


INTENT STATEMENTS DESIGN STANDARDS DESIGN GUIDELINES

« Create an architectural material « All building materials shall be selected -« Building materials at the pedestrian
palette for the Site that provides with quality and durability in mind. level should respond to the character

the flexibility to select materials of the pedestrian environment

«  Ground floor building materials shall

appropriate for each use while primarily be brick, unit masonry,

through scale, texture, color and

achieving a minimum level of quality naturally-cast stone, glass or pre-cast detail.
development. concrete, traditional to the existing + Inthe selection of materials,
« Create arich variety of materials. campus. “Ground floor” shall mean consideration should be given
. Ensure use of compatible the first floor in a multi-story building, to future vandalism or routine
or at a minimum the first 20 feet of maintenance.

materials appropriate to the urban

environment. vertical wall height in single-story

o « The palette of materials used in an
buildings. elevation should complement the
« Material changes such as finished architectural style.

concrete masonry units, metal panel «  Fronts of buildings are encouraged to

systems, steel and stucco may be include articulations of materials.
introduced on upper floors with

limited use on ground floors.

+ Building materials prohibited shall
include synthetic stucco, exterior
insulation and finishing systems
(EIFS), vinyl, and unfinished or painted
concrete masonry units.

« Material changes shall occur along
horizontal surfaces.
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2.2.6 Sustainable Building Design Building Materials

INTENT STATEMENTS

To encourage the use of high quality
building materials that will have long
term value and that act as a precedent
for future development.

To incorporate durable and
environmentally responsible building
materials and methods that reduce
resource and energy consumption
and that inspire future sustainable
development.

DESIGN GUIDELINES

Predominant exterior building
materials should be high quality,
energy-efficient and durable.

The use of energy-efficient lighting
both indoors and out is encouraged.

The use of regional materials is
encouraged where practical, in order
to minimize transportation costs and
benefit the local economy.

The use of recycled materials is
encouraged where practical.
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2.3 Streetscape

Streetscape standards and guidelines
address issues related to pedestrian
and amenity zones, street trees, and
streetscape furnishings.

GUIDING PRINCIPLES

The streetscape encompasses the space from building face to building face;
pedestrians typically do not distinguish between the street right-of-way and
private property in a mixed-use environment.

The streetscape is the primary area of occupation by the pedestrian and, as such,
has significant power to shape his or her experience.

Shade, seating and areas in which to stop and rest or re-orient are as important as
clear through walking zones and help to increase the time visitors remain on the
Site (i.e., “dwell time”).

Improvements that abut a public or private street are contextual, harmonious and
consistent with the improvements within the right-of-way.

Improvements in a street right-of-way are to be maintained and enhanced through
time.

Note: All projects in the public
right-of-way are subject to review
and approval by the Public Works
Department of the City and County
of Denver.
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Supplement the standards and
guidelines established in the Denver
Streetscape Manual (1993), Denver’s
Rules and Regulations for the
Landscaping of Parking Areas, and the
Planned Building Group (PBG) Manual
and the Development Handbook.

Create a streetscape that promotes
overall pedestrian and bicycle
circulation.

Encourage pedestrian activity on the
sidewalk and to support adjacent
activities such as shopping, dining,
strolling and gathering.

Provide pedestrian connections to the
adjacent neighborhoods.

Unify the public right-of-way with
a unique character by using street
furniture, street trees and other
amenities within the Site.

INTENT STATEMENTS DESIGN STANDARDS

Sidewalks constructed within a public
or private street right-of-way, or
within a private drive cross-section,
shall comply with the requirements of
the GDP.

Sidewalks within the public right-of-
way shall comply with Public Works
Department standards existing at
the time of site development, unless
otherwise expressly allowed by the
GDP.

Trees must be provided within a
required amenity zone and/or tree
lawn at equal spacing by species,
with minor adjustments for existing
conditions, light spacing or species
impact.

Average tree spacing shall be 30-foot
on center.

Property owners adjacent to tree
lawns shall be responsible for planting
and irrigating this area.

Street lights, parking meters, and
other elements shall be placed in an
orderly fashion at the back of the curb
to define the edge of the pedestrian
activity zone.

General

DESIGN GUIDELINES

Streets should be landscaped with an
aligned planting of deciduous trees to
create a tree canopy at maturity and

a cohesive, unified character for the
Site.

A monoculture of all the same tree
species should be avoided.

All streets should be visibly unified
and have a cohesive rhythm created
by the street trees, furnishings, paving
and lighting.

Street parking, seating, paving
patterns, signage and lighting should
be used to further accentuate the
human scale of development at the
Site.

Street furnishings, trees and
amenities should occupy consistent,
well defined zones parallel to the
pedestrian walking zone.

Sidewalk uses, outdoor seating, street-
carts and vendors are allowed subject
to compliance with all applicable city
laws and regulations,are encouraged
outside of the pedestrian walking
zone.
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Enhance the pedestrian environment
of public rights-of-way and areas
within the amenity zone through
appropriate street furniture.

Provide a visual cohesiveness to the
Site by providing street furniture
consistent and complementary
throughout.

Sidewalk benches shall be oriented
so they will not impede pedestrian
movement.

A consistent standard for site furniture
shall be developed before any
installation is approved.

Street furnishings shall not block the
minimum unobstructed pedestrian
walking zone.

Seating shall be placed to serve bus
stops, building entrances and plazas.

INTENT STATEMENTS DESIGN STANDARDS DESIGN GUIDELINES

Maintenance, safety, and comfort
should be primary considerations in
the type, design and placement of
street furniture.

Street furniture, such as benches,
should be placed in public open
spaces and plazas that have heavy
pedestrian use.

High quality site furniture should be
used throughout the Site in all public
areas.

Adequate quantities of street furniture
should be evaluated and used in

all public areas, including benches,
bicycle racks, and trash receptacles.

Seating for sidewalk cafes is
encouraged.
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General

GUIDING PRINCIPLES

Well-integrated lighting provides aesthetic appeal and safety, promoting
comfortable, safe pedestrian activity at night.

lllumination of building and landscape elements provides additional nighttime
interest and fosters neighborhood identity.

- Lighting integrated with city standards and with regard to general street
illumination will complement the urban and mixed-use nature of the Site.

Enhanced street lighting, if designed properly to reduce glare and limit contrast,
can enhance feelings of pedestrian security and safety.

Lighting design that considers energy efficiency fixtures and design will contribute
to a more sustainable development.
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General

INTENT STATEMENTS DESIGN STANDARDS DESIGN STANDARDS

« Use outdoor lighting to illuminate « Outdoor lighting shall be designedto  «  Security lighting shall be downcast
pedestrian pathways, streets, eliminate glare or light spillage onto and shielded.
entrances, service area, signage, adjacent properties. All wiring, transformers, ad related
landscaping and other ar.eas and « Alllight fixtures shall provide cut-off equipment shall be below ground or
elements where appropriate. or shielding to minimize light trespass screened from public view.

« llluminate at light levels appropriate directly to the sky or into residential Where applicable, alleys shall be
for each use and minimize glare areas. lighted by fixtures attached to
anf:! nuisance lighting to abutting Light levels shall be reduced one (1) buildings rather than by street lights
neighborhoods. hour after business operation hours to or pedestrian lights.

minimize the impact on surrounding

neighborhoods and to conserve DESIGN GUIDELINES

energy.
« External lighting should consider

Building-mounted lighting fixtures energy efficiency and glare control

shall not project above the fascia or
roof line of the building and must
be shielded. Shields of building-
mounting lighting fixtures shall be
painted to match the surface to
which it is attached or be part of an

so that it does not detract from the
quality of the urban environment.

approved color scheme.

Security lighting fixtures shall not
be substituted for parking area or
walkway lighting fixtures and are
restricted to loading, storage and
similar service areas.
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2.4.1 Street Lighting

Integrate City standards with regard
to general street illumination into the
character of the Site.

Enhance security of the street while
minimizing negative impacts on
private properties.

Light poles shall be aligned with
street trees as required by the city’s
Streetscape Design Manual.

Street lighting shall meet the
illumination and other requirements
determined by Public Works.

INTENT STATEMENTS DESIGN STANDARDS DESIGN GUIDELINES

Street lighting may use different
poles or luminary types other

than those approved in the City's
Streetscape Design Manual and will
be determined at the time of site plan
review and approval.

Consideration should be given to
adjustments in street light placement
to account for existing mature trees
while still maintaining a uniform
spacing along the roadway.
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Enhance security and the aesthetic
qualities of the streetscape.

Minimize negative impacts on
neighboring properties.

Limit additional pedestrian lighting in
residential areas.

Create a comfortable and safe
nighttime ambience in publicly
accessible open spaces plazas and
expanded streetscapes.

Pedestrian scale lighting shall be
installed at illumination levels to
provide pedestrian safety and avoid
extreme contrast between light and
shadow.

Pedestrian light levels shall be
designed to reduce glare into adjacent
properties.

Pedestrian lighting shall be a
maximum of one (1) foot candle along
internal pedestrian sidewalks and
walkways and shall be a maximum of
2,500 lumens for individual landscape
elements in publicly accessible open
space and plazas.

Pedestrian lighting lighting fixtures
shall be a maximum of 18 feet tall.

General illumination of entire open
spaces and plazas from remotely
mounted fixtures are prohibited.

INTENT STATEMENTS DESIGN STANDARDS DESIGN GUIDELINES

Pedestrian lighting may use different
poles or luminary types other

than those approved in the City’'s
Streetscape Design Manual and will
be determined at the time of Site Plan
review and approval.

Pedestrian lights along internal streets
should consist of only one fixture

type.

Pedestrian lighting should be spaced
evenly and align with each other
along the length of the pedestrian
walkway or corridor.

The use of single luminaries is
preferred over multiple luminaries.

[llumination sources that are low to
the ground such as bollards, steps,
and walkway lighting are strongly
encouraged.
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2.4.3 Parking Area Lighting

INTENT STATEMENTS DESIGN STANDARDS

« Limit the negative effect of parking
lot area illumination on adjacent
properties.

«  Provide adequate lighting levels to
create a safe, secure environment.

Fixtures along driveways and surface
parking areas shall be consistent in
type and color.

Fixtures shall be installed at
illumination levels to provide safety
for vehicles and pedestrians, while
eliminating glare or light spillage onto
adjacent properties.

Fixtures shall avoid light shining
directly to the sky, but shall be
shielded and downcast.

Parking area lighting shall be
extinguished one hour after the close
of business except for minimum
lighting as necessary for security.

Parking area lighting adjacent to
residential development shall direct
the light away from residences.

Maximum light pole height shall be
25 feet.

DESIGN GUIDELINES

Light poles should be placed close to
the area intended to be illuminated.

Lighting should be designed to
provide even and uniform light
distribution without hot spots or dark
spots.
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2.4.4 Open Space and Plaza Lighting

INTENT STATEMENTS DESIGN STANDARDS DESIGN GUIDELINES

Create a comfortable and safe night
ambiance in publicly accessible open
space and plazas.

Highlight appropriate open space and
plaza elements.

Provide the lowest levels necessary
to achieve safety and efficient way
finding.

Outdoor lighting within publicly
accessible open space and plazas shall
comply with the following standards:

« Lighting shall be designed to
illuminate pedestrian pathways.

« Lighting shall be designed for
human safety and security.

« Lighting shall minimize glare onto
abutting uses.

- Lighting shall be a maximum of 1
foot candle on pathways, but less
is preferred.

+ Lighting shall be a maximum
of 2,000 lumens for individual
landscape elements.

« General overhead or service pack
lighting are prohibited.

lllumination sources that are low to
the ground such as bollards, step and
walkway lights are encouraged.

Focal points such as gazebos, water
features, and special landscape
elements should be illuminated at
night to be inviting and safe.
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2.4.5 Accent Lighting

Provide appropriate building accents
above street level.

Ensure appropriate quality of lighting
of service areas.

Highlight appropriate architectural
elements.

Provide the lowest levels necessary to
achieve accent lighting.

Permanent accent lighting shall be
ground mounted or mounted on
buildings.

The source of light shall be screened
from public view and light levels
should be subdued to prevent hot
spots.

Flood lighting is prohibited.

Building light fixtures shall be of
architectural quality in regard to
durability, construction, and aesthetic
appearance.

Building light fixtures shall not have
exposed conduit runs, junction boxes
or other unfinished elements exposed
to public view.

INTENT STATEMENTS DESIGN STANDARDS DESIGN GUIDELINES

Accent lighting of buildings, building
entries, landscaping, plazas, and other
special features is encouraged.

Temporary lighting for special events
and holidays is allowed and should be
used for decorative purposes only.
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2.5 Signs General

GUIDING PRINCIPLES

A well-conceived system of site and building signage is important for making sense
of any successful mixed use environment.

« Integral and complementary signs add to the character of the streetscape and the
architecture of the buildings that they serve.

« Inaddition to basic functions such as tenant identity and way-finding, good
signage enhances the character of buildings, reinforces the hierarchy of streets and
spaces, and contributes to the ambience of the Site and neighborhood.
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Provide clear identification of
buildings and each use by right with
signage that is unobtrusive to the
surrounding residential use.

Add visual interest to the architecture.

Provide wayfinding for the site, for
both vehicles and pedestrians.

Provide a gateway into the
Development.

INTENT STATEMENTS DESIGN STANDARDS

All signage on the Site shall comply
with the signage standards applicable
in a property’s zoning district. These
signage standards and guidelines
supplement the zoning standards and
shall apply to all signage on the Site
as well.

Signs shall be compatible with and
an enhancement of the surrounding

neighborhoods at the abutting edges.

Signs shall be compatible with and
an enhancement of the Site and
its architecture in terms of scale,
proportion, color, material and
lighting levels.

Signs shall be expressive of the
business or activity for which they are
displayed.

Signs shall be compatible with the
architectural character of the building
on which they are placed in terms of
scale, proportion, color, material and
lighting levels.

Signs shall be constructed of high
quality, durable materials.

General

DESIGN STANDARDS

Signs shall be creative in the use of
two and three-dimensional forms.

Signs shall employ outstanding
graphic design and lighting design in
the use of materials, color, typography
and iconographic form.

Sign lighting shall be directed so
that it does not illuminate adjacent
buildings.

Use of company logos, themes, and
colors shall be incorporated into the
architectural design and be consistent
with these Standards and Guidelines.

Signage and lighting are inherent
design elements and shall be
integrated into the architecture.
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General

DESIGN GUIDELINES

« Signs should not be obtrusive to the
surrounding uses.

« Signs should be part of a hierarchical
system or family of signs that
are designed to be scaled and
proportional to their function and
location.

» Indirect and external light sources
should be the preferred option where
lighting is required.

« Signs should be organized on
buildings to not visually clutter the
streetscape.
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INTENT STATEMENTS DESIGN STANDARDS DESIGN STANDARDS

« Encourage appropriately scaled, non-
obstructing signs to project into the
public right-of-way.

In addition to the types of signs
allowed by the applicable zoning,
projecting or blade signs shall be
allowed, subject to compliance with
the following:

A projecting or blade sign is a sign

or street graphic attached to and
projecting from the wall of a building
at 90 degrees, or the corner of a
building at 45 degrees. The projecting
graphic may be two- or three-
dimensional, and regular or irregular
in form.

Small-scale projecting signs shall
be considered appropriate in active
pedestrian areas

Projecting graphics signs shall project
no more than 5 feet out from a
building.

The bottom of any projecting sign
shall be at least 8 feet above the
sidewalk or ground floor finished floor
level, whichever is higher. The top of
any projecting sign shall be no higher
than 15 feet above the sidewalk or
ground level finished floor level,
whichever is higher.

Projecting signs shall be mounted
no less than 6 inches away from

the building wall or the furthest
projecting elements (belt courses,
sills, etc.) which are adjacent to it on
the building facade.

Projecting signs are prohibited for
users without direct street access on
the street level.

Projecting signs shall not exceed the
height of the parapet of the building
on which mounted.

Projecting signs on the same building
facade shall be placed 8 feet or more
apart.

DESIGN GUIDELINES

Signage should use creative 2- and
3-dimensional graphics to attain a
unique identity.

Creative use of lighting should be
encouraged.
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2.5.2 Signage Location

INTENT STATEMENTS DESIGN STANDARDS DESIGN GUIDELINES

+ Identify the location and entrance of « Signs shall be positioned so as not + Buildings should be designed to
a business. to obscure architectural details but provide appropriate locations for
. Promote the service or merchandise instead shall be integrated into the signs. The signs should be an integral
within. building design. and yet noticeable part of the
. Attract and inform customers. - Signage locations shall consider the building.
location of street trees and other + Signs should not overlap or conceal
elements within the street right-of- architecture.

way. Signs should indicate building entries

and entries to parking facilities.

+ Asingle primary tenant, or the
building name, should be allowed
on an individual wall sign located
above the ground floor on one face
of the structure. This signage should
be sensitively integrated into, and
located upon, the primary facade to
provide identity to a building.

Tenant signage should typically be
located only on the ground floor of
the building adjacent to the tenant
location or within a Joint Identification
Sign.

Tenant signage above the ground
floor is discouraged unless integrated
into the architecture of the building
(excluding window signs and
awnings).
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INTENT STATEMENTS DESIGN STANDARDS DESIGN GUIDELINES

« Encourage signs that fit the character
of the Site and that do not detract
from or overpower the architecture.

« Limit the proliferation of signs on
buildings so as not to detract from
the appearance of a well-designed
building.

« Encourage regular maintenance .

« Ensure signs and their materials
remain structurally and electronically
in “like new” appearance.

« Utilize buildings as signage.

Sign colors, materials, sizes, shapes
and lighting shall be used to
complement the other elements of
the facade design.

Structure, materials, detailing and
power sources shall be designed with
consideration of signage installation
requirements and shall be readily
adaptable and reparable as tenants’
sigh needs change.

Signs on commercial buildings shall
fit within existing features of the
building’s facade.

Plastic face box signs shall not be
allowed.

Signs should creatively use 2- and
3-dimensional form, profile and
iconographic representation

(i.e. lighting, typography, color

and materials) in expressing the
character of the use, identity of the
development, character of the overall
Site, and architecture of the building.

Signs should be designed to help
establish the building’s character by
using cohesive, easily understood
graphic themes which complement
the overall building design.

Sign character that is expressive of the
individual proprietor and overall Site
identity is encouraged.

Distinctive materials that exhibit
craftsmanship and which contribute
to individual business’ identity should
be used.

Materials should be well suited for the
Colorado environment.

Simple, straight forward shapes that
communicate clearly should be used.

Signs as symbols are encouraged
because they are easily read and add
to the vitality of a storefront.
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2.5.3 Signage Materials, Quality & Design

DESIGN GUIDELINES

«  Sign materials should be high quality,
durable and easy to maintain.

« Material selection and detailing
in retail storefront areas should
accommodate installation of signage
types appropriate to the context.

« Letter styles of signs should be
legible. Simple, well-proportioned
typefaces are preferred.

- Signage elements should be
recognizable as part of the Site
without being overwhelming or over-
themed.

« Signs should get maximum impact
and value and should be designed to
work together and support each other
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A. Glossary of Terms

Sign, Projecting (or Blade Sign)

A sign or graphic, other than a wall sign, that is attached to and projects from the wall,
soffit, or eave of a building, is not in the same plane as the wall, soffit, or eave to which
it is attached, and identifies a use within that building.

Site, The (The Site)

The approximately 30 acres bounded generally by 11th Avenue, Clermont Street, 8th
Avenue, and Colorado Boulevard, as shown within the bounded area on the map
below, and as legally described in the GDP, Sheet 3:

AALBION STREET

BELLAIRE STREET

NEW AVENUE

Street Trees

Trees that line the street in a right-of-way between the curb and the abutting property
line, or pedestrian path.

Streetscape

A term generally referring to pedestrian amenities and landscape improvements
located within the public-right-of-way or public easement. The term “streetscape”
generally refers to the public amenity zone, the unobstructed pedestrian zone and the
pedestrian amenities, furnishings and landscape improvements such as tree lawns or
trees in grates.

Terminating Vistas

A term generally referring to points of interest at the end of certain important street
view corridors through the Development.

Tree Lawn

The area of lawn or planting between the curb and the detached sidewalk where
street trees are planted.
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