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BUILDING DESIGN

Applicant general comments for building design: (250 word max.)

Building 03 sits at the nexus of several prominent open and pedestrian spaces at Northland Newton
Development. It faces the Mill Park and 156 Oak Building to the south, Mill Park terrace steps to the eal
St. to the north and Village Green to the west. The builslipgmary footprint, layout, use, ground floor
configuration, massing and functional relationship to open space remain consistent with the Special Pe
submitted design and the principles laid out in the design guidelines.

Consistent with the previous submission, retail uses on three sides are interrupted only by the Reside
and small service / garage entry area. Location of lobby elements and individual massing returns have
places shifted by a few feet due to coordination and design development, but their overall relationship &
remain intact.

Brick masonry remains the primary cladding material along the east and south facades. Above the be
western wing was upgraded from fiber cement cladding to brick masonry in a similar expression to the i
wing and complementary to the mill building facade adjacent on the Village Green. Fiber-cement claddi
the north facade was similarly updated to brick and stone-texture cladding above the garage entry as w
top two floors. A strong facade rhythm remains through the use of bays/balconies along this north face,
the specific expression has been adapted due to unit design and other coordination.

While the highest building roof elevation level remains that same as shown for the special permit dray
design team would like to discuss updates to the average grade plane due to additional site info and cc
See Section 2.A.1.
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no. |

OVERALL
ARCHITECTURAL
CHARACTER

GOAL | The architectural character of a building should be judged holistically for its relatedness to its surrounding context, not
purely by its style or vernacular.

A. A HOLISTIC APPROACHWITHIN A DEVELOPMENT

A.0l| Consistency in Design
Applicant response: (100 word max.) City Response:

Use of brick masonry, simple window patterns and brick detailing along the east, south and wes
facades is consistent with the architectural character of the adjacent 156 Oak mill building. The
facade introduces tade rhythms and details to the central massing element that offer additional
along main street while remaining harmonious with the overall design These relationships are ¢
with, and very similar to, the relationships as shown in the Special Permit drawings.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

A.02| Purposeful Variation

Applicant response: (100 word max.) City Response:
Overall massing and cladding variation responds to the buidaogtext and urban design goals as
defined in the Special Permit plan. The building retains a simplified massing and cladding palet
the southern, eastern and western edges in response to 156 Oak mill building language. Thoud
material palette was along main street was adjusted to feature more masonry over fiber cemen
overall hierarchy and level of variation remains consistent with the Special Permit design. In this
more prominent massing, cladding and detail variations occur that the NW and SW corners, wit
addition‘fagade rhythrhvariations at the mid-block element.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

NO.2
BUILDING
HEIGHT / MASSING

GOAL | The overall height and bulk of a building, or collection of buildings, should be appropriately scaled for the public realm that it
is helping to define, and make a meaningful contribution towards activating its immediate context.

A. HEIGHT
A.01| Variation in Height
Applicant response: (100 word max.) City Response:

Variation in building height remains in the same configuration and is consistent with the design
shown in the Special Permit drawings. Note on Building Height: The elevation of the highest rog
remains the same as shown in the Special Permit drawings (+)92&#tional SD landscape
coordination has resulted in an updated average grade plane calculation, dropping it approximg
The design team asserts that the building height remains consistent with the Special Permit dra
the highest roof elevation has not changed. Additional Note: The building height remains under
height limit established in the 2019.10.24 Select Design Elements doc. (PDF #28, Page #72).

Document references: 2020.1112 B03 Presentation Package pg 20 & 2019.1024 Select Design Elements pg 28
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B. MASSING
B.0 || Major and Minor Volumes
Applicant response: (100 word max.) City Response:
The building is consistent with this guideline and retains the same massing major and minor vo
shown in the Special Permit design. Individual massing steps may have changed by a few feet,
primarily to residential unit coordination, but all massing configurations remain the same as pre
the Special Permit in concept and application.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

B.02| Hierarchical Moments
Applicant response: (100 word max.) City Response:
Hierarchical massing moments remain in the same configuration as shown in the Special Perm
simplified massing facing the mill building, the massing response at main street corner and repg¢
rhythm along main street are consistent with this guideline.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
C. CONSISTENCY OF THE BASE

C.01| Ground Floor Continuity

Applicant response: (100 word max.) City Response:
Ground floor use (retail in north, east and west facades, building residential and service entries
facing amenity deck) remains in the same configuration as shown in the Special Permit design,
only minor variations due to design team coordination.

Document references: 2020.1112 B03 Presentation Package - lllustrative Plans & 2020.1112 B03 Technical Package -

C.02| Building Alignment
Applicant response: (100 word max.) City Response:

Building alignment is consistent with this guideline and remains in the same configuration as sh
the Special Permit. Accommodations are made for outdoor dining areas at west and east facad

Document references: 2020.1112 B03 Presentation Package - lllustrative Plans & 2020.1112 B03 Technical Package -

No.3

FACADE
ARTICULATION

GOAL | The articulation of facades should reinforce the qualities of a human-scaled environment by providing visual interest in ways
that create both harmony as well as moments of hierarchical importance.
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A. CREATING AN UNDERSTANDABLE FRAMEWORK

A.0I| Use an Organizing Rhythm

Applicant response: (100 word max.) City Response:
The simple organizing rhythm along the east, south and west primary facades reflects the
complementary rhythm of the existing 156 Oak mill building. Timidl building rhythni was updated
to extend to the west wing facing Village Green for the SD design. This update, along with the U
masonry cladding at this wing, is intended to presentadfadesign that is complementary to the n
building fagade facing Village Green to the south. While updated in number due to unit coording
the use of balconies/bays along the nortfade creates an easily recognizable rhythm that is simil
the Special Permit design and consistent with the design guideline.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

A.02| Human-Scaled Proportions

Applicant response: (100 word max.) City Response:
The building establishes a human scale through the use of ground-level water table banding, m
facade relief and recesses, window bay groupings and small scale cornice details. These meth
similar to those presented in the Special Permit design and were developed to be incorporated
overall cladding detail strategy. Retail Storefront and Signage Design Guidelines (provided und
separate cover) will further establish the human-scale details to be employed at retail facades k
tenant occupancy.

Document references: 2020.1112 B03 Presentation Package - Rendered Elevations & Retail Storefront Design Guideli

A.03| Dynamic Qualities

Applicant response: (100 word max.) City Response:
The echoing of mill building fgade rhythms, massing step-backs in plan and height at ends and
details at corners remain very similar is use and configuration to the special permit design and
consistent with this guideline.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

B. HIERARCHY OF ARTICULATION
B.0 1| Articulation on Key Frontages
Applicant response: (100 word max.) City Response:

Due to its adjacency to Main Street, Mill Park, Mill Park steps and the Village green, all facades

considered primary and employ a high level of articulation and detail. This remains consistent w

approach used for the Special Permit design.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

B.02| Architectural Detail a Focal Points

Applicant response: (100 word max.) City Response:
The architectural design provides featured accents and details at the luidirigwest and northeas
corners, at the amenity deck central mass element, at the main entry and along the retail facad
areas of focal point details are consistent with those presented for the Special Permit design.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
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C. ARCHITECTURAL ELEMENTS
C.01| Additive and Subtractive Components
Applicant response: (100 word max.) City Response:
The suite of additive/subtractive components (bays, balconies, projecting trim, masonry recesse¢
cornices, etc) have been developed for the Schematic Design set and are consistent in range a
frequency of use with those shown for the Special Permit design.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

D. FENESTRATION
D.0 1| Contextual Typologies
Applicant response: (100 word max.) City Response:
Fenestration in masonry areas facing the adjacent mill building features a complementary and i
traditional mill building typology. Additiondtransitional fenestration / mullion configurations are
employed for the main street masonry facades and fedfacadl point metal panel corner areas. Wh

mullion patterns may differ slightly from Special Permit design, the overall approach to the distr
of typologies remains consistent.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

D.02| Transparency and Use
Applicant response: (100 word max.) City Response:
Levels of transparency at residential facades is customary for the more traditional punched win

typology used at Building 03. Transparency increases significantly at retail facades and at the ¢
level in general.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

D.03| Detail Thoughtfully

Applicant response: (100 word max.) City Response:
Window details (color, configuration, mullions) presented in this package have been carefully
considered both in the context of Building 03 design and windows details employed on adjacen
buildings. Details specific to cladding materials (sills and recessed surrounds at masonry, proje
trim at metal panel areas) have also been applied to the window design. This approach is cons
the guideline goals and the design shown in the Special Permit drawings.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

no.4
GROUND

LEVEL DESIGN

GOAL | In mixed-use environments, an active and engaging ground level is essential for defining a lively pedestrian streetscape.
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A. FACADE DEPTH
A.01| Engaging Storefronts
Applicant response: (100 word max.) City Response:
Site-wide, the NND project employs a number of different approaches to retail facade design, e
tailored to an individual buildirig identity. At Building 03 retail storefront design features integratg
with the traditional masonry elements at the east and west facades. Storefronts along main stre
both recesses and projections in plan, which are arranged in composition with the residential ef
language and overall building massing.
Guidelines defining allowable post-occupancy tenant alterations to retail facades can be found
Retail Storefront and Signage Design Guidelines, submitted under separate cover.

Document references: 2020.1112 B03 Presentation Package - Rendered Elevations & Retail Storefront Design Guideli

A.02| Protection from the Elements
Applicant response: (100 word max.) City Response:
Projecting canopies are employed at both retail storefronts and residential entries.
Guidelines defining allowable post-occupancy tenant projecting additions such as awning and s
can be found in the Retail Storefront and Signage Design Guidelines, submitted under separate

Document references: 2020.1112 B03 Presentation Package - Rendered Elevations & Retail Storefront Design Guideli

B. TRANSPARENCY
B.0 || Ground Floor Pedestrian Environments
Applicant response: (100 word max.) City Response:

Significant glazed areas and facade transparency is provided at the ground level retail and resi
lobby spaces.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

B.02| Activate Secondary Spaces

Applicant response: (100 word max.) City Response:
Retalil facades wrap corners and lead into open spaces at Mill Park. This is consistent with the
presented in the Special Permit drawing and this design guideline.

Document references: p020.1112 B03 Presentation Package - Rendered Views and Elevations
C. CONTINUITY

C.0I| Architectural Framework

Applicant response: (100 word max.) City Response:
Storefront facades include organizing pier elements that will remain consistent over time regard
tenant. Guidelines defining allowable post-occupancy tenant alterations to retail facades can be
the Retail Storefront and Signage Design Guidelines, submitted under separate cover.

Document references: 2020.1112 B03 Presentation Package - Rendered Elevations: Retail Storefront Design Guideline
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C.02| Articulate Storefronts
Applicant response: (100 word max.) City Response:

Storefronts along the east and west facades feature prominent piers that are connected to the
‘contemporary milllanguage above. Storefronts along main street employ varied, engaging desi
strategies that remain harmonious with the overall design.

Document references: 2020.1112 B03 Presentation Package - Rendered Elevations & Retail Storefront Design Guideli

D. ENTRIES
D.0I| Primary Entry Design Quality
Applicant response: (100 word max.) City Response:

Primary residential building entry design is connected to a large-sgaldefaomposition that spans
six levels. Additional human-scale articulation is provided via a recessed glazed portal and proj
entry vestibule with canopy. Feature accent materials flanking the entry vestibule are yet to be
but will reflect the interior design concept continuity.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

D.02| Primary Entry Location
Applicant response: (100 word max.) City Response:

The residential entry remains in the central section of the Main StgaekefaEntry location has shifte
several feet due to coordination and design development, but the hierarchical relationship to ot
fagcade elements remains the same as shown in the Special Permit design.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

D.03| Seperate Service Locations
Applicant response: (100 word max.) City Response:

Service location remains in the same general area as the Special Permit Design. Design detaili
use of retail-quality cladding materials in this area seek to blend this expression into the overall
streetscape composition.

Document references: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

D.04| Connect Interior and Exterior Spaces
Applicant response: (100 word max.) City Response:

Operable storefronts will be considered based on individual tenant use and needs. Additional
information for future tenants can be found in the Retail Storefront Design Guidelines.

Document references: 2020.1112 B03 Presentation Package - Rendered Elevations: Retail Storefront Design Guideline
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E. BUILDING SIGNAGE
Riplicintegrate inte facade Design City Response:

Residential building signage has yet to be designed and will be submitted at a later date once p
branding has been established. Submission will occur after Schematic Design consistency revig
prior to building permit application.

Guidelines for allowable future tenant signage can be found in the Retail Storefront and Signag
Guidelines, submitted under separate cover.

Document references:

E.02| Ground Floor Signage Location
Applicant response: (100 word max.) City Response:
See response to 4.E.1. Future signage design will comply with this architectural guideline.

Document references:

E.03| Contribute to Streetscape Environment
Applicant response: (100 word max.) City Response:

See response to 4.E.1. Future signage design will comply with this architectural guideline.

Document references:

No.D
ROOFSCAPE

DESIGN

GOAL | The design of roofs should consider the visual impact on abutters, while looking for opportunities to incorporate
sustainable design features and amenities.

A. ROOF FORMS
A.0|| Compliment Surrounding Context
Applicant response: (100 word max.) City Response:

Flat roof forms are complementary to the design and consistent in form to those shown for the §
Permit drawings.

Document references: 2020.1112 B03 Presentation Package - lllustrative Plans & 2020.1112 B03 Technical Package -
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B. VISUAL IMPACTS
B.0I| Low Roofs

Applicant response: (100 word max.)

Building roofs will be a combination of amenity decks, private unit terraces, green roofs, PV-rea
roofs and screen mechanical areas. The low roof (level 2) at Building 03 is comprised in entirety
amenity deck with select private unit terraces.

City Response:

Document references: 2020.1112 B03 Presentation Package - lllustrative Plans & 2020.1112 B03 Technical Package -

B.02| Cluster and Screen Equpiment

Applicant response: (100 word max.)
Mechanical equipment will be clustered and screened as shown on the roof mechanical plan pr
the technical document package. Additional development in mechanical layout will occur during
drawing phases and will be developed according to these guidelines.

City Response:

Document references: 2020.1112 B03 Presentation Package - lllustrative Plans & 2020.1112 B03 Technical Package -

N0.6
MATERIALS

GOAL | The selection of a high-quality palette of materials should be both contextual and forward-thinking in terms of design and

sustainability.

A. VISUALLY COMPATIBLEWITH CONTEXT

A.0l| Complement Existing

Applicant response: (100 word max.)
Red brick masonry is used extensively on eastern and southern facades to complement the 15
building aesthetic. The red brick selection is intended to be a complementary red, rather than id
the mill building. The west wing has been updated for Schematic Design to include this red bric
cladding aesthetic. Additionally, the central massing element has been updated from fiber cem
brick and stone-finish cladding to complement existing masonry and provide a more clear-cut
connection to 156 Oak materials.

City Response:

Document references: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package - E

A.02| Mindful of Architectural Goals

Applicant response: (100 word max.)
The scale of the proposed materials, especially unit masonry cladding, was specifically chosen
appropriateness in a residential building and its complementary nature to existing and adjacent

buildings. These goals remain consistent with those behind the material selection from the Spe
Permit design.

City Response:

Document references: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package - E

DESIGN GUIDELINES | NORTHLAND NEWTON | NOVEMBER 2019 |



A.03| Consistent with Street and Site
Applicant response: (100 word max.) City Response:

Building cladding materials are compatible and consistent with Open Space & Streetscape des
materials. See Open Space submission for adjacent material selections.

Document references: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package - E

B. HIGH QUALITY,DURABLE, GENUINE
B.0 || Context Appropriate
Applicant response: (100 word max.) City Response:
All building cladding materials (masonry, metal panel) are used extensively both locally and reg
and meet stringent product durability standards. For design context, please see section 6.A.1 re

Document references: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package - E

B.02| Authentic Detailing

Applicant response: (100 word max.) City Response:
Primarily a masonry clad building, the associated details included sills, water-table bands, soldi
courses and corbeled cornices. The details shown in the design are consistent with an authenti
treatment of the building cladding.

Document references: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package - E

B.03| Ground Level Importance

Applicant response: (100 word max.) City Response:
Due to its pedestrian and open space adjacency on all 4 sides, the building materials feature qt
materials (masonry, etc) and detailing on all facades. This approach remains consistent in appr
the design as shown in the Special Permit drawings.

Document references: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package - E

B.04| Focus on Building Entries

Applicant response: (100 word max.) City Response:
The building massing along main street is designed to draw focus to the main entry. The buildin
portal includes special masonry details, purposeful shifts in glazing plane and accent materials
reflect continuity with interior design. Please see section 4.D.2 for additional information.

Document references: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package - E
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NO.7
BUILDING

EXTERIOR
LIGHTING

GOAL | Lighting should accentuate architectural expression and enhance the quality and safety of pedestrian environments.

A. ACCENTUATE ARCHITECTURAL EXPRESSION

A.01| Highlight Key Features

Applicant response: (100 word max.) City Response:
Exterior building lighting design has not been completed at this time and will be submitted for re
a later date, after the Schematic Design consistency review but before the building permit appli
submitted. The design team will create an exterior lighting design package that follows the pring
laid out in these guideline sections, with a specific focus on the pedestrian experience and build
entries. Building cornice and feature elements will be considered for exterior lighting in a restrai
manner appropriate for a residential building.

Document references:

B. ENHANCE THE SURROUNDING PUBLIC

B.0I| Focus on Ground Plane
Applicant response: (100 word max.) City Response:

See response for 7.A.1

Document references:

B.02| Create a Safe Environment
Applicant response: (100 word max.) City Response:

See response for 7.A.1

Document references:

C. LIGHT POLLUTION

C.01| Avoid Animation
Applicant response: (100 word max.) City Response:

No flashing or irregular light will be used as part of the building exterior lighting design.

Document references:
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C.02| Prevent Light Trespass

Applicant response: (100 word max.) City Response:
Design team will follow this guideline and provide additional information with its formal lighting
submission.

Document references:

NO. 7
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	Applicant Response: 1099: 
	Page 312: Use of brick masonry, simple window patterns and brick detailing along the east, south and west facades is consistent with the architectural character of the adjacent 156 Oak mill building. The north façade introduces façade rhythms and details to the central massing element that offer additional depth along main street while remaining harmonious with the overall design These relationships are consistent with, and very similar to, the relationships as shown in the Special Permit drawings.
	Page 403: Exterior building lighting design has not been completed at this time and will be submitted for review at a later date, after the Schematic Design consistency review but before the building permit application is submitted. The design team will create an exterior lighting design package that follows the principles laid out in these guideline sections, with a specific focus on the pedestrian experience and building entries. Building cornice and feature elements will be considered for exterior lighting in a restrained manner appropriate for a residential building.

	City Response  101: 
	Page 312: 
	Page 403: 

	Applicant Response: 10100: 
	Page 312: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 403: 

	Applicant Response: 10101: 
	Page 311: Overall massing and cladding variation responds to the building’s context and urban design goals as defined in the Special Permit plan. The building retains a simplified massing and cladding palette along the southern, eastern and western edges in response to 156 Oak mill building language. Though the material palette was along main street was adjusted to feature more masonry over fiber cement, the overall hierarchy and level of variation remains consistent with the Special Permit design. In this area more prominent massing, cladding and detail variations occur that the NW and SW corners, with addition ‘façade rhythm’ variations at the mid-block element. 
	Page 402: See response for 7.A.1

	City Response  102: 
	Page 311: 
	Page 402: 

	Applicant Response: 10102: 
	Page 311: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 402: 

	Applicant Response: 10103: 
	Page 402: See response for 7.A.1

	City Response  103: 
	Page 402: 

	Applicant Response: 10104: 
	Page 402: 

	Applicant Response: 10105: 
	Page 312: Variation in building height remains in the same configuration and is consistent with the design as shown in the Special Permit drawings. Note on Building Height: The elevation of the highest roof remains the same as shown in the Special Permit drawings (+192.33’). Additional SD landscape coordination has resulted in an updated average grade plane calculation, dropping it approximately 17”. The design team asserts that the building height remains consistent with the Special Permit drawings, as the highest roof elevation has not changed. Additional Note: The building height remains under the 84’ height limit established in the 2019.10.24 Select Design Elements doc. (PDF #28, Page #72).
	Page 403: No flashing or irregular light will be used as part of the building exterior lighting design.

	City Response  104: 
	Page 312: 
	Page 403: 

	Applicant Response: 10106: 
	Page 312: 2020.1112 B03 Presentation Package pg 20 & 2019.1024 Select Design Elements pg 28
	Page 403: 

	Applicant Response: 1085: 
	Page 333: The simple organizing rhythm along the east, south and west primary facades reflects the complementary rhythm of the existing 156 Oak mill building. This ‘mill building rhythm’ was updated to extend to the west wing facing Village Green for the SD design. This update, along with the updated masonry cladding at this wing, is intended to present a façade design that is complementary to the mill building façade facing Village Green to the south. While updated in number due to unit coordination, the use of balconies/bays along the north façade creates an easily recognizable rhythm that is similar to the Special Permit design and consistent with the design guideline.
	Page 354: Site-wide, the NND project employs a number of different approaches to retail façade design, each tailored to an individual building’s identity. At Building 03 retail storefront design features integrate with the traditional masonry elements at the east and west facades. Storefronts along main street have both recesses and projections in plan, which are arranged in composition with the residential entry language and overall building massing.
Guidelines defining allowable post-occupancy tenant alterations to retail facades can be found in the Retail Storefront and Signage Design Guidelines, submitted under separate cover.
	Page 365: Storefronts along the east and west facades feature prominent piers that are connected to the ‘contemporary mill’ language above. Storefronts along main street employ varied, engaging design strategies that remain harmonious with the overall design. 
	Page 396: Building cladding materials are compatible and consistent with Open Space & Streetscape design materials. See Open Space submission for adjacent material selections.
	Page 417: Design team will follow this guideline and provide additional information with its formal lighting submission.

	City Response  94: 
	Page 333: 
	Page 354: 
	Page 365: 
	Page 396: 
	Page 417: 

	Applicant Response: 1086: 
	Page 333: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 354: 2020.1112 B03 Presentation Package - Rendered Elevations & Retail Storefront Design Guidelines
	Page 365: 2020.1112 B03 Presentation Package - Rendered Elevations & Retail Storefront Design Guidelines
	Page 396: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package  - Elevations
	Page 417: 

	Applicant Response: 1087: 
	Page 333: The building establishes a human scale through the use of ground-level water table banding, masonry façade relief and recesses, window bay groupings and small scale cornice details. These methods are similar to those presented in the Special Permit design and were developed to be incorporated into the overall cladding detail strategy. Retail Storefront and Signage Design Guidelines (provided under separate cover) will further establish the human-scale details to be employed at retail facades by future tenant occupancy.
	Page 354: Projecting canopies are employed at both retail storefronts and residential entries. 
Guidelines defining allowable post-occupancy tenant projecting additions such as awning and signage can be found in the Retail Storefront and Signage Design Guidelines, submitted under separate cover.
	Page 365: Primary residential building entry design is connected to a large-scale façade composition that spans all six levels. Additional human-scale articulation is provided via a recessed glazed portal and projected entry vestibule with canopy. Feature accent materials flanking the entry vestibule are yet to be selected but will reflect the interior design concept continuity.
	Page 396: All building cladding materials (masonry, metal panel) are used extensively both locally and regionally and meet stringent product durability standards. For design context, please see section 6.A.1 response.

	City Response  95: 
	Page 333: 
	Page 354: 
	Page 365: 
	Page 396: 

	Applicant Response: 1088: 
	Page 333: 2020.1112 B03 Presentation Package - Rendered Elevations & Retail Storefront Design Guidelines
	Page 354: 2020.1112 B03 Presentation Package - Rendered Elevations & Retail Storefront Design Guidelines
	Page 365: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 396: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package  - Elevations

	Applicant Response: 1091: 
	Page 333: The echoing of mill building façade rhythms, massing step-backs in plan and height at ends and feature details at corners remain very similar is use and configuration to the special permit design and are consistent with this guideline.
	Page 354: Significant glazed areas and façade transparency is provided at the ground level retail and residential lobby spaces. 
	Page 365: The residential entry remains in the central section of the Main Street façade. Entry location has shifted several feet due to coordination and design development, but the hierarchical relationship to other façade elements remains the same as shown in the Special Permit design.
	Page 396: Primarily a masonry clad building, the associated details included sills, water-table bands, soldier courses and corbeled cornices. The details shown in the design are consistent with an authentic detail treatment of the building cladding.

	City Response  97: 
	Page 333: 
	Page 354: 
	Page 365: 
	Page 396: 

	Applicant Response: 1092: 
	Page 333: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 354: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 365: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 396: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package  - Elevations

	Applicant Response: 1093: 
	Page 332: Due to its adjacency to Main Street, Mill Park, Mill Park steps and the Village green, all facades are considered primary and employ a high level of articulation and detail. This remains consistent with the approach used for the Special Permit design.
	Page 353: Retail facades wrap corners and lead into open spaces at Mill Park. This is consistent with the design presented in the Special Permit drawing and this design guideline.
	Page 364: Service location remains in the same general area as the Special Permit Design. Design detailing and use of retail-quality cladding materials in this area seek to blend this expression into the overall streetscape composition.
	Page 395: Due to its pedestrian and open space adjacency on all 4 sides, the building materials feature quality materials (masonry, etc) and detailing on all facades. This approach remains consistent in approach to the design as shown in the Special Permit drawings.

	City Response  98: 
	Page 332: 
	Page 353: 
	Page 364: 
	Page 395: 

	Applicant Response: 1094: 
	Page 332: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 353: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 364: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 395: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package  - Elevations

	Applicant Response: 1095: 
	Page 332: The architectural design provides featured accents and details at the building’s northwest and northeast corners, at the amenity deck central mass element, at the main entry and along the retail facades. These areas of focal point details are consistent with those presented for the Special Permit design.
	Page 353: Storefront facades include organizing pier elements that will remain consistent over time regardless of tenant. Guidelines defining allowable post-occupancy tenant alterations to retail facades can be found in the Retail Storefront and Signage Design Guidelines, submitted under separate cover.
	Page 364: Operable storefronts will be considered based on individual tenant use and needs. Additional information for future tenants can be found in the Retail Storefront Design Guidelines.
	Page 395: The building massing along main street is designed to draw focus to the main entry. The building entry portal includes special masonry details, purposeful shifts in glazing plane and accent materials that reflect continuity with interior design. Please see section 4.D.2 for additional information.

	City Response  99: 
	Page 332: 
	Page 353: 
	Page 364: 
	Page 395: 

	Applicant Response: 1096: 
	Page 332: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 353: 2020.1112 B03 Presentation Package - Rendered Elevations; Retail Storefront Design Guidelines
	Page 364: 2020.1112 B03 Presentation Package - Rendered Elevations; Retail Storefront Design Guidelines
	Page 395: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package  - Elevations

	Applicant Response: 10122: 
	Page 321: The building is consistent with this guideline and retains the same massing major and minor volumes as shown in the Special Permit design. Individual massing steps may have changed by a few feet, due primarily to residential unit coordination, but all massing configurations remain the same as presented in the Special Permit in concept and application.
	Page 342: The suite of additive/subtractive components (bays, balconies, projecting trim, masonry recesses, cornices, etc) have been developed for the Schematic Design set and are consistent in range and frequency of use with those shown for the Special Permit design.

	City Response  115: 
	Page 321: 
	Page 342: 

	Applicant Response: 10123: 
	Page 321: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 342: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

	Applicant Response: 10124: 
	Page 321: Hierarchical massing moments remain in the same configuration as shown in the Special Permit. The simplified massing facing the mill building, the massing response at main street corner and repeating rhythm along main street are consistent with this guideline.
	Page 342: Fenestration in masonry areas facing the adjacent mill building features a complementary and more traditional mill building typology. Additional ‘transitional’ fenestration / mullion configurations are employed for the main street masonry facades and featured ‘focal point’ metal panel corner areas. While mullion patterns may differ slightly from Special Permit design, the overall approach to the distribution of typologies remains consistent.

	City Response  116: 
	Page 321: 
	Page 342: 

	Applicant Response: 10125: 
	Page 321: 2020.1112 B03 Presentation Package - Rendered Views and Elevations
	Page 342: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

	Applicant Response: 10131: 
	Page 321: Ground floor use (retail in north, east and west facades, building residential and service entries, southern facing amenity deck) remains in the same configuration as shown in the Special Permit design, with only minor variations due to design team coordination. 
	Page 342: Levels of transparency at residential facades is customary for the more traditional punched window typology used at Building 03. Transparency increases significantly at retail facades and at the ground level in general.

	City Response  117: 
	Page 321: 
	Page 342: 

	Applicant Response: 10132: 
	Page 321: 2020.1112 B03 Presentation Package - Illustrative Plans & 2020.1112 B03 Technical Package - Plans
	Page 342: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

	Applicant Response: 10135: 
	Page 321: Building alignment is consistent with this guideline and remains in the same configuration as shown in the Special Permit. Accommodations are made for outdoor dining areas at west and east facades. 
	Page 342: Window details (color, configuration, mullions) presented in this package have been carefully considered both in the context of Building 03 design and windows details employed on adjacent buildings. Details specific to cladding materials (sills and recessed surrounds at masonry, projecting trim at metal panel areas) have also been applied to the window design. This approach is consistent with the guideline goals and the design shown in the Special Permit drawings.

	City Response  119: 
	Page 321: 
	Page 342: 

	Applicant Response: 10136: 
	Page 321: 2020.1112 B03 Presentation Package - Illustrative Plans & 2020.1112 B03 Technical Package - Plans
	Page 342: 2020.1112 B03 Presentation Package - Rendered Views and Elevations

	Applicant Response: 10107: 
	Page 381: Building roofs will be a combination of amenity decks, private unit terraces, green roofs, PV-ready roofs and screen mechanical areas. The low roof (level 2) at Building 03 is comprised in entirety of an amenity deck with select private unit terraces.

	City Response  105: 
	Page 381: 

	Applicant Response: 10108: 
	Page 381: 2020.1112 B03 Presentation Package - Illustrative Plans & 2020.1112 B03 Technical Package - Plans

	Applicant Response: 10114: 
	Page 381: Mechanical equipment will be clustered and screened as shown on the roof mechanical plan provided in the technical document package. Additional development in mechanical layout will occur during future drawing phases and will be developed according to these guidelines.

	City Response  109: 
	Page 381: 

	Applicant Response: 10115: 
	Page 381: 2020.1112 B03 Presentation Package - Illustrative Plans & 2020.1112 B03 Technical Package - Plans

	Applicant Response: 10127: 
	Page 381: Red brick masonry is used extensively on eastern and southern facades to complement the 156 Oak mill building aesthetic. The red brick selection is intended to be a complementary red, rather than identical to the mill building. The west wing has been updated for Schematic Design to include this red brick cladding aesthetic.  Additionally, the central massing element has been updated from fiber cement to brick and stone-finish cladding to complement existing masonry and provide a more clear-cut connection to 156 Oak materials.

	City Response  111: 
	Page 381: 

	Applicant Response: 10128: 
	Page 381: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package  - Elevations

	Applicant Response: 10129: 
	Page 381: The scale of the proposed materials, especially unit masonry cladding, was specifically chosen for its appropriateness in a residential building and its complementary nature to existing and adjacent buildings. These goals remain consistent with those behind the material selection from the Special Permit design.

	City Response  112: 
	Page 381: 

	Applicant Response: 10130: 
	Page 381: 2020.1112 B03 Presentation Pkg - Elevation Diagram & 2020.1112 B03 Technical Package  - Elevations

	Building Design General Comments 4: 
	Applicant Response: 17:    Building 03 sits at the nexus of several prominent open and pedestrian spaces at Northland Newton Development. It faces the Mill Park and 156 Oak Building to the south, Mill Park terrace steps to the east, Main St. to the north and Village Green to the west. The building’s primary footprint, layout, use, ground floor configuration, massing and functional relationship to open space remain consistent with the Special Permit submitted design and the principles laid out in the design guidelines.

   Consistent with the previous submission, retail uses on three sides are interrupted only by the Residential entry and small service / garage entry area. Location of lobby elements and individual massing returns have in some places shifted by a few feet due to coordination and design development, but their overall relationship and effect remain intact.

   Brick masonry remains the primary cladding material along the east and south facades. Above the base, the western wing was upgraded from fiber cement cladding to brick masonry in a similar expression to the eastern wing and complementary to the mill building façade adjacent on the Village Green. Fiber-cement cladding along the north façade was similarly updated to brick and stone-texture cladding above the garage entry as well at the top two floors. A strong façade rhythm remains through the use of bays/balconies along this north face, though the specific expression has been adapted due to unit design and other coordination.

   While the highest building roof elevation level remains that same as shown for the special permit drawings, the design team would like to discuss updates to the average grade plane due to additional site info and coordination. See Section 2.A.1. 

	Check Box 1093: Off
	Check Box 1094: Off
	Applicant Response: 10116: 
	Page 37: Residential building signage has yet to be designed and will be submitted at a later date once project branding has been established. Submission will occur after Schematic Design consistency review but prior to building permit application. 

Guidelines for allowable future tenant signage can be found in the Retail Storefront and Signage Design Guidelines, submitted under separate cover.

	City Response  110: 
	Page 37: 

	Applicant Response: 10117: 
	Page 37: 

	Applicant Response: 10118: 
	Page 37: See response to 4.E.1. Future signage design will comply with this architectural guideline.

	City Response  113: 
	Page 37: 

	Applicant Response: 10119: 
	Page 37: 

	Applicant Response: 10120: 
	Page 37: See response to 4.E.1. Future signage design will comply with this architectural guideline.

	City Response  114: 
	Page 37: 

	Applicant Response: 10121: 
	Page 37: 

	Applicant Response: 10133: 
	Page 37: Flat roof forms are complementary to the design and consistent in form to those shown for the Special Permit drawings.

	City Response  118: 
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	Applicant Response: 10134: 
	Page 37: 2020.1112 B03 Presentation Package - Illustrative Plans & 2020.1112 B03 Technical Package - Plans



