 total traffic
impact Hendrick Drive's proposed on-street parking?

McDowell Engineering looks forward in working with the applicant. Please feel free to contact us with any
additional questions.

Sincerely,
McDowell Engineerin,

Mol oty

Kari McDowell Schroeder, PE, PTOE
Traffic/Transportation Engineer
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To:
From:
Date:

Re:

Kevin

“@= ROARING FORK
ENGINEERING

Kevin Schorzman- Carbondale Public Works Director
Richard Goulding P.E. -Roaring Fork Engineering
September 14" 2018

Market Place Subdivision Lot 1 — Civil Engineering review

Roaring Fork Engineering {(RFE) has reviewed the civil section of the planning level documents dated 7-
30- 2018 produced by Sopris Engineering and Kimley Horn. The review included the water, drainage,
sanitary sewer and traffic study. The irrigation water allacations were not reviewed. RFE has the
following comments and clarification requests for the applicant.

Water:

The 2016 Water and Waste Water Master Plan section 4.6.3 addressed the fire flow capacity for the
Town of Carbondale water system. The simulated model states that there is 3525 Gallons per minute
(GPM) available to Market Place. The analysis was performed in 2010 by SGM, the Town’s consultant
engineer at the time.

The water section of the Engineering Report should reference this information if it is to be used
as a basis to provide fire flow to the development. RFE will provide a copy to Sopris Engineering
for their records.

The report also addresses the storage capacity of the existing Carbondale storage tanks. RFE
would ask that the engineering report calculates the additional projected domestic demand that
the development will place on the Carbondale water system.

The water layout is looped and provides adequate isolation. The minimum size of 8” for
distribution lines is met. There are no profiles as of yet to determine burial depth (6’ minimum
cover required). RFE would recommend a valve be added to the Tee on Hendrick Drive

The Masterplan shows a 10” in Main Street. It is labeled as 12” on the distribution maps. We
would like to confirm what this is or know where the information came from.

Prior to the Building Permit RFE would recommend that Bill Gavette of the Carbondale Fire
District reviews this layout to confirm the location of the hydrants can adequately cover the
buildings. Building G could potentially need an additional hydrant. RFE will defer to the Fire
District to determine if it is needed.

Is Market Place Lot 5 intending to connect to the 8” stub under Highway 133 which would then
run south to Lots 1&2.

Sanitary Sewer:

The sewer design provided meets the minimal slopes and sizes. The manholes are also within the 400’
maximum allowable distance as specified by the Carbondale Public Warks Manual.



* Amore detailed hydraulic analysis will be expected at permit submission so that RFE can verify
flow velocities and capacity.

* RFE requests the information on sheet G-C5.1 for the Carbondale Market Place design drawings
by Galloway be provided as part of this package for reference. This line serves Buildings A, B, C
and may require easements across the City Market Lot 2.

Drainage:

RFE agrees with the general drainage approach to have capacity for the 10-year 1-hour storm and for
larger events to pond within the parking lot until infiltrated. The soils on the site are cobbly gravels and
have adequate infiltration properties to do this. As basins 01, 02 have been reviewed as partofa
pervious application they are not included in this review. The review will only be for Basin 03. We have
the following comments:

*  RFE would like discuss the drainage methodology with the Design Engineer. The methodology
used assumes that the runoff can be released at a historical rate of 0.63 cfs, However, the runoff
will be in infiltrators several feet below grade so cannot release by gravity. What may be
possible is to prove that the infiltration rate of the saturated soil can absorb the excess runoff at
rate of 0.63 cfs. Full detention of the storm could also be an option but would require more
storage.

The infiltration system per the spec sheet can only have a maximum cover of 6.5'. When RFE
profiled the lowest inlet which is 300’ away at 2% the invert entering the bed is 11.5' below the
finished grade. This will exceed the manufactures recommendations.

As the design progresses it would appear inlets or drain chases will be needed at low spots on
the raised parking islands to prevent ponding,

¢ The grading would indicate the inlet on the east side of the parking lot is draining a very large
area of the site. The final report should include an analysis of the inlet and pipe capacities using
sub basins.

On buildings A, B, C, D and E the grading of pervious areas drains offsite. This is not an issue but
the final design should demonstrate how the roof runoff is routed to the centralized drainage
system and not to the proposed grade at the rear of these buildings.

Parking lot, roads and grading

* RFE recommends that a simulation of the turning movements for fire equipment be performed
to ensure the curb radius are adequate.

* The pavement section follows the Geotech recommendations.

* Some areas are graded below the minimal slopes recommended by the Geotech.



Memorandum

To: Janet Buck, Planning Director
From: John Plano, Building Official
Date: 09/06/18

Re: Preliminary Review — Main Street Market Place Lot One Housing
Project. LU18-23-24

This review is preliminary for the Planning Department; a thorough review of the
buildings will be performed at review for building permits. At this point there is
insufficient information for a through Building Department review.

The current building codes adopted by the Town are the 2009 International Code Group
and the 2012 International Green Construction Code (IGCC). The Town recently has
adopted the 2015 International Energy Conservation Code and that will be active
September 23™ 2018.

The strictly residential building will be required to comply with the Town’s Residential
Efficient Building Program (REBP). The buildings with commercial mixed with
residential will be required to comply with the 2012 IGCC.

An accessible route will be required to on-site facilities, i.e.: The Futsal Field and
Gazebo/Picnic/BBQ area.

Three one-bedroom units are being proposed as “Type A” accessible units. The code
requires the “Type A” units be dispersed among the various class of units. It appears that
there should be a 2-bedroom unit designed as a Type A accessible unit.

Multiple residential units on the upper levels only have access to one exit. The 2009 IBC
section 1021 limits the travel distance in R-2’s to 50 if the story has one exit. The
drawings distributed for comment are not to scale, but it appears over the allowed 50°.
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Roaring Fork Transporiation Authority

Date Sent: 8/13/18

Comments Due: 9/5/18

Jurisdiction: Town of Carbondale

Project Name: Main St. Marketplace, Lot One Housing Project, Application for Major Site
Review, Conditional Use & Variance to Maximum Setback

Project Address: Lot 1, Carbondale Marketplace, Main St. Carbondale

Owner: Crystal River Marketplace LLC

Map: http://garfield.valuewest.net/rptMain01.aspx?countynumber=23&countyname=Garfield&accountnumber=R084075

Project Summary:

The Lot One site is proposed to house 11 buildings with commercial and residential uses fronting the
main roadways. The site plan includes a diverse variety of architectural features, scale, and massing in
conjunction with internal parking and a central green space to meet the intentions of the UDC. Great
care has been taken in proposing a UDC-compliant mixed-use development.

The intention of this application is to demonstrate conformance with the four primary

Site Review approval criteria required by the Town’s Unified Development Code (UDC): Consistency with
the Comprehensive Plan, Consistency with previous approvals, Compliance with design standards (which
makes up the bulk of the application), and Traffic generated by the development will be handled with
existing roads or mitigated by the project.

Dwelling Units: 115

Commercial: 10,259 sqf

Parcel: 5.37 acres

Parking: 196 cars, 10 bikes

Traffic: 57 morning, 98 evening, 1,136 daily

Total Unit Types
Studio
One Bedroom

Two Bedroom > 800 sq. ft.

Two Bedroom < 800 sq. ft.
Three Bedroom

Mobility

Carbondale’s four bus stops provide some of RFTA’s highest system-wide bus ridership, including the
Carbondale BRT Station that ranks third in every season. The Carbondale Circulator Route (CCR) services
all bus stops with convenient access between downtown and the BRT Station; 2017 ridership for the CCR
was 140,455. Carbondale also experiences some of the Valley’s highest percentages of pedestrian and
bicycle access to-from our bus stops for year-round, first-last mile commuting.

1



According to the applicant, “Pedestrian and bicycle access were integral to creation of the Lot One site
plan. The pedestrian zone along Hendrick Dr. will present an appropriate-scaled commercial frontage
and architectural interest. An 8’ wide sidewalk/trail through the center of the site will offer the public
convenient and safe access to City Market. A bike trail along Shorty Pabst Way will provide connection
between the trail along SH 133 from the RFTA park-and-ride and the west edge of the property along
Main St. as well as City Market and commercial spaces.”

“In addition to providing an attractive ‘new urban’ entrance to the site, the development of the site is
advancing Town connectivity. Bicycle connectivity along Shorty Pabst Way from SH 133 to Main St. has
been accommodated to support access to and from Carbondale’s only RFTA Bus Rapid Transit station
and the west side of Town. Pedestrian and bike access to the City Market from Main St. is
accommodated through the center of the site to the front door of City Market. The housing component
is integrated with employment opportunities and connectivity to bus service so that residents can
choose alternative transportation. The new sidewalk along Main St. advances pedestrian connections
from downtown toward CRMS and trails beyond.”

Traffic

The Main St. Marketplace, Lot One Housing Project, lies in the southeast section of a larger commercial
area at the corner of SH 133/Main St. Most of the adjacent parcels have been approved for a
combination of a new City Market, retail, bank and gas station. Although separate from the City Market
project, Lot One provides a residential component that has yet to be approved with the other projects.

A Traffic Report was prepared by Kimley Horn and Associates, Inc. The same firm prepared the study for
the adjacent, new City Market. The report estimates that, when fully built out, Lot One will generate 57
morning and 98 evening peak hour trips to and from the site.

There are currently about 14,600 trips per day north of the site on SH 133, about 11,000 trips south of
the site on SH 133, about 3,100 on W. Main St. near Lot One and 6,200 trips on Main St. east of SH 133.
The trips to and from Lot One would be distributed in those four directions and added to those counts.
Kimley Horn expects about 90% of vehicles to turn left out of Lot One toward the roundabout at Main
St., about 5% to go west toward CRMS and about 5% to head south on Hendrick Dr. That would result in
about 57 trips in or out of Lot One onto Hendrick Dr. daily. There is no indication of traffic congestion at
intersections in 2019 triggered by Lot One based on the study findings as long as Shorty Pabst Way and
Hendrick Dr. are connecting the site to Main St.

Staff had requested analysis of a “mini-roundabout” at Main/Hendrick. The study finds that such an
improvement at that location would not be required, however the improvements to the intersection
have been designed to accommodate a mini-roundabout, if desired in the future.

RFTA Comments

According to the 2013 Carbondale Comprehensive plan, growth rates call for an additional 3,600
residents by 2032; and if the commercial growth rates from the past two decades continued, the town
could expect demand for an additional 600,000 sq. ft. of commercial development by 2032.



While this development alone is projected to generate about 1,000 average daily trips (ADT), if
combined with the adjacent City Market development, these two developments cumulatively will
encompass an estimated 75,000 ft?> of commercial (or 12.5% of the estimated 600,00 ft?> of commercial
development anticipated by 2032) and generate nearly 10,000 ADT. This does not include additional
development that may occur on adjacent or nearby parcels.

Scenario Daily AM Peak |PM Peak
Retail (7,100ft2) 314 7 19
Supermarket (58,000 ft2) 5,930 176 484
Gas Station 2,360 149 158
subtotal (Phase 1) 8,604 332 661
Multifamily (115 units) 740 47 58
Shopping Center (10,474 ft2) 396 10 40
subtotal (phase 2) 1,136 57 98
Total 9,740 389 759

According to the Comprehensive Plan, “there are four areas of alignment that stand out and are
emphasized throughout the Comprehensive Plan” including:

“Carbondale’s community identity and attractiveness are tied inextricably to its small town form and
compact size. A compact town with attractive multimodal options reduces dependence on the personal
automobile, which it turn contributes to improved air quality and reduced greenhouse gas emissions.
The ability to get around town without a car also promotes a healthier, more out-going community.”

Consistent with the Comprehensive Plan, it may be appropriate to consider investing in additional
multimodal infrastructure and operations necessary to fulfill the Town’s aspirations of allowing residents
and visitors to get around town without a car, including expanding the Carbondale Circulator route and
bicycle and pedestrian improvements.

With regard to bike-ped access, the Lot One and Marketplace parcels are close to the main SH 133
corridor, the Main Street roundabout, and about % mile to downtown. RFTA would recommend that any
connections to existing town trails are well-marked and care is given to how bikes and pedestrians will
navigate the roundabout to/from the project between downtown and West Main St.

These multimodal improvements, however, will likely require additional local investment.

Thank you for allowing RFTA to provide referral comments for this project. Staff is happy to discuss any
of these comments with the Town or the development team.

Sincerely,

David Johnson & Jason White, RFTA Planning



TOWN OF CARBONDALE

PLANNING DEPARTMENT
REVIEWING AGENCY FORM

PLANNING ITEM #: LU18-23-24
DATE SENT: 8-8-18
COMMENTS DUE: 9-5-18

TO:

To assist the Town in its review of this project, your review and written comments are
requested. Please notify the Planning Department if you will not be able to respond by
the date listed above. Questions regarding this project should be directed to the
Planning Department, 963-2733.

APPLICANT: Robert Schultz Consulting LLC

OWNERS: Crystal River Marketplace LLC

LOCATION: Lot 1, Carbondale Market Place

ZONE: Mixed — Use (UDC)

PROJECT DESCRIPTION: _Major Site Plan Review, Variance to the maximum setback
along Maine Street, Conditional Use for residential units on ground floor, and Alternative
Compliance for Landscape Plan (to use Tree Board spacing preference). Many public
improvements overlap with the Carbondale Marketplace (City Market) Subdivision
improvements. The SIA for the Carbondale Marketplace was approved in 2016. It is
anticipated that some infrastructure work will begin on that project this fall, with the City
Market store construction commencing next year. Let us know if you would like to
review any of the documents recorded with the Carbondale Marketplace Subdivision
Plat.

PLANNING STAFF CONTACT: _Janet Buck

The following are conditions or comments | would offer regarding this item: (Attach
separate sheet if necessary)

1. Please see attached comments.

Date: August 11, 2018

Bill Gavette

Deputy Chief

Carbondale & Rural Fire Protection District
970-963-2491

Please return comments to both: jbuck@carbondaleco.net
msikes@carbondaleco.net

Planning Department
Town of Carbondale
511 Colorado Avenue
Carbondale, CO 81623



FIRE - EMS - RESCUE

August 11, 2018

Janet Buck

Planner, Town of Carbondale
511 Colorado Avenue
Carbondale, Colorado 81623

RE: Main Street Marketplace

Dear Janet:

I have reviewed the submittal for the proposed Carbondale Marketplace subdivision. | have the
following comments.

Water Supplies for Fire Protection
The proposed water system is capable of providing the required fire flow of 1,500 gallons per
minute for the development. The proposed location and spacing of the fire hydrants is adequate.

Access
The proposed access for the development is adequate for emergency apparatus.

Impact Fees
The development is subject to development impact fees adopted by the District. The developer

will be required to enter into an agreement with the District for the payment of development
impact fees. Execution of the agreement and payment of the fees are due prior to the recording of
the final plat. Fees are based upon the impact fees adopted by the District at the time the
agreement is executed. The current fee for residential development is $730 per unit and the fee
for commercial development is $730 per 1,900 square feet or portion thereof.

Carbondale & Rural Fire Protection District
300 Meadowood Drive e Carbondale, CO 81623 e 970-963-2491 Fax 970-963-0569



Main Street Marketplace, Page 2 of 2

Residential Impact |Commercial| Impact
Units Fees Sq. Ft. Fees
Building A 12 8,760
Building B 23 16,790
Building C 19 13,870 3,934
Building D 11 8,030 1,836
Building E 18 13,140 4,489
Building F 10 7,300
Building G 8 5,840
Building H 2 1,460
Building J 4 2,920
Building K 4 2,920
Building L 4 2,920
Total 115 $ 83,950 10,259 | $ 4,380

[TOTAL FEES: ' $88,330

Please contact me if you have any questions or if | may be of any assistance.
Sincerely,

Bill Gavette
Deputy Chief

Carbondale & Rural Fire Protection District
300 Meadowood Drive e Carbondale, CO 81623 e 970-963-2491 Fax 970-963-0569



TowN OF CARBONDALE
511 COLORADO AVENUE
CARBONDALE, CO 81623

Planning Commission Agenda Memorandum

Meeting Date: 9-27-18

TITLE: Main Street Marketplace — Major Site Plan Review, Conditional Use
Permit, Request for Alternative Compliance and Variance

SUBMITTING DEPARTMENT: Planning Department

ATTACHMENTS: Referral Agency Comments
- Building Official
- RFTA
- Fire District
Land Use Application

BACKGROUND

This is an application for a Major Site Plan Review, Conditional Use Permit, Request for
Alternative Compliance and a Variance. The Planning Commission is required to hold a
public hearing and make a recommendation to the Board to approve the request,
approve it with conditions, or deny it. The Commission may also continue the public
hearing.

The site is a vacant 5.37 acre parcel (approximately 233,902 sq. ft.) located at the
northwest corner of Highway 133 and Main Street. It is generally located along west
Main Street, behind the 7-11 store.

The property is Lot 1 of the Carbondale Marketplace Subdivision which was approved
by the Board in 2016 as part of the City Market development. City Market, a 10,000 sq.
ft. retail store and a fueling station will be located on Lots 2, 3 and 4 of the Carbondale
Marketplace Subdivision.

The owner/applicant is Crystal River Marketplace LLC.

DISCUSSION

The request is to construct a mixed-use development with 115 multifamily residential
units and 10,259 sq. ft. of commercial buildings.



There would be 11 buildings on the lot as follows:

Building # of Res. Commercial Type of Building
Units Sq. Ft.
Building A 12 units Apartment
Building B 23 units Apartment
Building C 19 units 3,934 sq. ft. Mixed-Use
Building D 11 units 1,836 sq. ft. Mixed-Use
Building E 18 units 4,489 sq. ft. Mixed-Use
Building F 10 units Townhomes (Row Houses)
Building G 8 units Townhomes (Row Houses)
Building H 2 units Stilt Units
Building J 4 units Stilt Units
Building K 4 units Studio Apartments
Building L 4 units Studio Apartments

(There is no Building 1.)
There would be the following mix of units:

21 Studio

33 One-bedroom

43 Two-bedroom over 800 sq. ft.
15 Two-bedroom under 800 sq. ft.
3 Three-bedroom

All of the units would be rental units. Twenty-three (23) would be deed restricted to
meet the Town’s affordable housing guidelines.

PROCESS

At this meeting, the applicant will go over the Site Plan and Architectural Drawings. The
hearing should then be continued to October 11, 2018 to cover additional items such as
traffic, water rights, engineering, etc. The recommendation for continuance is not
because of issues with the application. It is a complex project with a number of
components. The intent is to allow time to adequately review the proposal.

This staff report will only cover zoning and development standards. A second staff
report will be done for the October 11, 2018 meeting which will cover the additional
items, including recommended conditions and findings of approval.



ZONING

Surrounding Uses and Zoning

North CRW Vacant

South CRW-PUD City Market/Ace Shopping Center
East PCC 7-11 and Office Building

West Open Space Vacant

Comprehensive Plan

The property is designated as “New Urban” on the Future Land Use Plan in the 2013
Comprehensive Plan. This designation allows for a flexible mix of retail, restaurants,
service commercial, lodging, offices and multiple story mixed-use buildings which may
include residential upstairs. Uses should be transitioned appropriately to adjoining
uses.

Development should be urban with buildings close to the sidewalks/streets. Parking
should be in landscaped lots behind the buildings or in courtyards. Site design should
provide safe connections to the buildings for pedestrians and cyclists.

Building facades and rooflines should be broken-up to avoid monotony and box-like
structures. There should be architectural elements facing the streets.

Mixed Use (MU) Zone District

This parcel was rezoned to the Mixed-Use Zone District in 2017. The rezoning
application included a conceptual plan which closely mirrors the Site Plan included in
this application.

Below is the purpose section of the MU zone district:

The purpose of the Mixed-Use District is intended to foster compact, mixed-use
development patterns that provide people with the opportunity to live, work,
recreate, and shop in a pedestrian-friendly environment. The Mixed-Use District
is intended to provide multimodal access to and from Downtown and the Rio
Grande Trail, encourage both a vertical and horizontal mix of land uses, and
provide for an interesting and walkable environment through tailored building
design and streetscape standards that address features such as building mass
and placement, building entries, and windows/transparency.

Allowed Uses

@ Multifamily dwellings are permitted uses.
@ Single family attached dwellings are conditional uses.
@ Offices, business and professional services are permitted uses.



@ General retail, 10,000 sq. ft. or less is a permitted use.
@ General retail, over 10,000 sq. ft. requires a special use permit.

The Use-Specific Standards in Section 4.3.2.B. state that dwelling units on the ground
floor are required to have a Conditional Use Permit. This has been included in the
application.

UDC Section 4.3.2.C. states each single family attached dwelling shall have a separate
entrance facing the street. This is in compliance.

Lot Area

The development site is 5.37 acres. The 5.37 acre site would not be subdivided during
development. For zoning and setback purposes, it is treated as one lot.

Setbacks

The required setbacks are as follows:

Front — minimum 0 ft.

Front — maximum 10 ft.
Side 0 ft.
Rear 0 ft.

Because of the location of the Rockford Ditch along the south side of the lot and the 20
ft. easement associated with that ditch, the applicant indicates that they will not be able
to comply with the maximum 10 ft. front setback along Main Street. Instead, the
setback would be approximately 18 to 20 feet. This requires a variance from the
required maximum 10 ft. front yard setback.

In order to grant a variance, there would need to be a finding that all of the criteria in
UDC Section 2.7.1.C.3.a. have been met. These criteria generally state that the
property has an exceptional site condition which is not a general condition of that
particular zone district and that this condition creates a hardship to the applicant.

The side yard setback from Shorty Pabst ranges from 30.8’ to 33.2". The side yard
setbacks range from 8.7’ to 17.4’ along Hendrick Drive.

The rear yard setback on the north property line ranges from 14.7’ to 15.6’.
These are all in compliance with the UDC.

Lot Area per Dwelling Unit

The UDC requires a certain amount of lot area per dwelling unit. The calculation is as
follows:



21 studio units x 1050 sqg. ft. =22,050 sq. ft.

33 one-bedroom x 1450 sq. ft. = 47,850 sq. ft.

58 two-bedroom x 1650 sq. ft. = 95,700 sq. ft

3 three-bedroom x 1850 sq. ft. = 5,550 sq. ft.

Lot Area Required =171,150 sq. ft.

Lot Area Provided = 233,902 sq. ft.
This requirement has been met.

Building Height

Allowed building height is 35 ft.
The proposed building heights are as follows:
Building Height

32'2"
32'2"
34'10”
332"
346"
30'10”
22'9.5”
22'3"
22'3"
20'10”
20'10”

FrXCIOTMMOO >

The building heights are in compliance with the UDC.

Lot Coverage

The UDC allows a maximum of 90% lot coverage, or in this case, 210,512 sq. ft. There
must be a minimum of 10% landscape area, or 23,390 sq. ft.

The proposed landscape surface is 67,880 sq. ft. or 29%. This calculation does not
include the futsal field.

The proposed exceeds the requirement in the UDC.



Common Open Space

UDC Section 5.3.3. requires 15% of common open space for developments in the MU
zone district. In this case, 35,085 sq. ft. would be required.

The proposal is for 75,185 sq. ft. This includes the three pocket parks and the center
common open space. There are active recreation areas and gardens in these areas.
The proposal meets the common open space regulations.

In addition Section 5.3.3.F.6 requires a 400 sq. ft. children’s play area. 3,000 sq. ft. has
been provided.

All of the proposed private common open space is for use by the residents of the
development.

The UDC does not require dedication of public open space for this type of development.
The public open space dedication requirement only applies to any development that
contains 10 or more residential dwelling units and is subject to preliminary plat approval.

Landscaping and Screening

Landscape Area Required

The UDC requires 10% landscaping or 23,390 sg. ft. 67,880 has been provided as part
of the pervious surface calculations (29%).

Landscape Strip

A 5 ft. landscape strip is required between the rights-of-way and any buildings, parking
lots, loading areas, etc. It appears there is overall compliance. However, along Shorty
Pabst, there are parallel spaces adjacent to the right-of-way. These spaces are located
on Lot 1. To the east of the parallel spaces is a 5 ft. landscape strip and a sidewalk.
This mirrors what is on Hendrick Drive except that on Hendrick, the parallel spaces,
landscape strip and sidewalk are located within the right-of-way.

While the parallel spaces don’t meet the letter of the UDC, the streetscape along Shorty
Pabst appears to meet the intent of the UDC. Staff would suggest that this is
acceptable. However, Staff would recommend that there be an easement for the
parallel spaces so that the public may use them.

Street Trees
The UDC requires a certain number of street trees based on the linear frontage. In the

past, the Tree Board had asked that the UDC to be revised to change the number of
required street trees. A few months ago, Staff had met with a Tree Board member and



the Town Arborist to gain a better understanding of what the Tree Board would like to
see as far as street tree requirements. The Tree Board’s preference is as follows:

The Tree Board would develop and maintain a list of desirable trees in three size
classes: small, medium, and large. (Done)

The spacing of trees on Town property shall be planted no closer than the
following:

Small trees — 12 to 20 feet

Medium trees — 25 to 35 feet

Large trees — 35 to 45 feet
The purpose of this spacing is to ensure that tree canopies won't overlap at maturity.
This spacing was proposed and approved with the most recent Thompson Park
development proposal. It seems to work well and will eliminate overcrowding of the
trees. Staff is supportive of this request.

It should be noted that the Tree Board should review the final landscape plan, including
tree species and caliper. This will be a condition of approval.

Parking Lot Landscaping

Landscape islands or rain gardens are required to separate rows of more than 12
parking spaces in parking lots. In addition the landscape islands are required to be 6 ft.
in width and 75 sq. ft. Both of these items are in compliance with the UDC.

It should be noted that native grasses are proposed. The irrigation system has low-,
medium- and high intensity zones.

Screening

A number of trash dumpsters are located on the site within the parking area. They have
been adequately screened.

Screening of mechanical equipment will be reviewed at the time of building permit.

Transportation and Connectivity (Section 5.5)

Streets

The public street connectivity and internal street layout looks good. Hendrick Drive and
Shorty Pabst Way will parallel Lot 1 on the east and west sides. Hendrick Drive will turn
to the north of Lot 1 to connect to Highway 133. Shorty Pabst will tie into the Nieslanik



Avenue extension once the City Market development is constructed. These rights-of-
way were dedicated as part of the Carbondale Marketplace plat.

There would be three driveways into Lot 1. two from Shorty Pabst Way and one from
Hendrick. There is a north/south drive connection on Lot 1 between these two
driveways.

All three internal driveways would be public ingress, egress and emergency access
easements. The easements are shown on Sheet C-4.0 (Sopris Engineering). The gray
shading indicates a public utility easement as well.

It is unclear from Sheet C-4.0 whether the public will be able to park in the head-in
parking spaces along the private driveways. This should be clarified.

It would be good to have the northerly driveway have more of a street appearance. The
two apartment buildings and their entryways face that driveway. It would also be more
inviting for people to drive into the development.

Pedestrian Circulation.

There are a number of trails/sidewalks as follows:

1. 8 ft. wide trail through the center of the development from Main Street to Lot 2
(the City Market lot). This includes a 10 ft. side pedestrian easement so the
public may use that trail.

2. Bike trail along Shorty Pabst Way.

3. Sidewalk along Main Street.

4. Sidewalk on the north side of Lot 1.

5. Strong internal sidewalk system in front of and through each building

It appears that pedestrian and bicycle circulation within the site were given careful
consideration.

Site and Building Design

Section 5.7.2.C. states that in the case of mixed-use buildings that the site and building
design requirements in Section 5.6 (residential) and Section 5.7 (commercial) shall both

apply.

The townhomes, studios and apartment buildings are reviewed under Section 5.6
Residential Site and Building Design only.



Section 5.6 — Residential Site and Building Design

There is a good mix of housing types. There is a blend of apartments and townhomes
with a variety of sizes and number of bedrooms.

The proposal is in compliance with UDC Section 5.6.5.C which addresses Building
Design Standards as follows:

@ Residential character of the individual entryways have been maintained.

@ Long rooflines have been avoided.

@ There are a number of building elements and architectural details.
UDC Section 5.6.5.C. states that in multifamily developments with more than three
buildings, there should be different building types. This proposal includes apartment

buildings, townhome buildings, mixed use buildings and units on stilts.

Private Outdoor Space

Section 5.6.5.B.2 requires Private Outdoor Space for each multifamily residential unit as
follows:

First floor — 80 sq. ft. or 10% of the floor area of the unit
Second floor — 60 sq. ft. or 5% of the liveable floor area

Private open space needs to have a minimum dimension of 6 ft.
The floor plans for each building shows the square footage of the residential units and

the size and location of the private outdoor space associated with that unit. It appears
that the private outdoor space has been met for the units.

Bulk Storage

The UDC requires a minimum of one cubic feet of storage for each three square feet of
gross area of a dwelling unit. This storage area is intended for items such as tools,
bikes, ski equipment, etc.

The floor plans for each building show the square footage of the residential units and
the size and location of the bulk storage associated with that unit. The bulk storage
appears to be in compliance.

Section 5.7 - Commercial Site and Building Design

The intent of this section is to foster high-quality, attractive and sustainable
development along the Town’s thoroughfares and to enhance the human and



pedestrian scale of commercial developments, ensuring compatibility between
residential neighborhoods and adjacent nonresidential uses. The building design
standards are intended to mitigate negative visual impacts arising from the scale, bulk,
and mass of large buildings and centers.

The buildings are in compliance as follows:

@ Mass and form- buildings are varied in size and shape and large, unbroken faces
and rooflines have been avoided.

@ All building facades facing a public street have been designed with similar level
of design details. Primary entrances face the street providing main access.

@ Each building includes vertical and horizontal articulation, transparency and
entrance techniques.

Parking (UDC Section 5.8)

Vehicle Parking

The UDC requires off-street parking as follows:

Residential

21 efficiency units x 1.25 = 26.25

33 one-bedroom units x15 =495

15 two-bedroom units < 800 sq. ft. x15 =225

43 two-bedroom units > 800 sq. ft. x1.75=75.25

3 three-bedroom units > 900 sq. ft. x25 =175

115 residential units = 181 parking spaces
Commercial

10,259 sq. ft. divided by 300 sq. ft. = 34.20 parking spaces

Total required for residential and commercial =215.20 parking spaces

Section 5.8.4.D.1 allows all uses in the MU zone district to be eligible for a 15%
reduction in required parking. In this case, the required off-street parking would be
reduced to 183 spaces.

The site plan shows 196 off-street parking spaces provided. This includes the parallel

parking spaces along Shorty Pabst Way. Twenty-nine (29) additional on-street parking
spaces are provided on the Hendrick Drive and Main Street right-of-ways.
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UDC Section 5.8.4.D.2. allows a 15% reduction in parking if the development is within
300 ft. of a transit stop. The applicant is not seeking this reduction. During the review
process of Carbondale Marketplace Subdivision, RFTA indicated that they would not
serve the proposed transit stop shown on the subdivision plat. However, it was agreed
that all plans should reserve that area as a future transit stop in the event circumstances
changed. This plan maintains that area as future transit.

Table 5.8-4 lays out the Dimensional Standards required for parking lots. These are
shown on Sheet C-4.0 (Sopris Engineering). It appears that the size of the parking
spaces are in compliance. The code requires a 23 ft. aisle width. Both the northerly
drive and center drive meet this requirement. The southerly drive is 22 ft. in width.

Bike Parking

UDC Section 5.8.7. addresses off-street bike parking. It states that all commercial uses
provide bike parking at a rate of one bike space per three vehicle parking spaces. Ten
bike parking spaces are required. These have been provided along Hendrick Drive in
bicycle racks in front of the commercial spaces.

This section requires that commercial buildings that are more than 1,000 sq. ft. provide
a shower facility. This has been made a condition of approval.

Finally, snow storage should continue to be addressed at the time of building permit.

Community Housing

A Community Housing Mitigation Plan has been submitted which shows compliance
with UDC Section 5.11. This section requires that 20% of the residential units be deed
restricted as affordable housing units. The Town recently revised the Community
Housing Guidelines so that they addressed rental units in addition to for-sale units.

In this case, the code requires the following number of units:
115 residential units x .20 = 23 deed restricted units.
Section 5 of the Housing Guidelines requires the following categories for rental units:
Category 1 80% AMI
Category 2 100% AMI
Category 3 120% AMI
The applicant is providing 23 deed restricted units in the following categories:
8 80% AMI

8 100% AMI
7 120% AMI
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The Housing Guidelines require that 15% of the total number of bedrooms in a
residential development be part of the housing mitigation plan. In this case, there are
177 bedrooms. Thirty-three (33) bedrooms are included in the deed-restricted units.

The table on page 4 of the introductory text in the application shows how the units are
divided amongst the buildings. The floor plans also identity the specific location of each
unit. The units have been spread throughout the development which meets the goals
of the Town’s Community Housing Guidelines.

The proposed Housing Mitigation Plans is in compliance with the UDC.

Solar Access (Section 5.12)

There are no shading restrictions in the Mixed-Use Zone District.

CRITERIA

Below are the criteria of approval for the various components of the application. As the
Commission moves forward in the process, Staff will prepare findings for the

Commission’s consideration.

Criteria — Major Site Plan Review

1. The site plan is consistent with the Comprehensive Plan;

2. The site plan is consistent with any previously approved subdivision plat, planned
unit development, or any other precedent plan or land use approval as
applicable;

3. The site plan complies with all applicable development and design standards set
forth in this Code; and

4. Traffic generated by the proposed development will be adequately served by
existing streets within Carbondale, or the decision-making body finds that such
traffic impacts will be sufficiently mitigated.

Criteria - Alternative Compliance

1. Achieves the intent of the subject standard to a better degree than the subject
standard;

2. Advances the goals and policies of the Comprehensive Plan and this Code to a
better degree than the subject standard,;
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Results in benefits to the community that exceed benefits associated with the
subject standard; and

Imposes no greater impacts on adjacent properties than would occur through
compliance with the specific requirements of this ordinance.

Criteria — Conditional Use Permit

1. The site, building(s), and use meet all criteria specified for the use and all
applicable regulations and development standards as specified in this Code
and for the zone district in which the use is located;

2. The proposed use is consistent with the Comprehensive Plan;

3. The site, if nonconforming with the development standards of the zone district
in which it is located, will be brought into conformance with those standards if
required to do so per Nonconformities;

4. The proposed use is planned in a manner that will minimize adverse impacts
on the traffic in the neighborhood or surrounding uses;

5. The proposed use is compatible with adjacent uses in terms of scale, site
design, and operating characteristics (including hours of operation, noise,
odor, dust, and other external impacts);

Criteria — Variance

1.

A variance may be granted if the Board of Adjustment finds all the following exist:
a. The subject property has an exceptional shape, topography, building
configuration or other exceptional site condition which is not a general condition
of that particular zone district; or there are exceptional circumstances unique to
the owners of the property (e.g., a physically or mentally impaired occupant);

An exceptional, practical hardship to the applicant could be shown to occur if the
provisions of this Code were literally enforced,;

The variance, if granted, is the minimum variance that will afford relief and is the
least modification possible of the provisions of this Code that are in question;

The applicant did not create the hardship by his/her own actions. By "own
actions” means an act or omission of the applicant which creates a
nonconforming situation;

The variance requested does not harm the public or injure the value of adjacent
properties; and
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6. The granting of the variance will be consistent with the spirit and purpose of the
Code.

FISCAL ANAYLSIS

Development of this property to a mixed-use development on the corner of Highway 133
and Main Street will add to the commercial and residential activity on this corner of
Town.

RECOMMENDATION

Staff is supportive of the application. There is a need for rental housing in Town. This
development would provide a good mix of rental housing units near the shopping areas
along the highway and the Downtown while providing some commercial square footage.
In addition, residential development along Main Street creates more of a buffer for the
residential areas to the south.

Staff recommends that the following motion be approved: Move to continue the
public hearing to the October 11, 2018 Planning Commission meeting.

Prepared By: Janet Buck, Planning Director

14



Memorandum

To: Janet Buck, Planning Director
From: John Plano, Building Official
Date: 09/06/18

Re: Preliminary Review — Main Street Market Place Lot One Housing
Project. LU18-23-24

This review is preliminary for the Planning Department; a thorough review of the
buildings will be performed at review for building permits. At this point there is
insufficient information for a through Building Department review.

The current building codes adopted by the Town are the 2009 International Code Group
and the 2012 International Green Construction Code (IGCC). The Town recently has
adopted the 2015 International Energy Conservation Code and that will be active
September 23™ 2018.

The strictly residential building will be required to comply with the Town’s Residential
Efficient Building Program (REBP). The buildings with commercial mixed with
residential will be required to comply with the 2012 IGCC.

An accessible route will be required to on-site facilities, i.e.: The Futsal Field and
Gazebo/Picnic/BBQ area.

Three one-bedroom units are being proposed as “Type A” accessible units. The code
requires the “Type A” units be dispersed among the various class of units. It appears that
there should be a 2-bedroom unit designed as a Type A accessible unit.

Multiple residential units on the upper levels only have access to one exit. The 2009 IBC
section 1021 limits the travel distance in R-2’s to 50’ if the story has one exit. The
drawings distributed for comment are not to scale, but it appears over the allowed 50°.
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RETA

Foaring Fork Transporiatian Authority

Date Sent: 8/13/18

Comments Due: 9/5/18

Jurisdiction: Town of Carbondale

Project Name: Main St. Marketplace, Lot One Housing Project, Application for Major Site
Review, Conditional Use & Variance to Maximum Setback

Project Address: Lot 1, Carbondale Marketplace, Main St. Carbondale

Owner: Crystal River Marketplace LLC

Map: http://garfield.valuewest.net/rptMain01.aspx?countynumber=23&countyname=Garfield&accountnumber=R084075

Project Summary:

The Lot One site is proposed to house 11 buildings with commercial and residential uses fronting the
main roadways. The site plan includes a diverse variety of architectural features, scale, and massing in
conjunction with internal parking and a central green space to meet the intentions of the UDC. Great
care has been taken in proposing a UDC-compliant mixed-use development.

The intention of this application is to demonstrate conformance with the four primary

Site Review approval criteria required by the Town’s Unified Development Code (UDC): Consistency with
the Comprehensive Plan, Consistency with previous approvals, Compliance with design standards (which
makes up the bulk of the application), and Traffic generated by the development will be handled with
existing roads or mitigated by the project.

Dwelling Units: 115

Commercial: 10,259 sqf

Parcel: 5.37 acres

Parking: 196 cars, 10 bikes

Traffic: 57 morning, 98 evening, 1,136 daily

Total Unit Types
Studio
One Bedroom

Two Bedroom > 800 sq. ft.
Two Bedroom < 800 sq. ft.
Three Bedroom

Mobility

Carbondale’s four bus stops provide some of RFTA’s highest system-wide bus ridership, including the
Carbondale BRT Station that ranks third in every season. The Carbondale Circulator Route (CCR) services
all bus stops with convenient access between downtown and the BRT Station; 2017 ridership for the CCR
was 140,455. Carbondale also experiences some of the Valley’s highest percentages of pedestrian and
bicycle access to-from our bus stops for year-round, first-last mile commuting.
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According to the applicant, “Pedestrian and bicycle access were integral to creation of the Lot One site
plan. The pedestrian zone along Hendrick Dr. will present an appropriate-scaled commercial frontage
and architectural interest. An 8’ wide sidewalk/trail through the center of the site will offer the public
convenient and safe access to City Market. A bike trail along Shorty Pabst Way will provide connection
between the trail along SH 133 from the RFTA park-and-ride and the west edge of the property along
Main St. as well as City Market and commercial spaces.”

“In addition to providing an attractive ‘new urban’ entrance to the site, the development of the site is
advancing Town connectivity. Bicycle connectivity along Shorty Pabst Way from SH 133 to Main St. has
been accommodated to support access to and from Carbondale’s only RFTA Bus Rapid Transit station
and the west side of Town. Pedestrian and bike access to the City Market from Main St. is
accommodated through the center of the site to the front door of City Market. The housing component
is integrated with employment opportunities and connectivity to bus service so that residents can
choose alternative transportation. The new sidewalk along Main St. advances pedestrian connections
from downtown toward CRMS and trails beyond.”

Traffic

The Main St. Marketplace, Lot One Housing Project, lies in the southeast section of a larger commercial
area at the corner of SH 133/Main St. Most of the adjacent parcels have been approved for a
combination of a new City Market, retail, bank and gas station. Although separate from the City Market
project, Lot One provides a residential component that has yet to be approved with the other projects.

A Traffic Report was prepared by Kimley Horn and Associates, Inc. The same firm prepared the study for
the adjacent, new City Market. The report estimates that, when fully built out, Lot One will generate 57
morning and 98 evening peak hour trips to and from the site.

There are currently about 14,600 trips per day north of the site on SH 133, about 11,000 trips south of
the site on SH 133, about 3,100 on W. Main St. near Lot One and 6,200 trips on Main St. east of SH 133.
The trips to and from Lot One would be distributed in those four directions and added to those counts.
Kimley Horn expects about 90% of vehicles to turn left out of Lot One toward the roundabout at Main
St., about 5% to go west toward CRMS and about 5% to head south on Hendrick Dr. That would result in
about 57 trips in or out of Lot One onto Hendrick Dr. daily. There is no indication of traffic congestion at
intersections in 2019 triggered by Lot One based on the study findings as long as Shorty Pabst Way and
Hendrick Dr. are connecting the site to Main St.

Staff had requested analysis of a “mini-roundabout” at Main/Hendrick. The study finds that such an
improvement at that location would not be required, however the improvements to the intersection
have been designed to accommodate a mini-roundabout, if desired in the future.

RFTA Comments

According to the 2013 Carbondale Comprehensive plan, growth rates call for an additional 3,600
residents by 2032; and if the commercial growth rates from the past two decades continued, the town
could expect demand for an additional 600,000 sq. ft. of commercial development by 2032.



While this development alone is projected to generate about 1,000 average daily trips (ADT), if
combined with the adjacent City Market development, these two developments cumulatively will
encompass an estimated 75,000 ft2 of commercial (or 12.5% of the estimated 600,00 ft? of commercial
development anticipated by 2032) and generate nearly 10,000 ADT. This does not include additional
development that may occur on adjacent or nearby parcels.

Scenario Daily AM Peak |PM Peak
Retail (7,100ft2) 314 7 19
Supermarket (58,000 ft2) 5,930 176 484
Gas Station 2,360 149 158
subtotal (Phase 1) 8,604 332 661
Multifamily (115 units) 740 47 58
Shopping Center (10,474 ft2) 396 10 40
subtotal (phase 2) 1,136 57 98
Total 9,740 389 759

According to the Comprehensive Plan, “there are four areas of alignment that stand out and are
emphasized throughout the Comprehensive Plan” including:

“Carbondale’s community identity and attractiveness are tied inextricably to its small town form and
compact size. A compact town with attractive multimodal options reduces dependence on the personal
automobile, which it turn contributes to improved air quality and reduced greenhouse gas emissions.
The ability to get around town without a car also promotes a healthier, more out-going community.”

Consistent with the Comprehensive Plan, it may be appropriate to consider investing in additional
multimodal infrastructure and operations necessary to fulfill the Town’s aspirations of allowing residents
and visitors to get around town without a car, including expanding the Carbondale Circulator route and
bicycle and pedestrian improvements.

With regard to bike-ped access, the Lot One and Marketplace parcels are close to the main SH 133
corridor, the Main Street roundabout, and about % mile to downtown. RFTA would recommend that any
connections to existing town trails are well-marked and care is given to how bikes and pedestrians will
navigate the roundabout to/from the project between downtown and West Main St.

These multimodal improvements, however, will likely require additional local investment.

Thank you for allowing RFTA to provide referral comments for this project. Staff is happy to discuss any
of these comments with the Town or the development team.

Sincerely,

David Johnson & Jason White, RFTA Planning



TOWN OF CARBONDALE

PLANNING DEPARTMENT
REVIEWING AGENCY FORM

PLANNING ITEM #: LU18-23-24
DATE SENT: 8-8-18
COMMENTS DUE: 9-5-18

TO:

To assist the Town in its review of this project, your review and written comments are
requested. Please notify the Planning Department if you will not be able to respond by
the date listed above. Questions regarding this project should be directed to the
Planning Department, 963-2733.

APPLICANT: Robert Schultz Consulting LLC

OWNERS: Crystal River Marketplace LLC

LOCATION: Lot 1, Carbondale Market Place

ZONE: Mixed — Use (UDC)

PROJECT DESCRIPTION: _Major Site Plan Review, Variance to the maximum setback
along Maine Street, Conditional Use for residential units on ground floor, and Alternative
Compliance for Landscape Plan (to use Tree Board spacing preference). Many public
improvements overlap with the Carbondale Marketplace (City Market) Subdivision
improvements. The SIA for the Carbondale Marketplace was approved in 2016. It is
anticipated that some infrastructure work will begin on that project this fall, with the City
Market store construction commencing next year. Let us know if you would like to
review any of the documents recorded with the Carbondale Marketplace Subdivision
Plat.

PLANNING STAFF CONTACT: _Janet Buck

The following are conditions or comments | would offer regarding this item: (Attach
separate sheet if necessary)

1. Please see attached comments.

Date: August 11, 2018

Bill Gavette

Deputy Chief

Carbondale & Rural Fire Protection District
970-963-2491

Please return comments to both: jbuck@carbondaleco.net
msikes@carbondaleco.net

Planning Department
Town of Carbondale
511 Colorado Avenue
Carbondale, CO 81623



FIRE - EMS - RESCUE

August 11, 2018

Janet Buck

Planner, Town of Carbondale
511 Colorado Avenue
Carbondale, Colorado 81623

RE: Main Street Marketplace

Dear Janet:

I have reviewed the submittal for the proposed Carbondale Marketplace subdivision. | have the
following comments.

Water Supplies for Fire Protection
The proposed water system is capable of providing the required fire flow of 1,500 gallons per
minute for the development. The proposed location and spacing of the fire hydrants is adequate.

Access
The proposed access for the development is adequate for emergency apparatus.

Impact Fees
The development is subject to development impact fees adopted by the District. The developer

will be required to enter into an agreement with the District for the payment of development
impact fees. Execution of the agreement and payment of the fees are due prior to the recording of
the final plat. Fees are based upon the impact fees adopted by the District at the time the
agreement is executed. The current fee for residential development is $730 per unit and the fee
for commercial development is $730 per 1,900 square feet or portion thereof.

Carbondale & Rural Fire Protection District
300 Meadowood Drive e Carbondale, CO 81623 e 970-963-2491 Fax 970-963-0569



Main Street Marketplace, Page 2 of 2

Residential Impact |Commercial| Impact
Units Fees Sq. Ft. Fees
Building A 12 8,760
Building B 23 16,790
Building C 19 13,870 3,934
Building D 11 8,030 1,836
Building E 18 13,140 4,489
Building F 10 7,300
Building G 8 5,840
Building H 2 1,460
Building J 4 2,920
Building K 4 2,920
Building L 4 2,920
Total 115 $ 83,950 10,259 | $ 4,380

[TOTAL FEES: ' $88,330

Please contact me if you have any questions or if | may be of any assistance.
Sincerely,

Bill Gavette
Deputy Chief

Carbondale & Rural Fire Protection District
300 Meadowood Drive e Carbondale, CO 81623 e 970-963-2491 Fax 970-963-0569



Main St. Marketplace
Lot One Housing Project
Application for Major Site Review, Conditional Use & Variance to
Maximum Setback

_‘j

Submitted to:
Town of Carbondale
511 Colorado Ave.
Carbondale, CO 86123

Prepared for:
Crystal River Marketplace, LLC

Prepared by:
Robert Schultz Consultinge354 Fawn Dr. Carbondale, CO 81623+970-963-3670
Poss Architecturee311 Main St. Carbondale, CO 81623¢970-925-4755
Sopris Engineerings*502 Main St. Carbondale, CO 81623+970-704-0311
Rich Camp Landscape ArchitecturesPO Box 958 Carbondale, CO 81623970-963-7123



Background- Moving Forward Together

The larger Crystal River Marketplace property, of which Lot One is a portion, has been
the object of a search for a common planning vision for over a decade. During that period
there has not been alignment around a master plan for the entire property but support for
a new City Market and rental housing have been commonly envisioned. It became
apparent to the property owners and Town that the best way forward was to address the
most immediate community needs while creating an infrastructure plan that anticipates
future uses. The remainder of the property will develop over time based on future needs.

This spring, a sale to Kroger was completed and improvements were initiated toward a
new City Market. City Market is the largest sales tax generator in town and the new store
is expected to increase sales tax generation to support Town governance and recreation

uses.

Last year, when the Lot One parcel was reviewed for rezoning,
from PC- Planned Community Commercial to MU-Mixed Use,
the site was 6.382 acres. In February 2018 City Market
purchased its property and the plat was recorded. The recorded
plat included dedication of rights-of-way for Hendrick Dr. and
Shorty Pabst Way, which reduced the Lot One parcel to 5.37
acres. The plat also rerouted the Rockford Ditch based on an
alignment negotiated between all of the parties with an interest
in the Ditch.

In October 2017, the Carbondale Trustees approved a rezoning
of Lot One to Mixed Use based on a conceptual site plan and
uses that are consistent with this application. The focus of our
plan is to provide much needed rental housing stock,
particularly modest units that can serve our working
population, in a mixed-use setting near employment, services,
and transit. The current challenges to renters include loss of
housing stock to VRBOSs, conversion to sales units, and high
prices.

The focus of our plan
is to provide much
needed rental
housing stock,
particularly modest
units that can serve
our working
population, in a
mixed-use setting
near employment,
services, and transit.

The intention of this application is to demonstrate conformance with the four primary
Site Review approval criteria required by the Town’s Unified Development Code (UDC):

* Consistency with the Comprehensive Plan
» Consistency with previous approvals

» Compliance with design standards (which makes up the bulk of the application)
* Traffic generated by the development will be handled with existing roads or mitigated

by the project

Lot One Site Review- August 2018



Project Summary- Mixed Use & Rental Housing

The Lot One site is proposed to house 11 buildings with commercial and residential uses
fronting the main roadways. The site plan includes a diverse variety of architectural
features, scale, and massing in conjunction with internal parking and a central green
space to meet the intentions of the UDC. Great care has been given to proposing a UDC
compliant mixed-use development.

Pedestrian and bicycle access were integral to creation
of the site plan. The pedestrian zone along Hendrick
Dr. will present an appropriate-scaled commercial

frontage and architectural interest. An 8’ wide There is a total of
sidewalk/trail through the center of the site will offer 10,259 square feet
the public convenient and safe access to City Market. A .

bike trail along Shorty Pabst Way will provide of commercial space
connection between the trail along SH 133 from the to complement the

RFTA park-and-ride and the west edge of the property .
along Main St. as well as City Market and commercial adjacent 60'090
spaces. square foot City

. . Market and 9,600

Ground floor commercial spaces are distributed over
the three buildings that are adjacent to the new square feet of other
Hendrick Dr. extension, with pedestrian amenities and retail space included

arking fronting those uses to create an attractive . .
Eommgrcial en\?ironment. There is a total of 10,259 in the City Market
square feet of commercial space to complement the approvals.
adjacent 60,000 square foot City Market and 9,600
square feet of other retail space included in the City
Market approvals. It is anticipated that buildings containing this additional commercial
space will be constructed based on demand, after the spaces next to City Market are
filled. The townhomes along Main St. would lend themselves to home occupations as
well.

Commercial Square Feet
Building C

Building D
Building E

Lot One Site Review- August 2018



The 115 housing units are distributed across the 11 buildings and include a variety of
types, styles, and sizes. The housing ranges from studios of less than 400 sq. ft. to three-
bedroom units that are less than 1,400 sg. ft. Based on comments during the rezoning
process, three-bedroom units were added to the mix. Two-bedroom units of less than 800
sg. ft. were also included to create further diversity within the housing stock.

Total Unit Types Number

Studio
One Bedroom

Two Bedroom > 800 sq. ft.
Two Bedroom < 800 sq. ft.
Three Bedroom

The smaller scale of units allows the site to have adequate play and recreation areas for
families while still accommodating parking, commercial uses, and residential uses. The
site does not seem crowded. Variety in the architecture is intended to complement the
diversity and create visual interest in order to avoid monolithic facades. Community
housing is distributed around the site rather than clustered to emphasize inclusion.

Housing  Studio 1 Bdrm 2 Bdrm 3 Bdrm Comm.
Unit Type >800 sq. Housing
By Bldg. : ft.

Bldg. A
(12 units)
Bldg. B
(23 units)
Bldg. C
(19 units)
Bldg. D
(11 units)
Bldg. E
(18 units)
Bldg. F
(10 units)
Bldg. G
(8 units)
Bldg. H
(2 units)
Bldg. J
(4 units)
Bldg. K
(4 units)
Bldg. L
(4 units)

Lot One Site Review- August 2018 4



No subdivision of the property is proposed. All of the public improvements would be
constructed during initial construction while the actual building construction would occur
based on demand. Buildings A and B are currently anticipated to be the first to seek
Building Permits.

A request for Alternative Compliance is included regarding the Landscape Plan in order
to address the issues related to the UDC current street tree language. The approach
proposed is consistent with recently approved Thompson Park Amendment.
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Site Plan Highlights

When working on a site plan, one comes across the central features that define the project
opportunities and constraints.

Central Green & Native Grasses

One of the early objectives of the site plan was to create a central green space that would
provide residents with active and passive recreation opportunities and gathering. The
central green would be supplemented with smaller scale passive green spaces and a 3,000
sq. ft. tot park (400 sq. ft. required). While the landscaped area provided greatly exceeds
that required by code, about 80% of the landscape will be native grasses to reflect the
water reality of our high and dry environment.

Prominence at Corner of Hendrick Dr. and Main St. While the

The streetscape and buildings will create a sense of entry to

the site over time that will establish the form prescribed inthe ~ landscaped area
uDC witl_1 prominent _b_uilding§ and pedestri_an-scale provided greatly
commercial opportunities leading toward City Market. The

strong form of the buildings along Hendrick Dr. is contrasted ~ €Xceeds that

with a variety of residential architectural styles to provide required by code,
visual interest and to break up massing.

about 80% of the
Mixed Use and Quality of Residential Experience landscape will be
The site plan takes advantage of the apartment buildings on native grasses to

the north edge of the lot to transition from the busy grocery

and retail spaces to a quieter home for a variety of household ~ reflect the water
sizes. A north-south pedestrian and bike route through the reality of our high
center of the site links Main St. to City Market and other
retail sites, the quieter central area is primarily to the benefit and dry

of residents and their children. environment.

Connectivity

In addition to providing an attractive “new urban” entrance to the site, the development
of the site is advancing Town connectivity. Bicycle connectivity along Shorty Pabst Way
from SH 133 to Main St. has been accommodated to support access to and from
Carbondale’s only RFTA Bus Rapid Transit station and the west side of Town.
Pedestrian and bike access to the City Market from Main St. is accommodated through
the center of the site to the front door of City Market. The housing component is
integrated with employment opportunities and connectivity to bus service so that
residents can choose alternative transportation. The new sidewalk along Main St.
advances pedestrian connections from downtown toward CRMS and trails beyond.
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Comprehensive Plan Conformance

In 2013, the Carbondale Comprehensive Plan’s Future Land Use Map designated the area
New Urban. The intention of the land use designation is to support commercial, mixed
use, and urban residential buildings that front sidewalks/streets with prominent corner
buildings, parking internal to the site, and a circulation system that welcomes autos,
bikes, and pedestrians. The UDC implemented this direction through the creation of a
Mixed Use zone district.

The Comprehensive Plan and UDC provided guidance in creating the site plan along with
comments from a public open house and previous hearings with the Planning and Zoning
Commission and Trustees on the conceptual site plan during rezoning.

While Lot One is now on a separate parcel from the larger-scale City Market and
associated retail uses, the parcels combined display a larger mixed-use development near
transit, trails, and the center of town.

Among the Priority Strategies in the Comprehensive Plan addressed by the Lot One plan
are to:

» Encourage multi-family and higher density housing

* Integrate mixed-use development: connect housing with commercial

* Implement multi-modal improvements, especially along/across Highway 133

The diversity in housing and mixed-uses offered on Lot One are in alignment with the
intentions of the Comprehensive Plan.

The Comprehensive Plan Goals are supported by prioritized strategies that are addressed
by Lot One and the adjacent City Market development. For instance, Goal 2, Strategy A
is to “capture more local spending” and to “encourage convenient community-serving
retail sales establishments that will improve the overall commercial base and augment
town sales tax revenues”.

The Plan promotes the “development of housing types providing for residents with
different economic and housing needs and giving employees the opportunity to live
affordably close to where they work”. (Diversity in Housing Types Goal 1).

One strategy proposed is to “encourage mixed-use development with and direct
connection to from housing to commercial and employment areas” (Diversity in Housing
Strategy B)

Another is to “create zoning districts that promote a variety of housing types and higher
density to lower per-unit land and development costs”.

In general, the Lot One plan is well aligned with the Goals and Strategies of the

Comprehensive Plan and consistent with the site plan concept submitted with the
approval for rezoning.
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Major Site Plan Review

Site planning was done using the UDC as a template. Providing pedestrian-scale
commercial frontage along Hendrick Dr., varying rooflines and facades, and framing
parking to the rear and sides of buildings are all based on UDC direction.

The only variation being that the relocation of the Rockford Ditch, previously approved
by the Town through the City Market Subdivision, will require that the buildings along
Main St. will be greater than the 10’ maximum setback prescribed in the code.

Code Requirement Response

Min. Lot Area
T.3.2-9

Setbacks
T.3.2-9

Height
T.3.2-9

Impervious/Landscape
T.3.7-2

Use

T.4.2-1

43.2.B.2

Off-Street Parking
T.5.8-1

Bike Parking

Street planting
5.4.3.B Trees

Parking Island Landscape

5.6.5.C.7.d
Pedestrian Circ.
5.5.3

Screening

Studio 1050

1 bdrm 1450

2 bdrm 1650

3 bdrm 1850

0’ front 10° maximum
0’ other

35’ max. primary
25’ accessory

90% impervious
10% landscape
MFH on 1% Floor is
Conditional Use

1.25 Studio

1.51 bdrm

1.5 2 bdrm <800sq. ft.
1.75 2 bdrm>800 sq. ft.
1.75 3 bdrm<900 sq. ft.
2.5 3 bdrm>900 sg. ft.

1 per 300’ gen. comm
15% Reduction- mixed use
1 per three commercial auto
space. 30 commercial auto
spaces required; 10 bike

5’ planting area

1 per six spaces
5’ sidewalks

6’ Waste & recycling

Required: 171,150 sq. ft.
(see notes)
Provided: 233,902 sq. ft.

Will not conform to
maximum along Main St.,
otherwise complies. 31’
See Exhibit M

Complies

See Exhibit D

Required landscape: 23,390
Provided: 67,880

This application includes a
request for such Conditional
Use

Required after mixed use
reduction: 183

Provided: 196

See Exhibit B

Required: 10

Provided: 10

See Exhibit B

See Exhibit C
Alternative Compliance
explanation below

See Exhibit C

See Exhibits B and M

See Exhibit B
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Mix of Housing Types
5.6.3.B

Underground Utilities
5.6.3.E

Energy/Orientation
5.6.3.F

Supplemental Standards
5.6.5 MFH

Commercial Design

573,5.74

5.7.6 if > 10,000 sq. ft.
Design Off-Street Parking
5.8.6

Exterior Lighting 5.10

Site Plan
25.3.F.a

Variety

Required

Display all easements and
utilities

Energy efficient design
Honors views

Private outdoor spaces
Vary Setbacks/Heights
Residential Character
Varied Roof Form
Varied Buildings
Orientation to views
Circulation/Parking
Bike Parking

Bulk Storage

Corner and street
connections, location of
front door

Dimensional Requirements

Night sky compliance

Topography 2’ contour
Adjoining properties
Proposed buildings
Existing buildings
Parking areas, drives,
sidewalks

Landscaping, fences/walls
Elevation of fences/walls
Streets, alleys, trails
Solid waste

Snow storage

Utilities & easements

Studios, one bdrm, two
types of two bdrms, three
bdrm. Townhomes and flats
See Exhibits K and M

Majority of housing units
are south facing.
Commercial will meet
Green Code. Excellent
views from most units
See Exhibit D

See Exhibit D

See Exhibit D

See Exhibit D

See Exhibit D

See Exhibit B

See Exhibit B

See Exhibit B

See Exhibit D

See Exhibit D for Buildings
B,C,D E &F

See Exhibits B & M

See Exhibit F

Detailed plan at Building
Permit

See Exhibit A

See Exhibit J

See Exhibit B

See Exhibit A

See Exhibits B & M

See ExhibitB & C
See Exhibit D

See Exhibit M

See Exhibit B

See Exhibit L

See Exhibit K and M
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Code Requirement

Screening 5.4.5.B.1 View of mechanical
equipment screened from
directly across the property
line

Site Plan Table with site calculations
2.5.3.F.b

Site Plan Conceptual building
2.5.3.F.c elevations

Site Plan Sample material board

25.3.F.d

Site Plan Dimensioned floor plans
25.3.Fe

Site Plan Grading plan

25.3.Ff

Site Plan Irrigation Plan

2.5.3.F.g

Community Housing 20% inclusionary

25.11

Traffic Report

Notes
Compliant See Exhibit D

See Exhibit B
See Exhibit D
See Exhibit E
See Exhibit D
See Exhibit L
See Exhibit C
Required: 23

Provided: 23
See Exhibit P

There is no solar shading analysis required for property in the Mixed Use zone district
when there is no adjacent property with residential zoning (5.12.5.C).

A Lighting Concept Plan is included to provide a sense of the direction, however the
detailed analysis required by the Lighting Code will be presented for staff review with the

application for Building Permit.

Lot One Site Review- August 2018
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Key Compliance Points

Traffic

A Traffic Report was prepared by Kimley Horn and Associates, Inc. The same firm
prepared the study for the adjacent, new City Market. The intention of such a report is to
estimate traffic related to the Lot One plan in the near and longer term and its impact on
road infrastructure. In addition to review by the Town, the report is required for review
by the Colorado Department of Transportation’s (CDOT) engineers related to access to
SH 133 and thus the format of the report is in response to CDOT requirements and
protocols. After Site Plan approval, the report would be submitted to CDOT for review
and potential Access Permit.

The report estimates that, when fully built out, Lot One will generate 57 morning and 98
evening peak hour trips to and from the site. In order to clearly identify the trip
generation and distribution, the study assumes that in 2019 Lot

One is completely built and the City Market has not been

constructed. It uses recent traffic counts and adds the new trips

to see the impact on intersection performance. The reportthen  The report

goes to the year 2040 and adds background traffic growth .

estimated by CDOT to existing trips and adds trips from the estimates that,
new City Market and associated commercial space and Lot One  when fuIIy built
tzooz%e 2019 figures. This allows a projection of traffic flow in out, Lot One will
generate 57

As we all experience, the critical trips in traffic planning are morning and 98
during the peak morning and evening hours when congestion is )

most likely. The report estimates that, when fully built out, Lot ~ €vening peak
One will generate 57 morning and 98 evening peak hour trips hour trips to

to and from the site. A total of 1,136 daily trips are estimated.
For example, someone driving from their apartment to the post and from the
office and then returning would equal two trips. In general, site.

morning trips are skewed toward trips out of the site as people

leave for work and play. Evening peak hour trips are more evenly split as people return
home and/or run errands.

There are currently about 14,600 trips per day north of the site on SH 133, about 11,000
trips south of the site on SH 133, about 3,100 on W. Main St. near Lot One and 6,200
trips on Main St. east of SH 133. The trips to and from Lot One would be distributed in
those four directions and added to those counts.

Kimley Horn expects about 90% of vehicles to turn left out of Lot One toward the
roundabout at Main St., about 5% to go west toward CRMS and about 5% to head south
on Hendrick Dr. That would result in about 57 trips in or out of Lot One onto Hendrick
Dr. daily. There is no indication of traffic congestion at intersections in 2019 triggered by
Lot One based on the study findings as long as Shorty Pabst Way and Hendrick Dr. are
connecting the site to Main St.

Lot One Site Review- August 2018 11



The study then looks at 2040 and the additional trips and improvements related to the
new City Market. The City Market approvals include a number of CDOT-approved
improvements to SH 133 along the Main St. Marketplace site. Two additional
intersections with SH 133 are to be built, one at Nieslanik Ave. and one near the new gas

station. Both of these intersections will allow customers to
enter and exit using right hand turns heading south on SH
133. Left hand turns will be allowed from north-bound
vehicles on SH 133, however no left turns will be allowed
out of the site onto northbound 133 and those vehicles will
need to travel through the Main St. roundabout to head
north.

The traffic report suggests that SH 133 and the Main St.
roundabout perform well into 2040 with the improvements
already required by the City Market approvals and some
modest changes that do not involve widening the roadway.

The projections for 2040 suggest that the intersection of
Hendrick Dr. and Main St. will perform satisg. ft.actorily
with the development. Staff had requested analysis of a
“mini-roundabout” at that location. The study finds that such
an improvement at that location would not be required ,
however the improvements to the intersection have been
designed to accommodate a mini-roundabout, if desired in
the future.

Street Trees/Landscape- Alternative Compliance

Exhibit C displays the Landscape Plan and calls out the size
and species of street trees proposed. The Alternative
Compliance is related to 5.4.3.B.3, which requires planting a

The traffic report
suggests that SH
133 and the Main
St. roundabout
perform well into
2040 with the
improvements
already required
by the City
Market approvals
and some
modest changes
that do not
involve widening
the roadway.

street tree every 100 square feet. Since that would not result in healthy trees, an
alternative is proposed that is consistent with the recently approved Amendment to the

Thompson Park Subdivision approvals.

Replace 5.4.3.B.3. with the following:

A list of trees desirable for planting in landscape areas has been established in the Town’s
Public Works Manual. The Manual includes species and size classes (small trees,
medium trees and large trees). The required landscape areas shall be planted with street

trees with the following spaces:
Small trees  12-20 feet spacing

Medium trees — 25 to 35 feet spacing
Large trees — 35 to 45 feet spacing

Lot One Site Review- August 2018
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Add: 5.4.3.B.3.c. Street trees shall be 2.5 inches in caliper
Add: 5.4.3.B.3.d. No trees other than small trees shall be planted on Town property
under or within ten lateral feet of any overhead utility wire.

Add in 5.2.7.B. “During construction of any structure or improvement, it shall be
unlawful for any person to place material, machinery or soil deposits within a minimum
of six feet of any tree on town property, unless waived by the Director.

Water Rights

The Engineering Report (Exhibit O) includes a discussion of the irrigation water rights
used by the project and domestic water usage. Irrigation water from the Rockford Ditch
serving the adjacent City Market site and Lot One are drawn from the northwest corner of
Lot One. Domestic water needs have been estimated and associated fees will be paid in
accordance with a Development Improvement Agreement for the site.

Water would be provided through dedication of water rights appurtenant to the property.
It is estimated that 119.5 EQRs will be required to serve the site, which translates to
dedication of 62.14 shares from the Rockford Ditch.

Pedestrian Easements

Pedestrian access easements for sidewalks on the perimeter of the property and the 8’
connector through the center of the site are identified on Exhibit M. Other easements
were already dedicated as part of the City Market subdivision.

Underground Utilities
All utilities are designed to be underground. Existing overhead lines will be buried. See
Exhibit K for utility plans and Exhibit M for easements.

Housing Mitigation Plan

As per Section 5.11 of the UDC, 20% of the total units or 23 As per Section
units will be required to meet Town of Carbondale’s Housing

Guidelines (CHG). The Applicant voluntarily agrees to rent the 5.11 of the UDC,
units in accordance to the CHG and voluntarily agrees to place ~ 20% of the total

a dee(_j restri_ctiqn on designated uni_ts at the time of Builc_iing units or 23 units
Permit application in accordance with the Colorado Revised . .
Statutes §38-12-301. The units are on-site and distributed will be required
throughout the project. to meet Town

)
The floor plans provided (see Exhibit D) identify units that of Carbondale’s

meet the criteria for different Carbondale Housing Guideline Housing
(CHG) categories. For instance, the floor plan might include a ol
note “CHG-Type 2 Provided”, which would indicate a unit is Guidelines
designated a Category 2 unit according to the Carbondale (CHG).
Guidelines.
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There are a total of 177 bedrooms in the proposed development plan, at least 15% of
those bedrooms or 27 bedrooms must be part of the Housing Mitigation Plan. 33
bedrooms are included in the Housing Mitigation Plan.

Units Provided Total Bedrooms
Category 1

Category 2
Category 3

Conditional Use

Dwelling units on the ground floor are a conditional use in the Mixed Use zone district.
The intention of the Conditional review is to ensure that the proposed uses “will not have
a significant adverse impact on surrounding uses or on the Town”. Buildings C, D, and E
will have commercial and residential uses on the ground floor. Buildings A, B, F, G, K
and L are designed for ground floor residential use.

The ground floor units are proposed to meet a significant community demand for rental
housing and are integrated into a mixed-use development that serves local commercial
needs. In the larger context of the property, substantial additional commercial
development is adjacent with the new City Market and associated commercial. The mix
of uses and users are complementary and in accord with the Town’s Comprehensive Plan.
No concerns with the use have been identified to date.

Variance to Maximum Front Yard Setback

The relocation of the Rockford Ditch was previously reviewed and approved as part of
the City Market Subdivision. The UDC has both a minimum and maximum setback for
the front yard (Main St.). The maximum setback of 10° cannot be met due to the location
of the Rockford Ditch, which lies along the front of the property and owns a 20’
easement. The maximum setback is unique to the Mixed Use zone and new to the Town
via the UDC. The City Market Subdivision was submitted prior to the adoption of the
UDC.

The condition is unusual to this zone district as most properties in Town are not
encumbered by a ditch across the front of the property. In addition, this zone district and
setback requirement did not exist when the subdivision that provided the easement for the
ditch was approved. The Rockford Ditch predates development on the property and was
designed without regard to zone district requirements as there was no zoning at that time.
The applicant does not have the legal right to build in the easement and thus cannot meet
the maximum setback requirement.
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However, the design of the townhome buildings along Main St. create the urban frontage

that the code seeks to prescribe. The look and feel is similar to
Main St. townhomes on the other side of SH 133 with parking in
the rear and an emphasis on residential uses fronting the street.

The ditch existed prior to the current owners or even annexation
into the Town, thus no hardship was created by the owners. The
variance will not harm adjacent property owners or the general
public, in fact, piping the ditch will increase its efficiency and
promote safety to the benefit of the general public and other ditch
users. The code seeks to promote a streetscape that it alive with
buildings fronting the property. That will still be the case.

The ditch makes a turn toward the north at the western end of Lot
One and that will require the westernmost two units to set back in
order to accommodate the turn. We are requesting to vary the
setback to 31’ in order to accommodate the Rockford Ditch and
provide for appropriate foundations for the townhomes.

Lot One Site Review- August 2018
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Notes:

Lot Area Calculation

22050

33 47850
43 70950
15 24750
3 5550

171150

Parking Calculation

15%
Reduction
215.20 183

Bike Parking

Communitx Housing

Lot One Site Review- August 2018
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List of Exhibits

Exhibit A Existing Conditions

Exhibit B Site Plan

Exhibit C Landscape & Irrigation Plans

Exhibit D Architectural Floor Plans & Elevations
Exhibit E Architectural Materials Palette

Exhibit F Lighting Concept

Exhibit G Owners within 300’

Exhibit H Title Commitment

Exhibit I City Market Easement

Exhibit J Adjoining Properties and Current Land Use
Exhibit K Utilities Plan and Typical Sections

Exhibit L Grading, Snow Storage and Stormwater Plans
Exhibit M Roads, Easements and Setbacks

Exhibit N Rockford Ditch Agreement

Exhibit O Engineering Report and Water Rights
Exhibit P Traffic Report

Exhibit Q Drainage Letter

Exhibit R Soils Report
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Town of Carbondales
511 Colorado Ave = iiouczeoe Masn~; IEs
Carbondale, CO 81623 2

(970)963-2733 e, iy

Land Use Application

PART 1 - APPLICANT INFORMATION

Applicant Name: Crystal River Marketplace LLC Bhone  S70-348-5597

Applicant Address: 813 Lakeside Dr. Carbondale CO 81623 = 1

E-mail: briston@brikor.com

Owner Name: Same/ Represented by Robert Schultz Consulting LLCPhone S70-963-3670

Address:

E-mail: rschultzconsulting@gmail.com

Location of Property: provide street address and siter 1) subdnision lot and Blaok. or I metes 300 Souncs

Carbondale Marketpiace Subdrision Lot Ons : e =

PART 2 - PROJECT DESCRIPTION

General project description:

Mixed use project with 10,000+ sf of commercial and 115 units of residential next to new City Market

and other retail.

Size of Parcel: _5.37 Acres # Dwelling Units: _ 115 Sag Ftg Comm: __10.259

Type of Application(s): _Major Site Plan Review, Variance to Maxim?m Setback, Conditional Use ‘

Existing Zoning: MU Mixed Use Proposed Zoning: MU Mixed Use |

PART 3 - SIGNATURES |

| declare that | have read the excerpt from the Town of Carbondale Municipal Code Article 8 Land Use
Fees. | acknowledge that it is my responsibility to reimburse the Town for all fees incurred as a result of
this application.

| declare that the abgve infornia s trfie and correct to the best of my knowledge.

—_—
«

Applicant Signatur‘e Date

perty/must appear before the application is accepted. [ E

VIMM’

Signature of all owne

Owner Signature || ¥ U Date Owner Signature

STATE OF COLORADO ) —e
) ss. 4

COUNTY OF GARFIELD )

The above and foregoing document was acknowledged before me this aH day of

[ul% 20.18.vy_Priston Peterson

Witness my hand and official

My commission expires: (g] 1 ’&O oo
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Building B

Three Story Apartment Building
23 Units: 9 One Bedroom,

4 Two Bedroom under 800 s.f.

10 Two Bedroom over 800 s.f.

Building A

Three Story Apartment Building
12 Units: 6 One Bedroom,
2 Two Bedroom under 800 s.f.
4 Two Bedroom over 800 s.f.

Lot-1 Site Information:

Zoning: Mixed Use

Parking:

Residential Off-Street Parking Space Requirements:

Three Bedroom Units: 03 x 2.50 parking spaces / unit=7.50
Two Bedroom Units over 800 s.f. 43 x 1.75 parking spaces / unit= 75.25
Two Bedroom Units under 800 s.f. 15 x 1.50 parking spaces / unit = 22.50
One Bedroom Units: 33 x 1.50 parking spaces / unit = 49.50

Studio Units: 21 x 1.25 parking spaces / unit = 26.25

Total Residential Units: 115 181.00

Commercial Off- Street Parking Space Requirements:

Commercial Square Footage:10,259 sq. ft.: 1 parking space / 300 sq.ft. = 34.20  __ _ _ _ _ _ _ |

Total Parking Spaces Required: 215.20 Spaces

25' Sewer

Off-Street Parking Space Reductions: Easement

Multi Use District Parking Reduction: 15%
Revised Total:

-32.28

J

Proposed Parking Spaces:

182.92 Spaces ————————- — — - SRS ) e -

=|ay 1 - A= —

- NOBE Be7-UR8) gime -0 18 B

196 e I =

y

Proposed Off-Street Parking Spaces:

Required Off-Street Parking Spaces: -183 © .
Off Street Parking Space Balance: 13 more spaces than required ; Park'_ng Lot 1 Electrical Transformer
(45 parking spaces.) Trash Enclosure
Proposed Off-Street Parking Spaces: 196 -—
Proposed On-Street Parking Spaces: +29 7p] =
Total Proposed Parking Spaces: 225 total spaces 0O o
g
Bike Parking: @
1 space required for every three commercial parking spaces >‘$
Commercial Parking Spaces required after 15% reduction: 29.0 T
Required Bike Parking: 10.0 @)
e .
0 .
| _ [N
. u T Futsal Field
Common Open Space: | e (20 yards x 36 yards
) ] Synthetic Turf w/
Total Area: 233,902 sq.ft. Open Space Required: 15% or 35,085 sq.ft. - permeable underlayment.)
Proposed Open Space: 76,185 sq.ft. (See Open Space Plan) y

35.5% (area not included: parking lot, parking

Open Space Percentage:
lot planting, road right of way, and building footprint.)

b o e o

Landscaping and Screening:

Total Area: Landscaping Required: 10% or 23,390 sq.ft.
Proposed Landscaping Area:

Landscaping Percentage:

233,902 sq.ft.
67,880 sq.ft.
29% (area not included: parking lot, parking area planting,
Futsal field, road right of way, walkways and building footprints.)

Other:

Floor Area of Each Unit- see Exhibit E for information on each unit.
Setbacks- See Exhibit M.
Private Outdoor Space and Bulk Storage- See Exhibit E for information on each unit.
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Building L /
Two Story Apartment Building
4 Dwelling Units: 4 Studios

Parking Lot 4
(39 parking spaces.)

. . | oy | — —~ —
Building K———— =N @ s @l @ sy
Two Story Apartment Building ‘ ) [ =
4 Dwelling Units: 4 Studios | = 7 v

6'-0"

Building H |
Two Story Stilt Homes
2 Dwelling Units: 2 Studios

g F

BuildingJ——~
Two Story Stilt Homes R
4 Dwelling Units: 4 Studios Y S

— 1IN 1 ™ . . J i [ _

1

(five spaces)

Required Bicyclé Parking

I~
- - - — _ /A// _ _ Permeable Pavers

17.5' Water Easement i 1 _ﬁ_ o =
—_ =

- - — _ _ 10'-0" Utility Easement

14 spaces [ ‘ ‘ o) ‘ () ‘
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Building F

Two and Three Story Townhomes
10 Units: 7 Two Bedroom over 800 s.f.

3 Three Bedroom

Building G
Two Story Townhomes
8 Units: 8 Two Bedroom over 800 s.f.

- Site Plan

Maln Street Marketplace

Carbondale, Colorado

RFTA

Rockford Ditch

HENDRICK DRIVE

Property Line
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- Three Story Mixed Use Building
e 19 Units: 7 One Bedroom,
2 Two Bedroom under 800 s.f.
| 10 Two Bedroom over 800 s.f.
\ Property Line 3,934 SF. of Commercial Area
Fe====3 T t Required Bicycle Parking
*********** 121 (five spaces)
_Playground, — 1-/
* i{{{{{ | Potential Transit Stop
}’7 *Common 1 4
i ¥OBerl SEaS&J spaces =
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// Two _/ Threg Story Mi)l(ed Use Building
Elesiics] Trrsema Parkina Lot 2 11 Dwelling Units: 2 Studios, 4 One Bedroom,
N 22 i g 2 Two Bedroom under 800 s.f.
(22 parking spaces.) | 3 Two Bedroom over 800 s.f.
(ﬁ 1,836 S.F. of Commercial Area
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landscape architect

Post Office Box - 958
Carbondale, CO 81623
richard.rcla@gmail.com

phone. (970)963.7123

Colorado



300" Ditch and Berm Easement
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6'-0" Metal Fence

(236 linear feet of decorative metal fencing.)

ADA Playground Equipment
Kompan:
Portal Swing Set KSWa2006
W/ one baby seat and one standard seat.
Rod Hous 17000
Mega Tower PCM100810
Side PCM110103.
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(45 parking spaces.)

Electrical Transformer

Trash Enclosure

Steel

Futsal Goal

Futsal Field

(8680 a1, of ynthetc turf
permesols unerayment)

Bench —

Regulation

|
|
1
|
'
I

- siNative Grass!

Sod

Barbeque

h I
[ —— Gazebo
- . (18-0"x 300%)

i
|

Picnic Tabl
,_ ;u»ooasaa.
,

Proposed Berms
(Siope @ 4:1 max.)

Native|
Grass

Native: 2%
A5 " M7 R S—Te— = Permeable Pavers - ;
7 : e #
7
% o
o -
\\\\ |  I—
X B = =g
7 % Tree Grate- 5
aY . 7 7k (ron Age Locuat ) * . Bl( |-
777 7 g
- o 7 2 T
% ! Sod
w@x% B
arking 727
)2 2
icycle Parking : %
I 2 G
2 %

Plant Key

Symbol Qty. Common Name/Scie

fic Name Size Spacing

Vanderwolf's Pyrimid Pine / Pinus flexis 'Vanderwolf's Pyramid' 812" 12" min.
Pinon Pine / Pinus edulis 67' 10" min.
Emerald Queen Norway Maple / Acer platanoides 2.5"cal. 30 min.
Greenspire Linden / Tilia cordata 'Greenspire'® 2.5"cal. 20 min.
Imperial Honeylocust / Gleditsia trilocanthos inermis Imperial® 2.5"cal. 30 min
Canada Red Chokecherry / Prunus virginiana 'Shubert' 20"cal.  12'min.
Autumn Blaze Maple / Acer x freemanii Autumn Blaze® 20"cal. 30 min.
Thornless Cockspur Hawthom / Crataegus crus-galli inermis" 2.0"cal. 30 min.

Planting Bed w/ mixed drought tolerant shrubs, oramental grasses and, or perennials
10,000 s.{. Bluegrass Sod

1.25 Acres Native Grass

Planting Notes:

part of the

® Nous wpo

Location of all trees shall be staked and approved by Landscape Architect prior to final installation.
Exactplacement and shape of planting beds shallbe reviewed by Landscape Arc

Verify locations of all pertinent exi

plan cannot be imj

w.

ing site improvements and ut

landscape areas are finish grad
areas shall receive spray irigation
on shall be provided t

rass areas by hand
ertified Weed Free'

revegetated and native seed areas for a minimum of 30 days, thereafter reduce watering gradually.
he Town of Carbondale's recommended seed mix. Rake seeds in, cover with 1" of compost and

 prior to final installation
es already installed prior to commencing planting work. If any

e Landscape Architect for instructions prior to commencing work
grass areas and planting beds.

including 4" of topsoil
th 100% overlap. This

lawn areas and 8" of topst
stem shall be automatic.

in planting areas.

Condition
Specimen
Specimen
Specimen
Specimen
Specimen
Specimen
Specimen

Specimen

&

Scabe: 1" =20 0"
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Planting Notes:

Location of all trees shall be staked and approved by Landscape Architect prior to final in
Exact placement and shape of planting beds shall be reviewed by Landscape Architect p

g work. If any
prior to commencing work

Grades shown in the landscape areas are finish grades, including 4" of topsoil in lawn areas and 8" of topsoil in planting areas

All'sod and perennial areas shall receive spray irrigat 100% overlap. This system shall be automatic.

Rotor irrigation shall be provided to all revegetated and native seed areas for a minimum of 30 days, thereafter reduce watering gradually.
Sow native grass areas by hand with the Town of Carbondale's recommended seed mix. Rake seeds in, cover with 1" of compost and
with 2" of "Certified Weed Free" straw.

Plant Key

sizZe  Spacing

Vanderwolf's Pyrimid Pine / Pinus flexis 'Vanderwolf's Pyramid 812'  12'min.  Specimen
Pinon Pine / Pinus edulis 67" 10'min.  Specimen
Emerald Queen Norway Maple / Acer platanoides 25'cal.  30'min.  Specimen
Greenspire Linden / Tilia cordata ‘Greenspire® 25'cal. 20'min.  Specimen
Imperial Honeylocust / Gleditsia trilocanthos inermis Imperial® 25'cal.  30'min.  Specimen
Canada Red Chokecherry / Prunus virginiana ‘Shubert' 20"cal. 12'min.  Specimen
Autumn Blaze Maple / Acer x freemanii Autumn Blaze® 20'cal. 30'min.  Specimen

Thornless Cockspur Hawthorn / Crataegus crus-gal : 20'cal.  30'min.  Specimen

Planting Bed w/ mixed drought tolerant shrubs, grasses and perennials

_H_ 9,500 s.f. Bluegrass Sod

8,000s.f. Native Grass

Match Line: C-1.0,
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Watch Line: G-1.1
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50" 4xd met:
around evergres 12" PVC to be installed

Kl amend w/ organic matter.

Prepare subsoilto form
pedestal {o prevent settiing

1.5 x Ball DIA. (min.)
1 1

101 - Typical Evergreen Tree Planting Section

Scale: 3/8" = 10"

Prune dead or damaged
Wood prior to planting.

Native backii
Amend w/ organic

103 - Typical Shrub Planting Section

1/2° PVC t0 bo installed

around each exposed guy wire,
Expose shall not exceed 4",
[ T-Post Safety Cap

&' Steel T-Post
(o be removed after first growning season.)

12 yin Tre T S IW//[

3" Small Pine Bark Mulch

4" Water Well (min.)

Native backill, amend w/ organic matter.

Ropes at tof Prepare subsoilto form
Remove ¢ 1.5.x Ball DIA. (min.) pedestal to prevent settiing.
ma

102 - Typical Deciduous Tree Planting Section

Scale: 1/2"=1-0"

Scale: 3/8" = 1'-0"

Coarse to medium loamy sand
% volume basis organic mater

Medium loamy sand to sandy loam
volume basis organic matter

Drainage Layer or Subbase

104 - Lawn Area Profile .’
Scale: 1/2"= 10"
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THT

SHORTY PABST WAY

UNIT TYPE LEGEND

STUDIO FLAT

1 BEDROOM FLAT

2 BEDROOM FLAT

2 BEDROOM TOWNHOME (2 LEVEL)

3 BEDROOM TOWNHOME (3 LEVEL)

COMMERCIAL

PRIVATE OUTDOOR DECK SPACE

TYPE A = ACCESSIBILITY PER ANSI A117.1
TYPE B = ACCESSIBILITY PER ANSI A117.1
CHG = COMMUNITY HOUSING GUIDELINES

RESIDENTIAL UNIT COUNT

LEVEL 1

LEVEL 2

LEVEL 3

BUILDING
TOTAL

2 BEDROOM TOWNHOME (2-LEVEL)
3 BEDROOM TOWNHOME (3-LEVEL)

1 BEDROOM FLAT
2 BEDROOM FLAT

STUDIO FLAT

I

BUILDING AREAS

LEVEL 1

LEVEL 2

LEVEL 3

TOTAL SF

NOTE:

UNIT TYPES GROSS SF
1 BEDROOM (4 UNITS) 2,674 SF
MECH. / MAINT. / STORAGE 658 SF
1 BEDROOM (1 UNIT) 635 SF
2 BEDROOM < 800 SF (1 UNIT) 783 SF
2 BEDROOM > 800 SF (2 UNITS) 1,830 SF
1 BEDROOM (1 UNIT) 635 SF
2 BEDROOM < 800 SF (1 UNIT) 783 SF
2 BEDROOM > 800 SF (2 UNITS) 1,830 SF

9,828 SF

SF INCLUDES INTERIOR SPACES ONLY. DOES NOT
INCLUDE EXTERIOR STAIRS AND BALCONIES.

BULK STORAGE AREAS

BLDG A REQUIRED BULK STORAGE SUMMARY

12 RESIDENTIAL UNITS AS FOLLOWS:

(6) 1-BEDROOM UNITS FROM 586 - 741 SF
THUS, (6) STORAGE ROOMS AT

MIN. 195 - 247 CU FT REQUIRED

(2) 2-BEDROOM UNITS AT 783 SF

THUS, (2) STORAGE ROOMS AT

MIN. 261 CU FT REQUIRED

(4) 2-BEDROOM UNITS AT 915 SF

THUS, (2) STORAGE ROOMS AT

MIN. 305 CU FT REQUIRED

12 STORAGE ROOMS PROVIDED AS FOLLOWS

(2) AT 4'-10" X 6'-5 1/2" X 8'-0" H = 249 CU FT
(4) AT 5'-6" X 5'-11" X 8-0"H = 262 CU FT

(2) AT 4'-10" X 7'-5" X 8-0" H = 287 CU FT

(1) AT 5-11 X 6'-5 1/2" X 8-0" H = 305 CU FT
(3) AT 4'-4" X 8-9 1/2" X 8-0"H =305 CU FT
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MATERIAL CALL OUTS LEGEND

WT
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HW
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B
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MS
HC
VC

O = v m

NOTE:

WOOD TIMBER

RAIN SCREEN

HORIZONTAL WOOD SIDING
VERTICAL WOOD SIDING

BRICK VENEER

METAL ROOFING

METAL SIDING

HORIZONTAL FIBER CEMENT SIDING
VERTICAL FIBER CEMENT SIDING
EIFS

SANDSTONE

METAL CLAD WINDOW
INSULATED METAL DOORS

REFER TO A.M.101 AND A.M.102 FOR MATERIAL

SAMPLES.
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SHORTY PABST WAY

UNIT TYPE LEGEND

STUDIO FLAT

1 BEDROOM FLAT

2 BEDROOM FLAT

2 BEDROOM TOWNHOME (2 LEVEL)

3 BEDROOM TOWNHOME (3 LEVEL)

COMMERCIAL

PRIVATE OUTDOOR DECK SPACE

TYPE A = ACCESSIBILITY PER ANSI A117.1
TYPE B = ACCESSIBILITY PER ANSI A117.1
CHG = COMMUNITY HOUSING GUIDELINES

RESIDENTIAL UNIT COUNT

LEVEL 1

LEVEL 2

LEVEL 3

BUILDING
TOTAL

2 BEDROOM TOWNHOME (2-LEVEL)
3 BEDROOM TOWNHOME (3-LEVEL)

1 BEDROOM FLAT
2 BEDROOM FLAT

STUDIO FLAT

(&)1
N

BUILDING AREAS

LEVEL 1

LEVEL 2

LEVEL 3

TOTAL SF

NOTE:

GROSS SF
1 BEDROOM (5 UNITS) 3,342 SF
2 BEDROOM (2 UNITS) 1,622 SF
MECH. / MAINT. / STORAGE 1,765 SF
1 BEDROOM (2 UNITS) 1,260 SF
2 BEDROOM < 800 SF (2 UNITS) 1,566 SF
2 BEDROOM > 800 SF (4 UNITS) 3,650 SF
1 BEDROOM (2 UNITS) 1,260 SF
2 BEDROOM < 800 SF (2 UNITS) 1,566 SF
2 BEDROOM > 800 SF (4 UNITS) 3,650 SF

19,681 SF

SF INCLUDES INTERIOR SPACES ONLY. DOES NOT
INCLUDE EXTERIOR STAIRS AND BALCONIES.

BULK STORAGE AREAS

BLDG B REQUIRED BULK STORAGE SUMMARY

23 RESIDENTIAL UNITS AS FOLLOWS:

(8) 1-BEDROOM UNITS FROM 606 - 662 SF
THUS, (8) STORAGE ROOMS AT
MIN. 202 - 220 CU FT REQUIRED

(1) 1-BEDROOM UNIT AT 806 SF
THUS, (1) STORAGE ROOM AT
MIN. 268 CU FT REQUIRED

(6) 2-BEDROOM UNITS FROM 783 - 815 SF
THUS, (6) STORAGE ROOMS AT
MIN. 261 - 272 CU FT REQUIRED

(8) 2-BEDROOM UNITS FROM 910 - 915 SF
THUS, (8) STORAGE ROOMS AT
MIN. 303 - 305 CU FT REQUIRED

23 STORAGE ROOMS PROVIDED AS FOLLOWS:

(8) AT 5'-6" X 5'-11" X 8-0" H = 260 CU FT
(3) AT 5-0" X 7'-0" X 8-0" H = 280 CU FT

(2) AT 5-11" X 6'-5" X 8-0"H =303 CU FT
(4) AT 5'-5" X 7'-0" X 8-0" H = 303 CU FT

(6) AT 4'-4" X 8'-9 1/2" X 8'-0" H = 305 CU FT
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SHORTY PABST WAY

UNIT TYPE LEGEND

STUDIO FLAT

1 BEDROOM FLAT

2 BEDROOM FLAT

2 BEDROOM TOWNHOME (2 LEVEL)

3 BEDROOM TOWNHOME (3 LEVEL)

COMMERCIAL

PRIVATE OUTDOOR DECK SPACE

TYPE A = ACCESSIBILITY PER ANSI A117.1
TYPE B = ACCESSIBILITY PER ANSI A117.1
CHG = COMMUNITY HOUSING GUIDELINES

RESIDENTIAL UNIT COUNT

= =

< <

T o

523

L & O

-

= [WH] [WH]

E m m

v — N

LEVEL 1 512

LEVEL 2 216

LEVEL 3 216
BUILDING

TOTAL 9|14

2 BEDROOM TOWNHOME (2-LEVEL)
3 BEDROOM TOWNHOME (3-LEVEL)

BUILDING AREAS

LEVEL 1

1 BEDROOM (5 UNITS)

2 BEDROOM (2 UNITS)

MECH. / MAINT. / STORAGE
LEVEL 2

1 BEDROOM (2 UNITS)

2 BEDROOM < 800 SF (2 UNITS)

2 BEDROOM > 800 SF (4 UNITS)
LEVEL 3

1 BEDROOM (2 UNITS)

2 BEDROOM < 800 SF (2 UNITS)

2 BEDROOM > 800 SF (4 UNITS)
TOTAL SF
NOTE:

GROSS SF
3,342 SF
1,622 SF
1,765 SF

1,260 SF
1,566 SF
3,650 SF

1,260 SF
1,566 SF
3,650 SF

19,681 SF

SF INCLUDES INTERIOR SPACES ONLY. DOES NOT
INCLUDE EXTERIOR STAIRS AND BALCONIES.

BULK STORAGE AREAS

BLDG B REQUIRED BULK STORAGE SUMMARY

23 RESIDENTIAL UNITS AS FOLLOWS:
(8) 1-BEDROOM UNITS FROM 606 - 662 SF

THUS, (8) STORAGE ROOMS AT
MIN. 202 - 220 CU FT REQUIRED

(1) 1-BEDROOM UNIT AT 806 SF
THUS, (1) STORAGE ROOM AT
MIN. 268 CU FT REQUIRED

(6) 2-BEDROOM UNITS FROM 783 - 815 SF

THUS, (6) STORAGE ROOMS AT
MIN. 261 - 272 CU FT REQUIRED

(8) 2-BEDROOM UNITS FROM 910 - 915 SF

THUS, (8) STORAGE ROOMS AT
MIN. 303 - 305 CU FT REQUIRED

23 STORAGE ROOMS PROVIDED AS FOLLOWS:

(8) AT 5'-6" X 5'-11" X 8-0"H = 260 CU FT
(3) AT 5-0" X 7'-0" X 8<ns1:XMLFault xmlns:ns1="http://cxf.apache.org/bindings/xformat"><ns1:faultstring xmlns:ns1="http://cxf.apache.org/bindings/xformat">java.lang.OutOfMemoryError: Java heap space</ns1:faultstring></ns1:XMLFault>