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Suncap Property Group
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Allen Temple AME Church, CAP Park LLC

Property Location:

1001, 1015 S. Main Street

Tax Map Number:

007300-04-00100, 007300-04-00200, 007300-04-01500, 00730004-01600

Acreage:

approximately 3.119 acres

Zoning:

C-4, Central Business District

Proposal:

New mixed-use development and the demolition of the
existing West End Recreation Center

Staff Recommendation:

Deny

Applicable Sections of the City of Greenville Code of Ordinances:
Sec. 19-2.3.8 Certificate of Appropriateness
Application Request:
The request is to demolish the existing Allen Temple AME West End Community Recreation
Center and associated parking lots to construct a mixed-use development of approximately 275
residential apartment units wrapped around a precast parking structure with parking for
approximately 500 vehicles. Approximately 12,000 square feet of retail is proposed along S. Main
Street with one unspecified 3000/sf ‘amenity’ area along S. Markley St. and one unspecified
smaller ‘amenity’ area at the corner of Green Ave and Vardry St. Two more smaller ‘amenity’
areas are shown within the proposed apartment portion of the building mass. Most of the proposed
structure is designed as a 5-story building so that it may be built as wood frame construction.
Although shown in the plans and perspectives submitted for review, this proposal does not include
the streetscape improvements drawn on N. Markley Street, which is City right-of-way. The City
has not agreed to the streetscape improvements drawn in this proposal and such improvements
would require City Council approval prior to DRB approval.

Staff Analysis:

CA 21-281
1015 S. Main Street
Since the first contact about the proposed project in February 2021, the applicant has met
with city and Planning staff several times, met with the neighborhood leaders of the M
West Townhome development at 1027 S. Main Street, presented their plan before the
West End Neighborhood Association’s April meeting, and met with the City’s consultant,
Rob Robinson of Urban Design Associates. In each of these meetings, the applicant
received feedback from the attendees that the proposed project scale and design did not
seem appropriate for the site and did not respond sensitively to the scale context around
it, as required by the Downtown Design Guidelines. A notable comment from an attendee
of the West End Neighborhood was the observation that the design, while nicely
presented, looked very ‘suburban’ in its presentation and did not look appropriate for
downtown Greenville and would seem more suited for a location at the edges of the city.
In each meeting with city and planning staff, staff shared specific concern about the single,
extra-large building mass and how the design did not appropriately address the scale
requirements of the downtown design guidelines, concern about the architectural detail
and material use that did not comply with downtown design guidelines, concern about the
disconnect with required pedestrian access and connectivity, per the downtown design
guidelines and concern about the awkward vehicular access and connectivity that
concentrates high vehicular traffic patterns with high pedestrian activity, again, in conflict
with downtown design guidelines. Despite the concern and feedback shared with the
applicant in each of the meetings with the city and those with the surrounding community,
the applicant has chosen to move forward with a design that is essentially the same
proposal, with minor inconsequential tweaks, presented to staff in our first meeting with
the applicant in February.
As noted by staff to the applicant numerous times, the proposed plan conflicts with or does
not comply with numerous Downtown Design Guidelines. Due to the abundance of noncompliance, it appears that the applicant did not sufficiently utilize the city’s Downtown
Design Guidelines shape or inform the proposed design submitted for DRB review and
approval.
PUB 1. Block Pattern:
•

•

PUB 1.1, 1.IP & 1.LP: The submitted site plan does not propose a pedestrian cutthrough to reduce the block size for pedestrians. The S. Main Street/S. Marley
Street/Green Avenue/Vardry Street/Anderson Street block is roughly 2,000 lineal
feet in length without any pedestrian cut-through access or connectivity. Recent
projects, in downtown Greenville, that have complied with this requirement, include
Camperdown and the Greene Apartments. To comply with this guideline, a
pedestrian cut-through must be proposed to reduce block size and provide access
and promote pedestrian walkability in the downtown area. Notably, a well-placed
cut-through, on the S. Main St. block face, could allow for safe mid-block
pedestrian crossing, for area residents, to the development’s proposed retail and
could also continue through the site to reconnect neighborhoods to the west, south,
and east sides of the site.
PUB 1.2: The development must be connected to existing public sidewalks. None
of the primary access points to the residential portion of the large building mass
are connected to the public sidewalk system in the adjacent rights-of-way, as
required. In addition to non-compliance with this Downtown Design Guidelines
requirement, staff notes that the design may also face challenges to comply with
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•

•

•

Building Code and American with Disabilities Act (ADA) accessibility requirements
at time of permit.
PUB 1.3 & 1.4: When staff noted to the applicant, during each pre-submittal
meeting, the need to comply with pedestrian cut-through requirements, staff also
informed the applicant that the method of pedestrian cut-through will determine the
width required. If the cut-through is designed as ‘pedestrian-only’, the width must
be a minimum of 18 ft to allow for a wide, welcoming pedestrian path, furnishings,
landscaping, and lighting. If the cut-through is designed as a combined vehicular
and pedestrian cut-through, then it should be at least 25-ft wide to accomplish a
safe environment for pedestrians.
PUB 1.5 & 1.6: The proposed “plaza” area, located directly across from the primary
pedestrian entrance for Fluor Field, also serves ‘double duty’ as a 500-car parking
garage entrance and exit that appears to create predictable pedestrian/vehicular
conflicts. Such conflicts should be minimized to promote the safe and active
pedestrian zones specified by the Downtown Design Guidelines. The entrance
could also be shifted farther away from the S. Main St./S. Markley St. intersection
and more toward the middle of the block as noted by the design guidelines.
The proposed plan does comply with PUB 1.8 with the provision of vehicular
access to an adjacent building via a shared alley or driveway (1021 S. Main Street).

In summary, staff does not find that the proposed design is in substantial compliance with
the intent of the block pattern design guidelines. The Downtown Block Pattern Design
Guidelines note “a fine-grained block pattern increases the density and diversity of building
types and uses, which increase the shopping, workplace, living and entertainment
offerings available within walking distances.” A single, large building, with a 2,000/lf block,
only interrupted by two separate entrances to a 500-car parking garage, does not appear
to have embraced the guidance of this design guideline effectively.

PUB 2. Pedestrian Realm
•

•

PUB 2.1: A building transition zone should be provided, be at least four (4’) feet
and should not encroach upon the minimum sidewalk width. Due to the lack of any
dimensions on the submitted proposal drawings, it is unclear if the proposal
complies with this requirement. It appears that the proposed building design, that
jogs the building face in and out on this elevation, results in about half of the edge
of the building, along S. Main St, placed exactly on the property line and directly
against the edge of the existing public sidewalk. This placement does not provide
the minimum 4-foot building transition zone required and the placement tends to
crowd the public sidewalk zone where the building edge is directly on the property
line. Along S. Markley St., there does appear to be a transition zone, but staff is
unable to verify compliance due to the lack of dimensions. Transition zone areas
along Green Ave and Vardry St. appear to be compliant, however, staff is unable
to verify without dimensions on the submittal.
PUB 2.2: The existing sidewalk zone, along S. Main St., is approximately seven
(7’) feet and abuts the private property line. Because the site is a vacant site
without any existing building restrictions that could be presented as cause for
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•

building transition zone compliance to ‘not be feasible’, this guideline would
reinforce the need for this project to incorporate a reasonable building transition
zone in the design solution along S. Main St.
PUB 2.4: Plazas are a part of the pedestrian realm. The submittal does propose a
‘plaza’ but that ‘plaza’ also serves ‘double duty’ as a 500 car parking garage
entrance and exit that appears to create predictable pedestrian/vehicular conflicts
and does not really suggest that “Downtown users are more likely to linger in a
spacious, comfortable pedestrian realm” as suggested by the pedestrian realm
design guidelines.

In summary, staff does not find that the proposed design is in substantial compliance with
the intent of the pedestrian realm design guidelines.

PUB 3. Sidewalk Zone
•

•

PUB 3.3: The applicant proposes to relocate the existing sidewalk, along Vardry
Street, approximately 5 feet closer to the roadway than the current location. This
not only does not provide enough room for the proposed street trees, it also would
reduce the existing curb lawn of approximately 7 feet, down to 2’, 6”. In addition,
the applicant proposes to remove five (5) mature, established street trees, located
within the public right-of-way lawn area, from the property side of the existing
sidewalk, and replace with five (5) new street trees located within the newly
reduced 2’-6” curb lawn. The design guideline states the planted area between the
sidewalk and vehicular traffic should be a minimum of 5’ to provide a safe
environment for pedestrians and room for landscaping.
PUB 3.5: As noted before, building entrances to the residential portion of the
proposed building are provided without any direct connection to a public sidewalk.
The lack of a sidewalk connection at these primary entry points does not comply
with this design guideline or South Carolina Accessibility Standards and the
Americans with Disability Act requirements.

In summary, staff does not find that the proposed design is in compliance with critical
elements of the sidewalk zone design guidelines.

PUB 4. Street Furnishing Zone
•

PUB 4.2, 4.3 & 4.4: Though the applicant does propose new benches along S.
Main Street, they have not proposed any along any other street, nor along a
pedestrian cut-through. Proposed benches must comply with City standards to
prevent vagrancy.

In summary, staff finds that it is important to emphasize and celebrate all street face
opportunities with new development within the downtown area. This proposed site
development is in direct proximity to significant improvements planned for Field Street.
Yet the proposed design solution seeks to diminish the pedestrian experience along
Vardry St. when sound planning principles suggest that the improvements along Field
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Street should naturally continue a pedestrian experience along this side of the proposed
development in response to the context precedent.

PUB 5. Planting Zone
•

•

•

PUB 5.1: The proposed landscape plan does not appear complete or wellconceived, even as a schematic level design. Primary access points show
landscape and bushes in front of doors that are not provided access to any exit
surface such as a sidewalk (Landscape Plan, Sheet L-001).
PUB 5.9: The minimum planting area for a tree shall be 6’x6”. However, the
applicant proposes space for street trees along Vardry Street of 2.5’, along Green
Avenue of 5’, and along N. Markley Street of 5’.
Per the Landscape Plan, Sheets L-001-B & L-004, the applicant proposes trees
in the pedestrian ‘plaza’ area directly under where the 2nd floor extends outward
toward S. Markley St. Such placement, in reality, would result in the death of the
trees. Bushes and shrubs are also shown blocking any entrance to the unspecified
‘amenity’ provided to activate the street at the corner of Green Avenue and Vardry
Street.

In summary, staff does not find that the proposed design is sufficient to suggest
compliance with critical elements of the planting zone design guidelines.
PUB 7. Alleys and Pedestrian Cut-Throughs
•

•

•

PUB 7.1: The proposed plan, indicates electrical equipment located on the paved
alley provided for vehicular travel access as shown on Page L-004 “Service Area
Plan.” The application proposes loading and the trash dumpster location on the
alley. However, on Page L-001 “Landscape Plan”, these locations are blocked by
landscaping and a proper dumpster truck entry pad is not provided.
PUB 7.2: The application does not propose safety lighting to the alleyway. At night,
this could lead to further pedestrian-vehicular conflicts as a pedestrian cut-through
is also not provided.
PUB 7.5: The proposed elevation design does not effectively mitigate the visual
impact of the 5-story wall that faces the alley. There is no evident design response
to the one- and three-story structures immediately adjacent to this 5-story wall that
rises straight up from the pavement of the alley.

In summary, staff does not find that the proposed design is in compliance with critical
elements of alleys and pedestrian cut-through design guidelines.
PUB 8. Publicly Accessible Parks and Plazas
•

PUB 8.1 & 8.3 Compared to the Informal Review package; the applicant now has
submitted the current proposal to largely privatize the plaza area by walling it off.
The Downtown Design Guidelines, PUB 8.1 or 8.3, calls to maintain visual and
physical access from the sidewalk into plazas.
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•

•

•
•
•
•

PUB 8.4: The location and building design, chosen for the plaza, should be an area
where it would have maximum solar exposure. Due to the northeast placement
and height of the proposed building surrounding it, both the location choice and
building design does not seek to maximize sunlight into the plaza.
PUB 8.6: The plaza is shown on Page L001 “Landscape Plan” appears largely
devoid of vegetation. The monolithic evergreen landscape plan does not provide
shade or enrich “human interest, including seasonal variety, multi-sensory appeal,
or distinctive physical characteristics.”
PUB 8.7: The applicant has proposed both public art and retail into the plaza’s
programmatic experience.
PUB 8.10: The proposed plans do not indicate any additional lighting in the plaza
to increase safety.
PUB 8.11: The proposed plans do not indicate any seating opportunity within the
plaza.
PUB 8.13: Given the lack of detail on materials, plant species, seating areas,
lighting, and other materials to promote a safe and vibrant plaza experience, the
plaza does not appear to be well developed.

In summary, staff does not find that the proposed design is in substantial compliance with
the intent of the publicly accessible parks and plazas design guidelines.

PUB 9: Lighting:
•

PUB 9.3: The proposed light pole design, for the parking garage roof, appears to
be the same fixture used for the streetlights at ground level. Due to the multi-story
elevation of the proposed fixture, staff notes some concern about the light pollution
potential into neighboring properties.

In summary, staff finds that the proposed design is in substantial compliance with the
intent of the lighting design guidelines but recommends that the lighting for the top deck
of the garage be reconsidered with a more directed fixture that could shield light pollution
into surrounding properties.
PUB 11. Signage:
•

A separate, staff-level CA is required for signage. Though conceptually shown
without brand names or detailing, the signage does generally appear to meet the
design guidelines.

In summary, staff finds that the proposed design is in substantial compliance with the
intent of the lighting design guidelines.
PUB 12: Utilities:
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•

Utilities are largely consistent with the Design Guidelines, however, Page L-004
“Service Area Plan” shows the transformers within the alley pavement. This should
be remedied.

In summary, staff finds that the proposed design is in substantial compliance with the
intent of the lighting design guidelines.
PUB 13: On Street Parking:
•

PUB 13.3: While not entirely clear in the submitted plans, it appears that the design
for on-street parking to avoid curbside obstructions in curbside design is not
adequate. A low consistent curb with pedestrian connections to on-street parking
should be utilized. As a reference, the picture in the upper-left corner of Page 73
of the Downtown Design Guidelines should be utilized as an example for a
redesign.

In summary, staff finds that the proposed design is in substantial compliance with the
intent of the on-street design guidelines, with specific attention needed to address PUB
13.3.

PRI 1. Placement:
•

PRI 1.2: The location of many of the apartment’s lobbies and entrances are not
placed in a highly visible manner. Also, due to the quality control incompleteness
of the submitted plan set, it is unclear where all building entrances are located. For
instance, on Pages A-12 “Level 2 Plan”, A-13 “Typical Level Plan”, and A-14 “Level
5 Plan” there is a grand staircase shown that ascends directly into an “S1” (studio)
residential apartment unit.

In summary, staff finds that the plan submitted does not clearly convey intent to the
completeness level required to obtain approval or to allow staff to enforce any approval
requirements, if granted.
PRI 2. Massing:
•

•

PRI 2.2: Instructs designers to use lower building and element scale to transition
taller buildings to lower scale buildings. The Hair Salon on Green Avenue is one
story. The historic church on Green Avenue is two story with a one-story
outbuilding. The old West End Coffee building and the Fluor Field stadium
presentation on S. Markley are two stories. The single-family dwellings to the west
are three stories and 1021 S. Main is one story. The proposed development
building mass and height adjacent to these properties is five to six stories with
minimal step back treatment on some, but not all, elevations.
PRI 2.7: The proposed building mass presents a flat, uniform height at every
elevation and does not utilize a variety of building heights along a façade. This is
especially evident along Green Avenue and Vardry Street. The elevation facades
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•

•

have a flat roof, without a definitive cap, that is the same elevation along the entire
building perimeter.
PRI 2.LP: The proposed façade design does not successfully divide the single,
monolithic building and its five (5) primary elevations into smaller modules to better
relate to the scale and proportion of the area and Downtown. Separate buildings
may be considered also to address this issue. Again, the building should vary
building heights and façade setbacks to create a more visually interesting rhythm.
PRI 2.ED: Although the applicant was informed about this requirement in every
meeting with city and planning staff prior to submittal, the proposed design does
not appear to have addressed this guideline special condition that states new
construction within 300-ft of an occupied single-family home should be within 10
feet greater than the average height of all buildings within a 300-foot radius. In all,
within 300 feet of the proposed project there are approximately fourteen (14) – one
story, two (2) – two story, four (4) – three story, one (1) – four story, one (1) – six
story and one (1) – eight story structures.

In summary, staff does not find that the proposed design is in substantial compliance with
the massing design guidelines. Staff did share with the applicant that it was understood
that development program requirements would not allow the overall development to
conform with the average building height requirement. However, staff suggested that the
design respond to this requirement along the perimeter edges of the site, that would
present appropriate scale and design to the pedestrian realm and increase height in the
center of the site to gain the program space for the number of residential units needed.
The applicant responded they would consider but planned to build a wood frame structure
to keep investment costs lower.
PRI 3. Entry:
•

•

•

•

PRI 3.1: “Locate entrances at active locations that enable and promote pedestrian
walkability, and connectivity.” The proposed plan locates apartment building entry
locations in the middle of the alley, in the fire lane, and in a closed off area of the
plaza and are not located at active locations.
PRI 3.2: The plan set submitted for consideration does not appear to provide
accessible building entrances for the residential portion of the proposed building.
Every entrance, that can be identified in the plan set, does not appear to have been
designed for ADA accessibility.
PRI 3.3 & 3.5: The submitted plan design does indicate architectural features that
attract and guide pedestrians to the apartment complex entrances. The entrances
that can be identified on the submitted plans, seem as if they are an afterthought
with the proposed architecture, lighting plan, landscaping, and their general
location on the site plan.
PRI 3.6: The proposed plan does not appear to provide a recessed or covered
entrance at every retail entrance along the S. Main Street & S. Markley Street
intersection.
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•

•

•

PRI 3.8: The individual residential units, along the alley, do not include entrances
that face the public realm. The alley is considered a part of the public realm but
appears to have been designed as ‘back-of-house’ – See PUB 7.
PRI 3.9: Shared entrances to multi-tenant residential units must use architectural
elements, furnishings, and/or landscaping to clearly articulate the entrance. Again,
the current design of the shared entries appears to be incomplete and not fully
developed.
PRI 3.LP: The design proposal does include distinct entrances and storefronts
along S. Main Street in compliance with this guideline.

In summary, staff does not find that the proposed design is in substantial compliance with
the entry design guidelines. This design element, across every elevation of the building
mass, appears to be incomplete and not fully developed.
PRI 4. Activated Ground Floor:
•

PRI 4.LP: This special condition requires activation along internal plazas. The
submitted plan set does not include the north and south elevations for the building
surrounding the proposed pedestrian ‘plaza’.

In summary, staff notes that the submitted plan set does not provide required information
needed for proper evaluation of the design for compliance with design guidelines.
PRI 5. Articulation:
•

•

•

•

PRI 5.2 & 5.3: The proposed building mass façade width does not present as
compatible with the adjacent context –notably the M West Townhomes, next door,
at 1027 S. Main Street. The M West Townhome building façade width is roughly
85/lf. The proposed five story building face that fronts Vardry St, in contrast, is over
200/lf and two stories taller with no step back of the façade face to respond to the
surrounding scale context. A possible design response to split the proposed façade
along Vardry Street into separate buildings or what would appear to be separate
buildings, with appropriate architectural detail, could better compliment the
adjacent townhome form and other structures across the street.
PRI 5.6: The façade along Vardry Street presents, in surrounding context, as a
large, monotonous façade that appears quite suburban in its architectural
articulation that also proposes the extensive use of Hardiboard materials.
PRI 5.7: Staff believes the corner of Vardry Street and Green Avenue does not
adequately utilize architectural features to accentuate the corner’s unique location
and to engage the public realm with visual presence.
PRI 5.LP: Overall, the entire building mass and perimeter presents each elevation
as a monstrous façade that does not respond appropriately to area context. Staff
has consistently suggested that the design seek to break the facades into smaller
parts. The final design proposal response submits only minor in and out jogs in the
building mass form. Additional guidance is provided by PRI 2.7, which notes that
differentiation in building height coupled with articulation can help to break up the
facades into smaller parts.
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In summary, staff does not find that the proposed design is in substantial compliance with
the articulation design guidelines.

PRI 6. Materiality:
•

PRI 6.1: Use high quality materials that are chosen to be compatible with their
surrounding context but also to elevate the existing diversity and character of the
area. The proposed design specifies extensive use of fiber cement panels, lap
siding and board and batten siding on every elevation of this large building to
achieve the result of a very ‘suburban’ design-look proposal for placement in the
city’s central business district. In urban areas, pedestrians and cyclists interact
directly with a building’s surfaces and finishes, unlike in more suburban and
vehicular areas. Therefore, large expanses of the same materials are discouraged.
Finishes and materials that are of high quality and durability confirm a sense of
permanence and contribute to the continuity of Greenville’s reputation for design
excellence.

In summary, due to the extensive use of fiber cement as the primary building cover, rather
than sparingly as an accent material, staff does not believe that the proposed design is in
substantial compliance with the materiality design guidelines.

PRI 7. Architectural Lighting:
•

•

PRI 7.1: Use light fixtures to accent and complement architectural elements.
The plan submittal does not include any reference to architectural lighting
design study or consideration for the project.
PRI 7.2 Enhance building architecture with lighting. Incorporate accent
lighting into the building design to create visual interest, depth and shadows.
Ensure lighting does not have an adverse impact on adjacent properties
and pedestrian areas. Due to the importance of the downtown district to
Greenville’s reputation for world class design and planning, understanding
the use of architectural lighting and its contribution to this design and the
surrounding area is a specific priority that should be addressed as part of
the design approval process.

In summary, staff does not find that the proposed design has sufficiently engaged or
explored the aspect of architectural lighting and the impact, positive or negative, that the
lighting plan will have on the design and to the surrounding area. Therefore, staff does not
believe that the proposed design in substantial compliance with the architectural lighting
design guidelines.

PRI 8. Private Outdoor Spaces:
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The submitted plan set proposes a large private outdoor space yet it does not
provide any information, specific plan, or elevations for the space that can be used
to evaluate compliance in the approval process.
PRI 10. Parking Structures
• PRI 10.2 & 10.5: The proposed plan has a large portion of the planned 500 car
parking deck exposed in elevation along the majority of the S. Markley St.
elevation. The applicant was directed by staff to consider recently approved
projects at the McLaren Apartments and at the nearby .408 Jackson apartments
for approved methodologies that complied with this design guideline.
• PRI 10.6: The proposed plan provides entry to the parking deck from the west
alley, in compliance with the design guideline. However, the plan also proposes a
key access point from S. Markley St., which is a primary north-south connector
street that does not fit the profile of a ‘side street’.
• PRI 10.7: The exposed, pre-cast parking structure does not reflect the character,
materiality, and articulation of the surrounding architecture.
• PRI 10.8: The parking structure face, toward S. Markley Street, does not attempt
to integrate itself into the surrounding context.
• PRI 10.9: Vertical circulation cores (elevator and stairs) to the various levels of the
parking garage are not located near primary pedestrian corners and are not
highlighted architecturally so visitors can easily find and access these entry points.
Of note, the vertical circulation core, on the alley side of the deck, is buried behind
‘back of house’ building space and not highlighted as required.
In summary, staff does not find that the proposed design is in substantial compliance with
the parking structure design guidelines.

Neighborhood Meetings:
On April 6th, the applicant presented this plan to the West End Neighborhood Association
(WENA) the day after the formal application for Design Review Board consideration was
received by staff. The following design guideline-related comments were noted by WENA
members:
•
•
•

WENA’s President noted the structure appeared “suburban” in design and would
be more suitable at the edge of the city rather than in the downtown.
Having a reason to walk up S. Markley Street was noted as a positive.
A concern was expressed for the choice of exterior materials proposed.

Other comments included concern about a lack of affordable housing, the loss of the West
End Recreation Center, a community preference to offer condo ownership rather than the
proposed apartments, and concern that the applicant will not wait for the design
recommendations of the West End Small Area Plan, currently in progress, to be utilized in
the plan.
Staff was also made aware that the applicant met with the M West Townhome HOA board.
Based on the correspondence received by M West residents, the application plan
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submittal has not addressed the community concerns that they shared with the applicant
in that meeting. Their design guideline-related concerns included:
•
•
•
•
•
•
•

Lack of green and open space does not provide pedestrian activity.
The proposed alley, directly adjacent to the M West Townhomes, will cause
significant noise and light pollution into the single-family development.
The 5-6 story height overwhelms the adjacent lower-scale developments.
Will create a community eye sore with no character.
Project fails to promote pedestrian transportation.
Other uses should be considered to support the community.
Overall, the project is inconsistent with the vision character of the City of
Greenville’s downtown and the West End.

Other concerns raised by M West residents included excessive parking, without an
emphasis on alternative transportation options, such as buses or trolley, and an increase
in traffic and congestion along adjacent roads.
Summary
The proposed design does not comply with many Downtown Design Guidelines, as noted
in this report. In every meeting between the city staff and the applicant, staff has
consistently and repeatedly identified the design deficiencies of the proposed plan and
recommended that the applicant reapproach their design, with the downtown design
guidelines as a design tool, to ensure compliance with the requirements and compatibility
of their design with downtown Greenville. In response, the design submitted for
consideration, appears to have incorporated only minor ‘tweaks’ to the existing noncompliant proposal rather than a reapproach to the base design choices that have resulted
in a non-compliant proposal.
The following core issues were shared with the applicant in every meeting with city staff:
•

•

•
•

The proposed plan does not provide pedestrian cut-throughs to break the block
apart. Unlike other recent large-scale projects downtown such as Camperdown or
the Greene, a pedestrian cut-through is not provided.
The proposed plan does not break the building apart into more appropriate scaled
buildings. Coupled with the pedestrian cut-throughs, the proposed building could
be broken into at least two buildings and the alley could be straightened out to
meet Vardry Street. This could allow for better vehicular circulation to the parking
garage as well. Further, a multi-building approach to the base site layout would
more readily meet the Private Realm guidelines for more appropriate building
massing, scale, vehicular and pedestrian circulation, and architectural articulation
response toward adjacent buildings.
The proposed ‘plaza’ area creates an inherent conflict between vehicular and
pedestrian circulation patterns in an area of higher than usual pedestrian activity.
The monolithic and suburban-styled facades of Vardry Street, Green Avenue, and
S. Markley Street should be broken up, by both height and width variations, and
minimize, if not eliminate, the fiber cement material so prevalent in the current
design.
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In addition, the submitted application plan set, is incomplete and suffers from a lack of
quality control review prior to submission. The attached plan set includes pages that
present different design proposals for the same floor or elevation on different pages within
the overall set, lack of access to various rooms, lack of access from the exterior to the
interior of the building, and sheets that are obviously misprinted. The landscape plan
sheets show vegetation, planted in front of primary exterior entrance access points.
Examples:
•
•

•
•

Page L-004 shows trees in the Plaza area, but pages L-001 and L-005 do not.
Pages L-001 shows landscaping blocking the entrance in the amenity area at the
corner of Green Avenue and Vardry Street, the entrance into the plaza, and the
entrance in the dumpster/loading areas.
On Pages A-24, A-25, A-26, A-27, and A-28, cut sheets have been cut off and
areas unexplainably whited out.
None of the residential apartment entrances have proper ADA accessible
entrances.

With the numerous errors and conflicts within the submitted plan set, it is unclear which
design the applicant requests to be approved.
Finally, it should be noted that the submitted plan set clearly shows project related and
required improvements that occur on an adjacent parcel, TM#007300-04-00400, within
the alleyway. The affected parcel owner is not a party to the submitted application and has
not signed the application.

Staff Recommendation
Staff recommends the Design Review Board deny the submitted design or call for
the applicant to redesign the project to address staff comments and
recommendations and to comply with the Downtown Design Guidelines.

DEPARTMENT COMMENTS AND CONDITIONS
Civil Engineer:
Recommend: Approve w/ Conditions
Comments:
1) All proposed public and private improvements shall meet the requirements of Section
19-6.7 Site Development and Related Infrastructure of the City’s Land Management
Ordinance. The design and construction of the public and private infrastructure shall
conform to all applicable federal and state regulations and the requirements of the City’s
design and specifications manual.
2) All improvements proposed within the City’s public right of way shall be subject to the
requirements of Articles I and II of Chapter 36 – Streets, Sidewalks and Other Public
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Places of the City of Greenville Code of Ordinances. As required, all improvements or
construction activity performed within the public right of way require an approved
encroachment permit.
3) A Site Plan Permit will be required for the development detailing the demolition, grading
and stormwater, utility improvements and site access.
4) A traffic impact analysis will be required as a condition of site permit approval if the
administrator determines that a proposed development will generate 100 or more traffic
trips during the peak hour or if the administrator determines that a proposed development
involving substantial improvement or change of use will generate 125 or more traffic trips
during the peak hour. Improvements to the existing transportation infrastructure by a
developer will be required as a condition of permit issuance if the projected level of service
for the build-out year of the development descends below level "D" for any intersection
within the study area as a result of the proposed development.
5) The improvements shall comply with Chapter 11 of the International Building Code for
site accessibility. Per Section 1104, a minimum of one accessible route shall be provided
from each site arrival point (public transportation stops, accessible parking, accessible
passenger loading zones and public streets or sidewalks) to the accessible building
entrance served. Additionally, an accessible route shall be provided within the site to
connect accessible buildings, facilities, elements and spaces on the site.
6) The sidewalk improvements along Main Street, Green Ave and Vardry Street shall follow
the grade of the road. All driveways, drop-off area and pedestrian connections to the
public sidewalks shall be designed to the road elevations which may require adjusting
finish floor elevations of the building or incorporating steps at the access points. The
sidewalk elevations shall not vary from the road to conform to the finish floor elevations
of the buildings.
7) The proposed brick paver enhancement in the roadway of Markley Street are not
approved at this time. More detail of the proposed improvements is required as well as
further discussion of the long term maintenance associated with these enhancements
are required.
8) There appear to be opportunity to underground the existing communication lines along
this side of Green Avenue. Consideration should be given to relocating these lines and
eliminating the existing wood poles with this project.
Environmental Engineer:
Recommend: Approve
Comments:
Approved with no comments.
Traffic Engineer:
Recommend: Deny
Comments:
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A traffic impact analysis form was submitted on November 2020, but the supporting documents
were not correct. Please resubmit the form showing actual trip generation calculations and land
use intensities. We are not clear on how the number of trips (or internal capture) was determined,
as no information on the size of the coffee shop was provided. Land use codes also changed
from 814 to 937 with no update to the form. Please submit correct calculations.
What is the expected retailer for the coffee shop? While it is reasonable to use ITE Trip
Generation rates for certain retailers, actual data specific to a brand would be more appropriate
to use. It is not reasonable to assume that a coffee shop is going to have 0 cars in the queue
40% of the time in the AM peak hour, especially if the retailer is Starbucks. Mathematically, the
equations are correct given the assumptions, but the assumptions are not based on reality.
Historical data specific to the brand should be used for both arrival and service rate.
Queue analysis has not given any consideration to vehicular access onto Markley St. or conflicts
with vehicles entering and exiting the garage from Markley St. Queue analysis makes
assumptions based on free-flow access with no vehicular or pedestrian conflicts. Any delay
experienced in the drive-thru will be cumulative in effect and will negatively impact its operations.
Location of menu board and service window need to be shown on the plan.
The full traffic impact study has not been received. This application cannot be approved until the
full study has been reviewed.
Alley access needs to intersect at 90-degrees with Vardry St.
Please provide an AutoTurn template showing that large vehicles can navigate the turns in the
alley.
Ensure that street trees do not obscure sight distance from all accesses when they reach maturity.
How will access along the alley be ensured? If this is the primary route for deliveries,
loading/unloading, and emergency access, it is reasonable to expect the alley to have significant
vehicles present. How will all of the conflicting vehicles be managed, especially given the
substandard alignment?
Similar to the nearby Greene Apartment development on Main St., the proposed entrance to the
garage on Markley St. will likely encounter significant pedestrian traffic. How will these conflicts
be managed?
City Engineer:
Recommend: Approve w/ Comments
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Comments:
Recommend approval subject to the applicant satisfying all conditions and requirements of the
Civil, Traffic and Environmental Engineering Divisions.
Parks & Recreation:
Recommend: Deny, Revisions Required
Comments:

•

•

•

•

•
•

•
•

•
•
•
•
•

The Tourism District, as part of the Parks and Recreation Department, would like
additional details on landscaping shown in the public right way. Please provide
information on ownership and maintenance responsibilities, details and location
of proposed irrigation, and detailed plant material selections. The City will review
plant material proposed in the public right of way for compatibility with
surrounding landscapes and maintenance considerations.
Vehicle access points should be from internal alley system. Two-way vehicle
access via Markley from garage presents vehicle / pedestrian conflict and is not
be recommended.
Vehicle / pedestrian “plaza” adjacent to Markley is a garage entrance and not
suitable as an outdoor amenity space or in conformance with Downtown Design
Guidelines. Trees as shown will have a building over them. As a street furnishing
zone it is not walkable, connected, human scaled, plant-friendly, or particularly
comfortable as it will be primarily in shade and dominated by cars.
The Plaza throttles down pedestrian access to the shared vehicle area. Plaza is
lined with evergreen plantings and has no visible ingress/egress to building other
than garage door.
Plaza is hidden recess and does not follow guidelines of CPTED.
Public access through the site is required per the Downtown Design Guidelines,
but the block cut-through provided is a narrow circuitous alley that does not favor
CPTED principles. 30’ width minimum is required- with separation between
structure and vehicle zone.
Public sidewalk improvements will need to be sized for anticipated use and to
meet character of adjacent patterns.
Block length curb lawns are not appropriate on Main Street. Greater detail,
including furnishings, planter areas, materials, and lighting must be explored to
maximize public/private interface at commercial facades. Existing Main Street
patterns should be mirrored.
No Street Furnishing Zone is provided on Markley or Main
Curb lawn and sidewalk width along Vardry and Green should (at a minimum)
meet the existing adjacent patterns.
Sidewalk on Markley should be minimum 8’ to meet anticipated pedestrian use.
Planting envelope around building of 100% evergreens is not encouraged.
Prioritize species with rich human interest per Downtown Design Guidelines
All building edges which will require aerial access from fire cannot use large
shade trees. Trees must be classified as understory and spaced appropriately
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•
•

Review the Downtown Streetscape Master Plan for tree and shrub species
recommendations.
A licensed landscape architect should be hired to finalize all outdoor, publicly
accessible areas, per Downtown Design Guidelines.

Fire Department:
Recommend: Deny
Comments:
During previous meetings, fire has requested information on truck movements and how required
fire and aerial access will be achieved. At this time, no information has been provided to indicate
how this will be met. Site plan currently has areas indicated for fire access that is shared with
other delivery, loading and drop off and trash pickup. All requested site information and access
will need to be shown prior to fire approval.

Applicable Design Guidelines:
PUB 1. Block Pattern
1.1

1.2
1.3

1.4

1.5

1.6
1.7

1.8
1.9

Maintain Greenville’s existing block pattern by encouraging block sizes
between 300 and 500 feet with the perimeter of a block totaling no more
than 1600 feet. Implement interior pedestrian cut-throughs to achieve the
target block size if necessary.
Connect new developments to existing sidewalks.
Pedestrian cut-throughs that do not allow vehicle travel should be a
minimum of 18 feet. Consult PUB 7. Alleys and Pedestrian Cut-Throughs
for additional guidelines. Pedestrian Cut-Throughs or Alleys wider than 30
feet should follow the guidelines outlined in PUB 8. Publicly Accessible
Parks and Plazas.
Alleys that provide pedestrian and vehicle travel should be a minimum of
25 feet. At least 7 feet should be reserved for pedestrian travel only.
Consult PUB 7. Alleys and Pedestrian Cut-Throughs for additional
guidelines.
Locate vehicle access where conflicts with pedestrian circulation will be
minimized. Provide access from an alley when feasible. If an alley access
is not feasible, then use the street with the least pedestrian traffic.
If necessary, install a service drive located away from intersections and
other areas with high levels of pedestrian traffic.
Where a curb out is to installed, keep the width to a minimum. One-way
entrances should have a maximum curb cut width of 12 feet, and two-way
entrances should have a maximum curb cut width of 25 feet.
Consider providing vehicular access to adjacent buildings through an alley
or shared driveway.
Utilize smaller curb radii to match existing urban intersection context.
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1.IP

Irregular parcel shapes: Ensure that the block’s perimeter is no more than
2400 feet. Implement interior pedestrian cut-throughs to achieve the target
block size if necessary.

1.LP

Large parcels: Locate a street, alley, or pedestrian cut-through between
buildings in a manner that reflects the 300-500 foot block pattern.

1. ME Mass Entertainment: If pedestrian cut-throughs are not feasible, provide
for pedestrian connectivity around the venue’s perimeter.
PUB 2. Pedestrian realm
2.1

The building transition zone should be at least 4 feet and should not
encroach upon the minimum sidewalk width. Consult PUB 6. Building
Transition Zone for additional guidelines.

2.2

The sidewalk zone should accommodate a continuous path of travel of at
least 6 feet. In situations where it is not feasible to provide all pedestrian
realm zones, prioritize the sidewalk zone. Consult PUB 3. Sidewalk Zone
for additional guidelines.

2.3

The street furnishing and planting zone should share the same right of way
and be a width of at least 5 feet. Consult PUB 4. Street Furnishing Zone for
additional guidelines. Consult PUB 5. Planting Zone for additional
guidelines.

2.4

Provide expanded sidewalk areas, or “plazas,” where conditions permit.
Work within existing extended rights of way or consider expansions to
existing sidewalks at strategic locations. These expanded areas also
provide space for clustering street furniture.

PUB 3. Sidewalk zone
3.1

Connect all new sidewalks to the existing sidewalks.

3.2

Provide continuous sidewalks (or equivalent all-weather routes) along both
sides of all vehicular rights of way.

3.3

Separate sidewalks from vehicular traffic by a planted area, which should
be located a minimum of 5 feet from the street curb edge.

3.4

Construct sidewalks out of durable materials like concrete, brick and stone.
This applies to standard, permeable and decoratively paved sidewalks.

3.5

Design all sidewalks to comply with the South Carolina Accessibility
Standards and the Americans with Disabilities Act as amended.

3.6

In areas of high pedestrian traffic, implement sidewalk bulbouts at
intersections to shorten pedestrian crossing time. The expanded sidewalk
area created by bulbouts can be designed to incorporate elements of PUB
8. Publicly Accessible Parks and Plazas.

3.SS

Steep Slopes: Provide a consistent, uninterrupted slope throughout the
pedestrian realm. See PRI 3. Entry and PRI 4. Activated Ground Floor for
additional guidelines related to grading issues.
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PUB 4. Street Furnishing Zone
4.1

Locate street furnishings in the furnishing zone within the Pedestrian
Realm. Specifically, locate bike racks near intersections, building entries,
and parks and open spaces. Locate pedestrian-oriented trash and
recycling receptacles near street crossings, intersections and other hightraffic areas.

4.2

Site 50 percent of benches and other seating amenities in areas that
receive midday shade.

4.3

Select street furnishings constructed of durable materials, including stone,
finished wood and steel.

4.4

Establish and contribute to a coordinated and consistent vocabulary of
street furnishings throughout downtown.

PUB 5. Planting zone
5.1

Hire a licensed professional landscape architect to address the project’s
plant health and appropriateness.

5.2

When placed near roadways, plantings should not interfere with sight lines
to traffic, intersections and signs.

5.3

All planted areas should include a groundcover layer to help with long-term
maintenance and water conservation.

5.4

When feasible, install the stormwater planting strategy that corresponds to
the street’s type in the Downtown Streetscape Master Plan. Specifically,
use curbed stormwater planters on Ceremonial and Ceremonial Transition
Streets. Use stormwater planters on Urban Fabric and Urban Fabric
Transition Streets. Use open swale stormwater planters on Mobility Streets.

5.5

Encourage selection of species native to the South Carolina Piedmont
region that have been proven to thrive in an urban condition.

5.6

Emphasize variety in site-wide planting strategies. For trees, the Greenville
Zoning Ordinance requires that species vary a minimum amount in
proportion to the number of trees planted. Achieving more diversity than
the required minimum is recommended.

5.7

Prioritize species with rich human interest. The Downtown Streetscape
Master Plan provides tree selections for streetscapes in downtown.

5.8

Prioritize species that provide high-quality habitat for native insects and
animals.

5.9

Engineer soil profiles to support the specific needs of the proposed planting
design. For trees, the minimum planting area should be 6’x6’. If adjacent
hardscape restricts the amount of soil volume for the planting strategy,
employ techniques such as engineered structural soil or Silva Cells (or
equivalent) to achieve the soil volume needed for long-term plant health.

5.10

In highly trafficked urban areas, install physical measures to protect the
roots of street trees. These measures could include architectural elements
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such as seat walls or steel railing. Discourage the use of tree grates, except
in narrow areas or highly urban areas such as drop off areas and plazas. If
installing tree grates, ensure that the tree opening can accommodate trees
with large trunk diameters.
PUB 6. Building Transition Zone
6.1

Outdoor seating, café, dining, planting, and retail displays are encouraged
in the building transition area.

6.2

The building transition zone abuts a building’s façade and is at grade with
the adjacent sidewalk.

6.3

Scale the building transition zone so that it does not encroach upon the
minimum sidewalk width. Consult PUB 2. Pedestrian Realm for additional
guidelines.

6.4

When establishing café seating in the building transition zone, consider
separating seating areas from the sidewalk zone with movable barriers. For
fencing barriers, use free-standing fencing constructed of durable materials
like iron or wood. Fencing barriers should be between 30-40 inches high.

6.5

Seating area barriers may be composed exclusively of planters, provided
that they contain well maintained, living plants. Planters must be between
25-30 inches high, though the plants within may exceed this height.

6.6

Select furnishings comprised of durable and lasting materials, including
metal and finished wood. Emphasize lightweight and smaller furnishings
that can be easily moved to maximize layout flexibility and user
customization.

6.7

Confine umbrella canopies to the building transition zone area. Ensure that
umbrellas are firmly anchored and engineered to withstand strong winds.
Umbrellas may only contain advertisements for the establishment to which
they belong.

6.8

Maintain access to the building entry. The building entry must be kept clear
of obstructions.

6.9

Outdoor dining space located on corner lots shall not obstruct the sight
distance triangle.

6.10

Business owner or outdoor dining operator shall maintain the outdoor
dining space so that it is clean and tidy when not in use.

6.11

Outdoor dining furniture or appliances are not allowed to be stored in the
public right of way.

6.SS

Steep Slopes: The building transition zone abuts a building’s façade and
may be elevated above part of the sidewalk, provided that the entrance is
accessible by a ramp.

PUB 7. Alleys and Pedestrian Zone
7.1

Locate service functions such as loading docks, trash and recycling
service, and mechanical and electrical equipment in alleys, out of the way
of necessary vehicular travel.
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7.2

Increase the perception of safety in alleys by providing adequate lighting.
Consult PUB 9. Lighting.

7.3

Ensure that lighting, bollards and other alley furnishing do not interfere with
alley function and are sited outside of necessary vehicular travel routes.

7.4

Promote stormwater infiltration in alleys by installing permeable pavement
systems, including pervious concrete pavement.

7.5

Mitigate the visual impact of building walls that face alleys. Recommend
strategies include windows, art, articulation of buildings, stoops, retail
storefronts and using appropriate screening techniques.

PUB 8. Publicly Accessible Parks and Plazas
8.1

Maintain visual and physical access between public parks and plazas,
including interior courtyards and the surrounding pedestrian network.
External connection paths and interior circulation paths should be at least
8 feet in width.

8.2

Establish publicly accessible parks and plazas at the same elevation as the
adjacent streetscape. Minor changes in elevation, not to exceed two feet
above the level of the adjacent sidewalk, are permitted. At the very least,
ensure that there is visual surveillance potential between the streets and
all areas of the plaza.

8.3

Provide entry into publicly accessible parks and plazas from the primary
adjacent sidewalk.

8.4

Orient publicly accessible parks and plazas to maximize solar exposure.
Typically, this will be to the south and west of buildings and in situations
where open space location can improve solar access to the neighboring
sidewalk. Provide at least 25 percent of the park or plaza with open access
to the sky.

8.5

If a publicly accessible park or plaza is adjacent or near an existing or
proposed park or plaza, they should connect seamlessly.

8.6

Populate publicly accessible parks and plazas with vegetation that both
provides shade and has rich human interest, including seasonal variety,
multi-sensory appeal, or distinctive physical characteristics.

8.7

Strategically incorporate programmatic elements to enhance users’
experience of public parks or plazas. These elements could include public
art, vending or retail opportunities, and interactive elements such as water
features.

8.8

Ensure that publicly accessible parks and plazas provide adequate
opportunities for ongoing user stewardship. This includes implementing
Crime Prevention Through Environmental Design principles, especially
visibility into and throughout the space, and providing adequate
maintenance infrastructure like litter receptacles.

8.9

Place utility and mechanical uses like vents and trash storage away from
parks and plazas.
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8.10

Increase the perception of safety by providing adequate lighting. Consult
PUB 9. Lighting.

8.11

Provide comfortable seating in publicly accessible parks and plazas. Seats
should generally be between 16-20 inches in height, and 18 inches in
depth. If backs are provided, they should be at least 14 inches high and
reclined or contoured.

8.12

Emphasize variety in seating types in publicly accessible parks and plazas.
Provide at least two of the following seating options: movable seating, fixed
benches, seat walls, fixed individual seating, planter ledges and seating
steps. Parks and plazas larger than 5,000 square feet should provide three
of these seating types, and those larger than 10,000 square feet should
provide movable seating as one of the three required types.

8.13

Hire a licensed professional landscape architect to design publicly
accessible parks and plazas.

8.LP

Large Parcels: Activate the ground floor of buildings surrounding internal
publicly accessible parks and plazas. See PRI 4. Activated Ground Floor
for additional guidelines.

PUB 9. Lighting
9.1

Provide continuous light along all streetscapes that is oriented to the
pedestrian scale. Lighting along the right of way should be a combination
of pedestrian-scaled streetlights and spillover from lights on adjacent
buildings.

9.2

Ensure that all lighting along the right of way is full cut-off and provides a
consistent illumination of at least one foot-candle. Do not use uplighting as
the primary pedestrian lighting type.

9.3

Light pole and lamp designs should correspond to existing downtown
fixtures.

9.4

The light pole, or standard, should be designed to accommodate special
decorative accessories, such as mounts for hanging planter baskets,
banners and festive seasonal lighting schemes.

9.5

Maintain a consistent, familiar color temperature throughout the public
realm. 2500K-4500K is typical.

9.6

Mercury vapor, low-pressure sodium, high-pressure sodium and metal
halide light sources are strongly discouraged. Energy efficient fixtures such
as LED or low energy use lights are encouraged.

9.7

Street poles and pedestrian poles should be spaced evenly between trees
along streetscape corridors.

9.8

Use landscape uplighting and ground-mount uplighting to emphasize the
nighttime appearance of distinctive landscape features like unique
plantings and large trees.

9.9

Illuminate signage with appropriate lighting types, such as neon tubes, fiber
optics, incandescent lamps, cathode ray tubes, shielded spotlights, and
wall wash fixtures.
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9.ED

Edges of C-4 Central Business District: Transition lighting intensity
between the less bright residential areas and the brighter Central Business
District.

PUB 11. Signage
11.1

Synchronize signage design with its architectural surroundings. Apply the
guidelines described in PRI 6. Materiality to both buildings and their
corresponding signage, and preserve historic painted signs when feasible.

11.2

Align wayfinding and interpretive signage in the public realm with adopted
city-wide signage standards.

11.3

Scale projecting signage primarily for pedestrian legibility, rather than
vehicular wayfinding and branding. Ensure that projecting signs do not
obscure major architectural details.

11.4

Emphasize legibility and simplicity in signage design, and subordinate
signage to the overall building or streetscape composition.

11.5

Scale and position wall signage in proportion to the wall on which they are
placed. Limit wall signs to 75 percent of the linear footage of the wall area
that they occupy.

11.6

Mount letters and graphics directly onto exterior wall, and conceal any
electrical raceways from view, either behind a finished exterior wall, or by
integrating conduit into the sign.

11.7

Scale the brightness and visual impact of illuminated signage to the
surrounding area’s level of activity. Subordinate signage lighting to the
overall building or streetscape composition. Ensure lighting does not have
an adverse impact on adjacent properties and pedestrian areas.

11.8

Externally illuminated signage should be illuminated from the top of the
sign. Use shielded and focused light fixtures, and apply the guidelines
described in PUB 9. Lighting.

11.9

Illuminated signage should provide illumination and definition to the sign’s
individual letters. Avoid internally illuminated cabinet signs.

11.10 With city-issued permits, locate sandwich board-style sidewalk signage in
the building transition zone so that it does not interfere with the flow of
pedestrians in the sidewalk zone.
11.11 Emphasize scale and proportionality in freestanding signage. Limit
freestanding signage to 50 percent of the height of the first story of the
building. Distinguish the base, middle and top components of the sign, and
avoid monolithic structures, exposed pole supports and pylon signs.
PUB 12. Utilities
12.1

Do not locate electrical transformers, mechanical equipment or other “backof-house” utilities along the ground floor street wall.

12.2

Do not locate utilities near intersections within the public realm, including
sidewalk corners. Place utilities a minimum of 100 feet from the corner on
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north-south streets and a minimum of 50 feet from the corner on east-west
streets.
12.3

Reduce environmental impacts from energy used to operate public utilities
like traffic lights, street lights, and water/wastewater pumps. A 15% annual
reduction below baseline energy consumption is a reasonable and effective
target.

12.4

Locate all utility distribution lines, pipes and cable television utilities
underground.

12.5

Mitigate the impact of surface mounted utilities in the pedestrian realm by
siting them in softscape areas, screening them with vegetation and
avoiding areas where tree roots are located.

PUB 13. On-Street Parking
13.1

Locate on-street multi-modal parking along curbs in areas with high retail
activity, especially on streets designated as Urban Fabric Transition streets
in the Downtown Streetscape Master Plan.

13.2

Emphasize parallel on-street parking over angled on-street parking.

13.3

Where on-street parking is present, align the location of elements in the
furnishing zone and planting zone so that they do not disrupt the flow of
passengers exiting automobiles. Provide at least 3 feet of clearance
between parked car doors and curbside obstructions.

13.4

In areas of high bicycle traffic, include on-street bicycle parking corrals
adjacent to intersections. Locate corrals where existing demand is for at
least five bicycles and at intersections. Bicycle facilities in corrals should
conform to the guidelines described in PUB 4. Street Furnishing Zone.

PRI 1. Placement
1.1

1.2

1.3

1.4

Align building frontage along the sidewalk edge. The uniform alignment of
building fronts along a block helps to define a street wall that provides a
sense of enclosure and a comfortable scale for pedestrians.
Locate public areas such as lobbies, reception, retail and dining along
building walls that face the street, alley or pedestrian cut-through so that
they are highly visible and accessible.
Encourage alternative modes of transportation by installing bicycle racks
where bike routes currently exist or are planned. Ensure that they are in a
safe, convenient and well-lit location.
The use of existing on-street parking and parking structures is encouraged.
When unavoidable, locate on-site parking where it will not constrain
pedestrian activity; for example, to the rear or interior of the property.

PRI 2. Massing
2.1

A building’s mass, scale, form, floor-to-floor height and horizontal alignment
should not be in stark contrast to its surrounding context. Surrounding
context should include all buildings located within one block of the
proposed development.
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2.2

Use lower scale buildings or building elements to transition to taller
buildings towards lower scale buildings on adjacent properties.

2.3

At the street wall, new construction and additions should maintain the
historic scale of two to five stories in height or a maximum of 50 feet.

2.4

If a building must be significantly taller than the buildings surrounding it,
preserve the continuity of the street wall by stepping back the upper floors
of the taller building a minimum of 20 feet from the front façade line.

2.5

Design street and pedestrian level-stories to be uniquely defined from
upper stories.

2.6

Design street and pedestrian-level stories at a human scale and massing
such that they relate to the pedestrian user and adjacent properties.

2.7

Encourage a variety of building heights along the street with vertical and
horizontal proportioning similar to its immediate context and district.

2.LP Large parcels: Divide larger buildings and their façades into smaller
modules, units or separate buildings so that the form and massing of the
buildings can better relate to the scale and proportion of the surrounding
area. Vary building heights and façade setbacks to create a more visually
interesting rhythm.
2.ED Edges of C-4 Central Business District: New construction within a 300foot radius of an occupied single-family use should be within 10 feet greater
than the average height of all buildings within the 300-foot radius. This
restriction only applies to the street frontage of the portion of the building
that falls within the 300-foot radius. Ensure that transitions between
commercial/multi-family projects and single family areas are sensitive to
the traffic, noise variation and unwanted views into private spaces. Use
landscaping and thoughtful placement of building elements to mitigate the
negative effects of this transition.
PRI 3. Entry
3.1

Locate entrances at active locations that enable and promote pedestrian
walkability and connectivity.

3.2

All public entrances that face the public realm must be designed to
accommodate all levels of physical ability.

3.3

Enhance the design of entry areas with materials, architectural and
landscape features such as outdoor gathering spaces, coverings, lighting
and landscape elements so that they are clearly identified and will attract
and guide pedestrians.

3.4

Entry glass must be highly transparent using non-reflective and minimally
tinted glass.

3.5

Entries must be designed to pronounce their purpose as a destination while
not overwhelming the scale, massing and articulation of the rest of the
building.

3.6

For retail building uses, recess or cover entrances to provide shelter and
articulate the point of entry.
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3.7

For buildings on corner lots, locate entrances at the corner to anchor the
intersection and create a seamless transition that captures pedestrian
activity from both street frontages.

3.8

Residential uses at the ground floor level must include entrances that face
the public realm.

3.SS

Steep slopes: Ensure that entrances are placed at street level, not above
or below grade. Where stairways and/or ramps to entrances are
unavoidable due to grade, ensure that they are highly visible and integrated
into the architectural and landscape design of the building. Stairs and
ramps should enhance and not restrict the walkability of adjacent
sidewalks.

3.LP

Large parcels: For large parcel developments with multiple tenants:
Provide distinct entrances and retail fronts to support a more resilient and
flexible design that will accommodate the location of future uses.

PRI 4. Activated Ground Floor
4.1

Maximize the transparency of the ground floor to the street level to allow
views of the use and activity within the building.

4.2

Use of darkly tinted and/or reflective glass is prohibited.

4.3

Locate publicly accessible commercial spaces, not private spaces, along
the ground floor to facilitate a safer and more vibrant environment for
pedestrians.

4.4

Maintain the simplicity of access to commercial and retail areas to avoid
unnecessary or circuitous travel.

4.5

Provide ground floor design elements that promote pedestrian activity; for
example, windows, retail displays, art, landscaping, canopy covering, etc.

4.6

Ensure that landscaping does not create a visual barrier between the
building’s interior and pedestrians.

4.7

Use security systems that do not require the use of security bars or grilles.

4.8

Corner buildings have at least two façades visibly exposed to the street and
should be designed to respond to their more prominent locations.

4.SS

Steep slopes: Where opaque foundation walls are unavoidable to
transition large changes in grade, step the foundation to follow the site
contours so that façades along steeply sloped areas remain active and
visually inviting.

4.LP

Large Parcels: Apply ground floor activation strategies to areas adjacent
to all internal plaza spaces and pedestrian pathways.

PRI 5. Articulation
5.1

Articulate buildings with dimensions that promote a sense of human scale.
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5.2

Use horizontal and vertical articulation to help define and differentiate the
street level of the building and to express façade widths that are compatible
with adjacent context.

5.3

Enhance the design and better unify the architectural relationship within an
area by complementing the articulation of adjacent buildings.

5.4

A design must have a proper balance of articulation. Lack of variety is
discouraged. However, design elements and materials must work together
to create a unified whole.

5.5

Where balconies are used, ensure that they are at a scale that they can be
used as open space. False balconies that serve no purpose beyond
decoration should not be permitted.

5.6

Avoid large, monotonous facades.

5.7

For buildings on corner lots, accentuate the corner’s unique location with
architectural features that actively engage the public realm and create a
visual presence at the corner, such as:
•
•
•

5.LP

Chamfered or rounded corners,
Projecting and recessed balconies and entrances,
Accentuating features such as embellished doorways and volumetric
manipulations (e.g., corner tower),
• Enhanced window designs that may include floor-to-ceiling windows,
display windows, clerestory windows, or distinctive glass design or
colors.
Large parcels: Use detail and articulation to help distribute the mass and
scale of larger buildings into smaller parts. Avoid large monotonous
façades.

PRI 6. Materiality
6.1

Use high quality materials that are chosen to be compatible with their
surrounding context but also to elevate the existing diversity and character
of the area.

6.2

Materials used within proximity to pedestrian areas must have durability to
withstand heightened activity and wear.

6.3

Reuse existing or refurbished materials.

6.4

Use materials that convey a sense of human scale; that is, meant to be
experienced by the pedestrian, not vehicular, user.

6.5

Use authentic materials. When this is not possible, ensure that synthetic
materials realistically convey the materials that they represent.

6.6

While excessive uniformity and monotony are discouraged, variations in
materials and colors must be composed and balanced to create a unified
whole.

6.7

Use light colored (high albedo) materials for roofing and landscaping to
reflect radiant heat.
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6.8

Brighter, bolder colors (including corporate branding colors) may be applied
to areas or elements of the building where they are secondary in application
compared to the main body or features of the building (such as signage,
canopies, or accent trim), or are otherwise applied in ways that do not
dominate the overall color palette or cause the building to look out of place
relative to the area. Counteract stronger colors by integrating natural
materials and textures in the overall design.

PRI 7. Architectural Lighting
7.1

Use light fixtures to accent and complement architectural elements.

7.2

Enhance building architecture with lighting. Incorporate accent lighting into
the building design to create visual interest, depth and shadows. Ensure
lighting does not have an adverse impact on adjacent properties and
pedestrian areas.

7.3

Use shielded fixture housings to direct light distribution to pedestrian areas
and to prevent trespass onto adjacent properties. For complex projects,
lighting specialists should be retained to ensure light pollution will not
adversely affect adjacent properties.

7.4

Lighting of building façades is discouraged if the lighting contributes to light
pollution and off-site trespass. In-ground up lighting should not shine
directly into pedestrian areas.

7.6

Light source color selection must be considered so that lighting is not harsh
and unpleasant or incompatible with other area lighting sources.

7.7

Nighttime lighting of tall building signs, as well as of distinctive building
tops, is encouraged and the two should be integrated. Lighting of tall
building signs should include backlighting that creates a “halo” around the
skylight sign. Backlighting may be combined with other types of lighting.

PRI 8. Private Outdoor Spaces
8.1

Thoughtfully locate building equipment and utilities. Avoid placing building
elements that will be interpreted as clutter, such as utilities, in private
outdoor spaces that are within the public view including spaces that are at
ground-level as well as rooftop areas.

8.2

Screen building equipment and utilities from view with built or landscaped
buffering in a manner that contributes to the quality of the existing
landscaping, building and public streetscape. This screening requirement
applies to mechanical equipment on rooftops, such as HVAC units.

8.3

Private outdoor spaces must complement and enhance the design of the
building(s) to which they are associated.

8.4

Incorporate low-impact site development principles to make efficient use
of land and natural resources.

8.5

Light source color selection must be considered so that lighting is not
harsh and unpleasant or incompatible with other area lighting sources.
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PRI 10. Parking Structures

10.1

Locate active, pedestrian spaces such as shops, offices or public art along
the ground-level street frontage. When this is not possible, provide an
activated pedestrian space in the building transition zone using
landscaping, seating, coverings or other similar elements to create an
active street edge.
10.2 Minimize the visual impact of parking structures on surrounding pedestrian
spaces and streets.
10.3 Use compatible, high-quality façade materials, especially adjacent to
pedestrian areas.
10.4 Locate the short dimension of the parking structure along the street edge
as a way to reduce its street frontage.
10.5 Screen open air garages to minimize large façade openings and avoid light
trespass of garage interior lighting into the public realm.
10.6 Provide vehicle access and entrance points from alleys and side streets.
10.7 All visible façades of parking structures must reflect the character,
materiality, and articulation of its surrounding architecture.
10.8 Place parking structures only in areas where they can be integrated into
the surrounding neighborhood context.
10.9 Vertical circulation cores (elevator and stairs) shall be located near primary
pedestrian corners and be highlighted architecturally so visitors can easily
find and access these entry points.
10.10 Integrate the design of public art and lighting with the architecture of the
structure to reinforce its unique identity. This is especially important for
public parking structures to aid in visitors finding them upon arrival and
getting oriented to Downtown.
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