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CRP- GREP Elan Grapevine Owner, L. P. 

Attention: Andrew Ord

600 E Las Colinas Blvd, Suite 2100

Irving, Texas 75039

Via Electronic Mail

Rons ra evinetexas. gov

Mr. Ron Stombaugh

200 South Main Street

Grapevine, Texas 76051

RE: Zoning Change Application for Property at 4501 State HWY 360 Rd., 
Applicant: CRP- GREP Elan Grapevine Owner, L.P. 

Dear Ron; 

Thank you for your assistance with our zoning application referenced above. Pursuant

to your previous conversations with Greystar, we are forwarding this letter to confirm the status
Of the proposed development' s compliance with the City' s Design Standards. Accompanying
this letter is our completed District -Specific Design Standards checklist. 

As you will see from reviewing the accompanying checklist, we are pleased to confine
that we are either in virtually total compliance with the Design Standards, in almost all cases to
the letter, or, in a few instances, in compliance with the spirit of the Design Standards_ 

Of course, we are at the beginning of the zoning and entitlement phase, and as is normal
during any development process, allowances must be trade for reasonable modifications as the
design is further developed in detail_ In any such event, it is our intention to retnain in
compliance with the spirit and intent of the Design Standards at all times. 

Thank you very much for your consideration of the accompanying checklist. We look
forward to continuing our dialogue with City Staff as we go through this process. 

Sind 3' yoursj

Donald eeks, AIA

Meeks + Partners, 

CC: Andrew Ord Architect for Greystar



Archircxas

October 7, 2020

Mr. Ron Stombaugh

Grapevine Development Services

200 S. Main Street

Grapevine, Texas 78051

Dear Mr. Stombaugh, 

This letter is to inform you that Greystar' s submittal for The Preserve, Phase 2 is the product of
extensive review by, and collaboration with, Robin McCaffrey and me. This process started with an early
review of the site and continued through development of the site plan as well as architectural design. 

The Site Plan Review process was guided by 3 primary objectives of Grapevine' s Mufti -Family
Ordinance, namely: 

1. Creation of Community
2. Connection to the social fabric of Grapevine

3. Integration with the natural fabric of the site and its setting

Robin and I feel that the final site plan achieves these important objectives and complies with the MF
Standards regarding site plan design. 

Upon agreement regarding the site plan, Rabin and I worked extensively with Greystar on architectural
design. The architectural Design Review Process was guided by 5 primary objectives of Grapevine' s
Multi -Family Ordinance, namely: 

1. Craftsmanship
2. Integrity of elevation composition and building farm
3. Connection to the ground plane
4. Addressment of the street

5. Material change execution

Again, Robin and I feel that the final building design achieves these important objectives and complies
with the MF Standards Building design. 

Therefore, Robin and I affirm that The Preserve Phase 2 complies with the standards of the Multi - 
Family Ordinance. 

Sincerely, 

Craig Melde, Sr. Principal

Dallas I Austin I San Antonia 1907 Manila St. 

W WW. architexas. eom Second Floor

Dallas. Texas 75201

29005. C© ngress Ave. 

Suite 200

Austin, Texas 78704

417 81" Street

San Antonio, Texas 79215

p 214. 748.4561 p 512.444.4220 p 210,998, 2422



District- Specifilc Design Standards

1. Architectural Accommodations of Grade Change Complies, 

Does the plan retain grade to support the building plate including terraces, pati- Yes No Fn Spirit

os, decks and any accessory buildings adjoined to the primary structure? _ 

Comments: 

Will Comply. We've identified a number of opportunities to accomplish this, In specific, there are 3

prominent locations where we have designed turn -down footings. These are high impact locations

that will be enjoyed esthetically and functionally by residents and their visitors. Additionally, many
of the building will have 2' to 4' breaks ( step- downs) in the foundations that allow the buildings to
step down with the declining grade which minimizes retaining walls and maximizes the retainage of
grade in order to support the building plate. It is worth noting that we are constrained by FEMA
requirements on some accounts where we need walls for flood modeling considerations. Mesa

Planning and Architexas are very aware and their will be some benefits to this as well

Z. Pedestrian Connection Beyond The Project And District Complies: 

Does the plan provide pedestrian connections from units within the project to Yes No In Spirit

existing trails, sidewalks or other public and private walkways. 7 7 7
Does the plan provide pedestrian connections to places within the development
that abut pedestrian walkways that the City's approved plans identify for the
future? 

Comments: 

We Comply. Elan Grapevine (" EG" - subject community) will connect to the neighboring Preserve
community (" Phase 1 ") via the shared trail system which will then extend another —1 / 2 mile from

EG up to Euless Grapevine Rd. The " trail" design will be a 1 Q' wide concrete hikelbike trail with

benches, lighting, dog park and fitness structure to compliment the existing Phase 1 design
standard. Sidewalks will also be connected to facilitate pedestrian connections between
communities. As an additional note, EG will also tie into the existing round -a -bout with a vehicular
connection. Please refer to Exhibit 2 showing trail build -out to date. 

3. Preserve and/ or Restore The Natural Characteristic Of The District Complies: 

Does the plan include landscape development that continues the natural charac- Yes No In Spirit

teristics of the projects surroundings? 

Comments: 

Will Comply. Our landscape plan includes natural drifts and groupings/ groves of trees that will be
restorative to the site and will extend the natural mosaic open space ( 34 acres of " on property" 
open space) into the site. Tree species used will be natural to the site and from the City' s approved
plant material list. As per Mesa Planning and Architexas guidance, tree groves will provide heavy
screening along the 360 Frontage Rd., to reknit the the natural landscape, as shown on plan. 
Please refer to corresponding Exhibit 3. 



4. Perpetuate Residentially Derived Styling And Forms

Does the plan use the following architectural components? 

Pitched roof (gable or hip) 

Organized roof massing where a dominant roof has subordinate roofs
that extend form it. 

12 inch roof overhang

Roofed porches and balconies

No more than 45 horizontal feet of continuous wall without a horizon- 
tal onset of at least 4 feet

Dormers that break the cornice

Windows that align both horizontally and vertically

Openings in architectural forms defined by a roof are located symmet- 
rically within the form

three stories maximum. These three stories may be over a parking
podium. 

Openings are treated with a jamb and/ or head surround

The Void -to -Solid relationship for window -in -wall elements is less than
50% 

Comments: 

Not applicable to 360/ Airport District. 

Complies: 

Yes No In Spirit

7 C C
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5. Provide Buffer Adjacent To Residentially Adverse Conditions Complies: 

Does the plan provide a buffer between residential land use and adjacent envi- Yes No III Spirit

ronmental conditions ( e. g. loud sound) that would negatively impact the livabili- 
ty of the residential land? 

Comments: 

To the West, our development will be set away from Hwy 360 by a generously landscaped
borrowed landscape") public and private street scape. Additionally, the community will be

buffered by a generous tree canopy along 360, providing an attractive " tree -soaped" frontage for
the public realm. Lastly, the buildings will be equipped with acoustically rated and engineered
windows specifically designed to perform within the required indoor/ outdoor noise level
transmissions recommended by our acoustical engineer and as required by DFW Airport on Phase

To the North and East, our development is buffered by... almost a mile of open space, 34 acres on

our legal plat alone, the trail, Sear Creek, and towering trees that provide privacy and seclusion. 
180 degree unobstructed private views into the natural opens space, trail and creek are also
included for over half of all the residences. 

Our development will effectively " re -knit" the natural landscape and tree canopy that once existed
but were removed during the reconstruction of the TRA sanitary -sewer line. See Exhibit 5

6. Provide A Land Use And Scale Transition Between Multifamily/Vertical
Mixed -Use Development And Abutting Single Family Development. 
If the plan abuts an area of single- family residential land use, does it provide a
residential transition"? A residential transition must include two cornponents: 

Height ' Transition: For any element with a height above 35ft, this ele- 
ment can't exceed one foot above 35ft in height for every lft of setback
beyond 15ft. For example, you may have 36f# at 16frt setback. Sift at 17ft
and so on. 

Scale Transition: Any element located within 20ft of a property line
abutting a single- family land use must not have an elevation face area
more than 1200 sq. ft. 

Comments: 

Not applicable to 360/ Airport District. 

Complies: 

Yes No In Spirit

l E E



7. Provide Deve] opment Zliat Maximizes Uses Appropriate To The Value OfIhe Complies: Setting

And/Or Characteristic Of The ConteNt. Yes No In Spirit If

the surrounding street -level use is NOT predurninately residential, does the F 7 plan
provide —or is the structure such that it could be leased to provide —first - floor

or street - level land uses that are consistent with the context? If

the plan has a distinct locational opportunity (such as being close to logistic, movement
or transit huhs), does it provide —or is the structure such that is could be

leased to provide —first -floor or street - level land uses that are consistent with this
context? If

the answer to either question is YES, does the plan provide —or could be rent- ed

to provide —these ] and uses for at least 70% of the street -fronting first -floor space? 
Comments: 

We

perceive the value of the setting, characteristic ofthe context, and the distinct locational opportunity
to be Nature ( 34 acres of open space) and how we are leveraging our relationship within
that context. Our development maximizes this setting by "re - knitting" the 34 acres of natural landscape
into our site design, constructing the 3rd 1 f2 mile phase of a public hike/bike trail and trail -
head so people ( both our residents and the Grapevine community) can enjoy this environment, and
delivering the resort style architecture to compliment and flow with the natural setting. We' re also

includinga dog park, informational nature placards and a fitness station along the trail to auament
and compliment the natural setting. See Exhibit 7 p 8. 

Perpetuate Commercially Derived Styling And Fornts Does
the plan employ architectural styles and forms that include the following elements: 
A

predominately flat roof concealedby a raised parapet of at least 1 2in in
height All

openings are vertically and horizontally aligned Balconies

are projected Steel

construction is exposed The

first floor plate is at least 15ft high at the street level Void -

to -solid relationships are 50% or greater void Comments: 

Not

applicable to 3601Airport District. Complies: 

Yes

No In Spirit 17
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9. Preserve And Extend Thematic Streetscapes Complies: 

Does the plan continue the established streetscape of its surrounding District? Yes No In Spirit

This includes: 

71
fir-; 

F7
Matching light fixtures and spacing of light fixtures [~ 

Matching tree species, scale, placement and spacing

Matching paving material and paving pattern

Continuation of defined inset areas for on -street parking

Comments; 

Not applicable to 3+60/ Airport District. 

10, Maintain Compatibility With District Thematic Sign Features. Does the plan Complies: 

provide signage that is compatible with signage in the surrounding District? This Yes No In Spirit

includes: 

0 D
Maintaining the relationship of signage to street -fronting building

planes

Marinating the general appearance of the District' s signage

Maintaining sign illumination consistent with the District and its
nightscape

Use of sign types consistent with the District and the context. This in- 

cludes commercial tenant signs, premise signs and project signs. 

Comments: 

Not applicable to 360/ Airport District. 

5



11. provide responsive Interface To Open Space And Open Space Amenities. 

Does the plan address open space in ways that extend the open space into the

project? This includes: 

Elimination of parking aprons in the foreground between the structure
and the open space

Extension of landscape species and patterns characteristic of the open
space into the project

Orientation of buildings to that building placement breaks free from
the normal orthogonal relation to street and hears relationship to features
of the larger landscape

Extension of trails into the project

Use of fence design that does not visually disrupt the continuous
ground plane

Comments: 

Not applicable to 360lAirport District. 

Complies: 

Ares No III Spirit



12. Resort/ Lodge/ Prairie Styling And Forms. Does the plan use architectural Complies: 

styles derived from resort/ lodge/ prairie architectural precedents? These include, Yes No

Flat pitched gable or hipped rooves with Iong and un- interrupted ridges XJ
and cornices

Large roof overhangs with structural bracing such as brackets, angled
braces, canted braced and exposed rafters

Tapered columns that are full masonry or have masonry bases

Use of flat roofs to accent pitched roofs

Variable plate heights

1f'ertical and Horizontal alignment of openings

Openings in architectural forms defined by a roof are located symmet- 
rically within the form

Use of decks and terraces

Architecturally enclosed balconies

Projected window jambs and/ or headers

Structural details derived from timber construction detailing

Use of siding and masonry

Upper story insets within, or projections over, a lower story base

Comments: 

C

We Comply. A few examples of features that ( but not limited to) we designed to in order to

characterize the style are... 

Large Roof [ overhangs with exposed rafters

Vertical and horizontal alignment of openings. 

Structural Bracing
Timber Frame Accents

Tapered Stone Columns

Architecturally Enclosed Balconies
y Metal Awnings

80%+ Stone

In Spirit

E

All these architectural features, and more, help the community to meld into the natural setting, 
compliment neighboring architectural theming for continuity, and make it feel a part of the
environment that is its' home. Please refer to Exhibit 12. 



13. Curvilinear Organization Of The Development Plan

Dues the plan have a curvilinear organization? 'This includes: 

Complies: 

Fes No

Gracefully meandering streets and drives with bends in the street and = J

drive alignment that is responsive to grade

Merging street intersections where operations permit

Organically -shaped parking areas

Building orientations that are not tied to uniform street frontage

Drifted groupings of trees in lieu of straight rows with uniform spacing

Comments: 

E

In Spirit

11

We comply, We conform to all 5 bulleted points above. The site plan is non -orthogonal in nature, 
is not regimental in design and is curvilinear in its' appeal. Our site meanders in an artful

non -orthogonal arrangement providing aesthetically pleasing visual interest for both the community
and our residents while optimizing view corridors towards the open space. See Exhibit 13. 

14. Conceal Visibility Of Service And Parking Functions Complies: 

Does the plan place service and parking functions so that such functions are Yes No In Spirit

NOT in the foreground yard space between any arterial or primary street and
the buildings that are facing that street? 

Comments: 

Yes. We comply. The public realm is buffered by a large " borrowed landscape" setback of dense
tree groves ( Average of 46.3' across the entire frontage), retaining walls that face away from the
ROW and a meandering sidewalk. Parking and trash functions, while balancing other important
guidelines, are strategically situated away and screened from public by means of berms, tree
groves, buildings and retaining walls. 



15. Perpetuate Historic/ Indigenous Derived Architectural Styling And Forms. 
Does the plan employ architectural styles and forms derived from the historic or
indigenous character of the District? Such aspects include: 

Commercially -scaled first floor with a 15ft plate

For building of three boors or greater, a tripartite architecture

Decorative and embellished front parapet

Street canopy

Portrait orientation of openings and subversion of openings

Continuous vertical corners often expressed as pilasters

Occasional use of roof forms as accent elements on the front elevation

Void -to -Solid ratio with greater void at the street level and greater solid
at other levels

Treatment of openings with jamb and/ or header surrounds

Use of belt courses to establish horizontal reference for placement of
openings

Use of decorative brick bands and details

Comments: 

Not applicable to 360JAirport District. 

Complies-. 

Yes No In Spirit

F F 7
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I6. Use Of Thematic Exterior Material, If Such Material Is Characteristic Of Dis- Complies: 

trict And Complies With The General Material Standards. Yes No In Spirit

If there is a surrounding District context, does the plan continue with the use of
the dominant and characteristic material of the surrounding District? 

If so, is the use of that material in compliance with the General Material Stan- 

dards of the Building Manual? 

Dominant use of material means material that comprises at least 70% of the

building exterior excluding openings. 

Comments: 

Not applicable to 360/Air-port District. 

17. Orthogonal/ Block Orientation Of The Development Flan. Does the plan have Complies: 
a block/ orthogonal organization? This includes; Yes No In Spirit

o Straight streets with right angle intersections 0 E Sj

Continuous street wall defined by alignment of buildings

Uniform spacing of street trees and street fixtures

Continue the urban blocks which are adjacent to the project

Have decorative cross walks or other intersection enhancements

Comments: 

Not applicable to 360IAirport District. 



18. Pedestrian/ Residential Activity Connection Between The Public Street And Complies: 

Living Units Fronting The Street. Yes No In Spirit

Does the plan present the public street with an external expression of the resi- 
dential activity? This means that the street level of the residential development
is not commercially used or made capable for commercial use. This includes
parches, stoops, terraces, patios, fenced front yards and steps up from an ap- 
proach grade. 

Comments: 

Not applicable to 360/ Airport District. 

19. Maintain Height And Scale Compatibility With The Height And Scale Char- Complies: 

acteristic Of District. Yes No In Spirit

When height and scale are important attributes of the surrounding District' s
identity; is the plan compatible with this height and scale? Such compatibility can
be achieved through one or both of the following: 

Upper -story setbacks that create a building mass at the street consistent
with context

HorizontaI offsets at the street level which reduce the lower floor pre- 
sentation of mass when the characteristic block size is exceeded. This

creates the image of a Block that is further subdivided through built rec- 

ognition of individual properties as described in the " Bay Modulation" 
section of the Building Manual. 

Comments: 

Not applicable to 360IAirport District. 

11



20. Use Of Bay Modulation Patterns That Are Compatible With Bay Modulation Complies; 

Of The District. Yes No In Spirit

Does the plan create a street frontage that continues the bay modulation of the
block:? Bay modulation refers to the architectural expression of individual build- 
ings within the block face. 

this is important to emulate the traditional black face of a downtown where

buildings are normally built lot -line to lot -line in direct juxtaposition. In such
downtowns, there is a complex street wall referred to as the `Bay" and the rhyth- 
mic and varied offset and appearance of that bay is referred to as `Bay Modula- 
tion" 

Comments: 

Not applicable to 360/ Airport District. 

12



1. Provide An Urbanized Streetscape. Does the plan provide an urbanized
streetscape along the primary street frontage that is consistent with the char- 
acteristic urban street fabric within the District? Key features of an urbanized
streetscape include: 

The architectural plane fronting the primary street must create a con- 
tinuous street wall along the primary street frontage, Buildings must
establish a " built -to" zone which extends from the primary street front
property line and extends into the property a distance of aft and at least
75% of the primary street frontage much Iie within this zone. NOTE: 
the location and depth of this zone may be modified upon City approval
when the modification results in lateral expansion of a sidewalk space

for a sidewalk restaurant or sidewalk retail or in the creating of an arcade

along the street. 

Street trees used in the streetscape should continue the use of an exist- 

ing tree species when the larger urban setting contains a thematic tree. 
If the surrounding urban setting does not have a thematic tree, the plan
roust choose frorn a list of approved plants, 

Street lights roust continue the uniform spacing and placement charac- 
teristic of the surrounding primary street. When a larger urban setting
contains a thematic light or light standard, the plan must use that light
standard. When no thematic light exists, the plan must choose a light or
light standard appropriate for urban streetscape use. 

Decorative paving should continue the characteristic paving material
and pattern of the urban context when that context includes a thematic
sidewalk treatment_ When no thematic treatment exists, the project must
use a sidewalk paving material and pattern appropriate for urban streets - 
cape use. 

Comments: 

Not applicable to 360lAirport District. 

Complies: 

Ye No In Spirit

17 11
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2. Provide A " Borrowed Landscape" For The Primary Street Frontage
Dees the plan provide a " borrowed landscape' along the primary street frontage
that preserved the general character of the (District? This includes; 

Elimination of parking aprons or walls between the building and street
unless the landscape space abutting the street is greater than 20ft

Creation of an expanded parkway that is varied in dimension with the
minimum parkway expansion being 15ft from the street right of way and
with variations in width occurring at least every 200ft. Creation of pads
for horizontal mixed use qualifies as varied Borrowed Landscape space

Use of a pedestrian trail in lieu of a pedestrian sidewalk. Sidewalks
within the borrowed landscape space must be meandering pedestrian
ways at least Sft wide. 

Comments: 

Complies; 

Yes No In Spit -it

F_ 

We Comply. Our " borrowed landscape"/ "expanded parkway" includes a variable width open space
along the street frontage to the ROW (ranging from 31. 4' (one specific corner location) to 67.6' for
an average of 46. 3"} with private pedestrian sidewalks along the frontage providing access to
residences. The public pedestrian connectivity routes through the more serene —1 mile of hike/ bike

trail all the way up to Euless Grapevine Rd. northward. Our security fencing is set back from the
street to the building level so the frontage area does not give the appearance of a " compound". 

The dense tree drifts along the frontage and " borrowed landscape" area extend the natural mosaic
of the adjacent areas into the site. 

See Exhibit 22. 

14



23. Promote Horizontal Mixed Use Complies: 

Yes No In Spirit

Does the project create opportunities for stand- alone retail/ restaurant pads with- 
in the street frontage of the primj

ary
street? In no case should the provisionof a = I' 17- 11 retail

pad consume more than 50% of the multifamily frontage. Where

the multifamily frontage is 300ft or less, a retail pad leave -out is not required. 
This retail pad requirement may be waived upon City Approval but a requirement
for variable street definition (#24) still applies Comments: 

Retail

is infeasible for this location for the following reasons... Access
constraints: Access is poor due to right - in right - out limited access off of 360 frontage. South

bound traffic would have to exit Glade Rd. and double back to the south, only to do those same
gymnastics to get back on 360 if they wanted to head south. This is too much effort for what is
alreadya bad commercial/ retail location in our opinion. The land -use has to be a "destination" designation. 
Demand

constraints: There is inadequate consumer density demand ("rooftops to support retail") as

the airport land dominates most of the retail trade area circle of influence. Additionally, due to COVID19
and other very impactful macro trends in the retail industry, forcing retail in this area would
not be recommended. Operator

constraints: Retail operators have overwhelmingly selected 121 and Glade Road to the west
and Highway 114 to the north as viable locations. The site has been zoned commercial for over

two decades with no interest along this stretch of what has become more of a residential corridor
of 360 due to the constraints outlined above, 24. 

Provide Variable Street Definition Within The Block Face Along Primary Complies: Streets

Yes No In Spirit Does

the plan create a variable street definition through the variable setback of "` multifamily
structures fronting the primary street? No more than 50% of the project

frontage may adhere to a uniform setback dimension. Horizontal offsets in
the development plan set back line must be no less than 10 ft. Comments: 

We

comply and far exceed both the 50% and the 10ft. rule above. In accordance with the natural and

organic theme of the design, the building's fronting both the public trail and the 360 Frontage Rd. 
are canted in differing angles that createa varied presentationof the architecture to the public realm (
both from Hwy 360 and the public Hike/Bike Trail from behind) in a way that is non -
regimental and non -uniform. Our closest building to the property line/ROW along the frontage roads
is 31. 4' vs. the 10' minimum above. Max setback is 67. 6'. 171



District Specific Stan- 360/ Airport Grapevine Grapevine GaylordlSH Central Tran- 

dards ( A = Applicable) District Mille South Mills North 26 District sit District

District District

1 Architectural accommo- A A

dation of ,grade change
2 Pedestrian connection A A A A A

beyond project and
district

3 Preserve/ restore charac- A A

teristic natural mosaic

4 Residentially derived A A.* 

styling and forms/ 
pitched roof

5 Buffer adjacent environ- A

mental encroachments

6 Land use/ scale transition A A

from MFISF

7 Maximize value capture A A

opportunities

8 Commercially derived A A' ` A

styling and forms
9 Preserve/ perpetuate A

thematic streetsca e

10 Compatible with district? 

thematic signage features

11 Responsive interface A A 1

with open space and

amenities

12 Resort/ lodge derived A Z

styling and forms
13 Curvilinear organization A A

of development plan
14 Conceal visibility of ser- A A

vice/parking functions
from arterials/ primary
roads

15 Historic/ indigenous A

derived styling/ forms
16 Use of thematic exterior A

material if characteristic

of district and complies

with standards

A* = When closer to topography and golf course
A** = When closer to Regional Roadways and other commercial areas
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17 Orthogonal, block orga- A

nization of development

plan

18 Pedestrian/ residential A

activity connection

between street and living
unit fronting street

19 Height and scale com- A

patibility with height and
scale characteristic of

district

20 Bay modulation pattern A

compatibility with the- 
matic bay modulation of
district

21 Urbanized streetsca e A

22 Provide " Borrowed" A

landscape for street en- 

hancement

23 Promote horizontal A A A

mixed -use

24 Variable street definition A

to create a more complex

street scape

A* = When closer to topography and golf course
A** = When closer to Regional Roadways and other commercial areas

17



General Standards for Multifamily Development

Part A: Site and Desi

a. Contextual Relationships

1. Community Structure: Each plan for a project larger than 100 units must Complies: 

provide: Yes No In Spirit

i. Benches: at least one every 700ft or one per black, whichever is less E, • 7_ j

ii. Bike Racks: a capacity for 4 bikes at each residential building and 14 at
the central pedestrian facility

iii. Trash Disposal Units: one trash receptacle at each bench

iv. Pedestrian Lighting: one light standard at least every 100ff

Continued from below ( Due to lack of space) Bike racks will be located at each building
as required. In addition we will provide a bike rack at the proposed trail head into the
creek trail. Pedestrian lighting of open spaces and trail amenities will be designed to

Comments: comply. 

Will Comply. We have strategically placed benches and trash receptacles at locations to both
comply with the requirements and to work in the open space areas we have created. See above... 

2. Cognitive Structure: Development site plants should avoid a " maze -like" Complies: 

arrangement of streets and drives and should provide a clear demarcation of Yes No In Spirit

sub -areas arranged with reference to an internal destination. 
F F_ F7

Comments: 

There are various sub -areas ( Pavilion area, Courtyards, Dog Park, Trail -head & Clubhouse etc.) 

integrated throughout the site that will drive community interaction through Cognitive Structure. 

3. Edge Definition: Planting of the edge must provide visual concealment of Complies: 

at least 70% of the perimeter fence using evergreen plants. Moreover, at least Yes No In Spirit

70% of these plants must have foliage from ground to top capable of providing
a screen. Edge screening must be planted in natural drifts that appear as native
plant clusters. 

Comments: 

The landscaping along our ornamental fencing will further screen the material to soften the edge of
our community. 

4. Traffic Calming: Any multifamily plan must illustrate traffic calming ynea- Complies: 

cures using traffic tables, intersections, traffic circles, chokers, roadway neck Yes No In Spirit

downs at intersections, center island narrowing or rumble strips. Speed bumps n
are prohibited. El

Continued from below reduce internal speeds. They will also provide
Comments: safe pedestrian access and connectivity between the open space areas. 

We Comply. In multiple locations where the street runs are longer we' ve employed raised

cross -walk tables to slow traffic speeds internal to the project. Curvilinear nature of roads will also

18



b. Connections Beyond The Project

1. Relationship With And Connections To The City Fabric; The site plan for
any multifamily development must portray the extent to which the following
elements of the City Fabric are continued or otherwise responded to: 

i. Curb Cuts and Driveways: Development plans much seep to continue
flow between projects by coordinating points of ingress and egress so
that efficient maneuvers to and from serving public streets are possible. 
Coordination of routing traffic volumes anticipated by individual project
TIANs is a required consideration of a development plan being considered
by the City. 

ii. Thoroughfares And Roadways: A development plan that lays within
the path of a thoroughfare as planned or committed to by adjacent devel- 
opment or of a thoroughfare that has been adjusted by the Council must
make provision for the extension of the right of way of such thoroughfare
when traffic projected densities necessitate extension. 

iii, Trails: A proposed multifamily development plan must consider
appropriate trail routing through the proposed development so that a
cohesive trail network can evolve over time. 

iv, ©pen Space: The proposed development plan must consider exten- 
sion of the open space or expansion of the open space, or consider how

development portrayed by the development plan can relate to and define
the open space. 

v. Contextual Characteristics: Any multifamily development plan must
illustrate how various aspects of the context will also be manifest in

the development design. Key aspects of the context include streetscape
themes, continuity of water or water bodies, extension of indigenous play
drifts, continuity of road sections, treatment of parking, protection of
and continuity with adjacent land uses, continuation of tree canopies and
canopy species, continuity of natural features, extension of surface water
management strategies, and continuity of edge treatments. 

Complies: 

Yes No In Spirit

F 17 r

6ontinueul from below: 

iv. We Comply. Open space will be shared and extended between future land -uses and tracts of land. 
Y. We Comply. We are re -knitting the natural fabric as a part of our built environment in an aesthetically pleasing meandering
arrangement as a backdrop to the enhanced ecology. 

Comments: 

i. We Comply. We are connecting to the existing trail head/public parking round -a -about to the
south so that our residents will also be able to access the main trailhead. 

ii. ' NIA

iii. We Comply. At full build -out, a 4- phase ( 4 different landowners) —2- mile extension of a I O' wide

hike and bike trail has been coordinated all the way to Bear Creek Park as a part of this
development proposal, thus fully connecting the existing Grapevine hike and bike trail system with
the southern gateway of the City. Phase 2' s (—. 5 MI.) will be constructed as a part of this
development_ See Exhibit



c. Lot Occupancy

1. In a development plan that' s required to be curvilinear as outlined by the Dis- Complies: 

trict Specific Standards, such a plan must establish a building relationship to the Yes No In Spirit

street such that: 

F C F
i. At least 60% of the interior street and drive -fronting buildings within
the development plan design and 75% of buildings facing public streets
serving the project must be sited so that the front building plane ( the
plane facing the street) is not parallel to the street right of way. 

ii. A minimum of 30% of the yard space along interior streets and drives, 
and 50% of the yard space fronting public streets serving the project, 
must be covered by a landscape approach defined by organic plant mass- 
ing and rratural drifts. 

Comments: 

i. 5 out of the 7 ( 71. 4%) interior buildings are not parallel to the interior street right- of- ways they
front on. 7 out of the 8 buildings ( 87. 5%) that front public streets are not parallel to the street right
of way they front on. The curvilinear nature of the street pattern inherently keeps the buildings from
being parallel to the street. 10 out of the 16 buildings have unobstructed views of the creek, trail
and open space. 

ii. We will comply. The defined parameters above will feature the themed organic plant massing
and naturalistic drifts. See Exhibit, 

2. Building Relation to the Street and Orthogonal Plan Layouts: Plan designs Complies: 

that are required to be orthogonal, as outlined by the District Specific Standards, Yes No I Spirit

trust establish a building relationship to the street such that: 17 7
r7; 

i. The development plan must establish a " build -to" line for the interior
streets and drives of the project that will vary from the required aft build - 
to line along the plats exterior public streets as specified in the District
Specific Standards. This build -to line roust be at least aft form the street

or drive back of curb. 

ii. The presence of repetitive stoops, terraces or porches which project
into the yard space created by the build -to line cannot be closer than
5ft to the street or drive back of curb and trust project at least Oft from
the primary building mass. These projections must be architecturally
contained such that they are part of the overall facade composition. The
offset space created between the projected stoop, porch or terrace and the
primary building mass must be a landscape space, leaving a 5ft minimum
pedestrian space at the street edge. 

Comments: 

Not applicable to 3601Airport District. 
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d. Parking: Placement and Configuration

1. Parking Facility Type: Complies: 

Yes No In Spirit

i. Structured Parking: Parking within the Transit Center Character Zone
must he structured when the project exceeds 20 units per acre. Projects
exceeding 40 units per acre in any other Character Zone must provide
structured parking. 

ii. Surface Parking Areas: Projects with a unit density between 28 and 39
units per acre that provide aggregated surface parking must comply with
the following: 

1. Aggregated parking areas with more than 70 parking spaces ( not
including street or drive head -in parking) must be located in a place
that is not visible to the primary street serving the project or located
so that the parking area may be screened. Parking garages located
such that they front a public street must have architectural eleva- 
tions that complement the design style of the multifamily structures. 
Complement" in this context means that they must share similar

horizontal offsets, organization of openings, and use of materials. 

2. Aggregated parking areas in non -orthogonal development plan
designs must also have a curvilinear configuration. 

3. Aggregated parking areas must be landscaped

Comments: 

Not applicable because our proposed development' s density is 20 units/ acre- However, all our

aggregated parking does have a curvilinear configuration and is landscaped. 

2, Head -in parking along streets: Before the parking demand for aggregated Complies: 

parking areas is determined, head -in street and drive parking must he provided Yes No In Spirit

to the extent permitted by the streetscape design. 
1• • 

71  7] 
Comments: 

We Comply. Head -in street and drive -parking is maxed out throughout the site and zonally spaced
out to accommodate maximum convenience to the resident. 
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e. Site Open Space Requirement

1. Open space as a percent of total development area: At least 20% of the site Complies: 

area identified in any multifamily plan must be set aside as open space. Site areas Yes No

that qualify as open space set asides include: E 7
i, Areas protecting existing natural features and/ or plant communities

li. Areas used for the surface management of storm water that are not

structures

iii. Any retained water

iv. Project amenity areas that are visually accessible from streets and/ or
drives

v. Playgrounds

vi. Pedestrian trails

vii. Borrowed street landscape areas

viii. Pedestrian accessible areas between structures open to access by the
project population

Comments: 

We comply and well exceed this standard, offering all of the above elements in our proposed
community in a quantity greater than the 20% standard. Aside from borrowed street landscape, 

pedestrian accessible areas and trails, project amenities* and all other internal open space that
meets the above definitions, we have set aside approximately 33 acres of natural open space ( not
including what we have internal to the project) that will protect existing natural features and plant
communities. Additionally, we will be providing a —.5 mile 1 O' wide public hike/bike trail. 

2, Form giving influence: Open space provided within any development plan Complies: 

must serve as a frontage for at least 25%, of the structures within the project, Yes No In Spirit

where buildings can define the edge of open space, except for the Transit Center
i 

District where street frontage is prioritized, 

Comments: 

We exceed this standard, which is a standard that renders the outdoor environment as a primary
Local feature of the community. Very conservatively, 9 out of 16 buildings front directly onto the
hike/ bike trail - more than double the requirement. 
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f. Preservation of Natural Drainage

1, Natural Drainageways: Any development plan for multifamily developanent Complies: 

in Grapevine must illustrate the extent to which natural drainage within the lot, Yes No In Spirit

parcel or tract exists and is preserved through design initiatives that preserve, 
restore or replicate natural drainage patterns. Any disruption of natural drainage
patterns must be approved by the City of Grapevine. 

Comments: 

We Comply, We have employed a dry riverbed design in certain areas of the site to help replicate
the natural environment, catch and direct surface drainage off the site with the added benefit being
that this design will provide an enhanced pedestrian experience for our residents and guests. 

23



g. Storm Weather Management Facilities

1. Storm weather management structures: Any development plan for mul- 
tifamily development in the City of Grapevine, where structured storm water
management solutions are requires must adhere to the fallowing: 

i. Minimize structured means of water management: Plans must min- 

imize the use of cross drainage structures, armored channels, concrete
flow ways, and other structured solutions to storm water management, 

unless such structures are for the purpose of creating a pedestrian or
urban activity at a water edge. 

ii. Maintain natural shapes and farm in the creation of detention/ re- 
tention facilities and created drainageways ( a.k.a. flow management

facilities): Water collection points and/ or pools created by nature have
shapes that are clearly organic. Therefore, plans should avoid straight
lines, hard angles, and regular geometric shapes in the creation of flow
management facilities. 

iii. Landscape with natural elements: Where storm water management

design creates conditions that support indigenous plants, measures must
be taken to landscape such facilities in ways that allow such plants. 

iv. Respect natural sub -systems. Proper design of flow management fa- 

cilities should, where appropriate, include diverse ecological settings such

as deep water ( lininetic zones) in combination with shallow water ( lit- 
toral zones), wetlands, ephemeral flows, and greater states of hydration
which can support plant communities associated with these zones. 

Comments: 

Complies: 

Yes No In Spirit

I F

We Comply. We have employed a dry riverbed design in various locations to help catch and direct
surface drainage off the site while ensuring safety and quality of life for our residents. 
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h. Grading

1 Grading for multifamily development in the City of Grapevine must adhere to Complies: 

the fallowing: Yes No In Spirit

i, Avoid steep grades: Grades equal to or greater than 20% are consid- 

ered steep and shall not be graded to create building lots. However, indi- 
vidual buildings which snake grade transition within the building, porch
or terrace expansions are permitted and therefore the limited disturbance
of grade needed to accomplish this is permitted also. 

ii. Conform to standards for tree protection: Any tree over three inches
in caliper remaining on a lot, parcel or tract ( that is, trees not approved
for removal) and exposed to the building activity or within 30ft of the
building activity (hereinafter regulated trees) shall be protected as fol- 
lows: 

a. Tree fencing: Regulated tree trunks shall be protected within a
visible " tree fence" at least 36 inches tall and protecting the tree and
ground around the tree to a minimum distance from the trunk equal
to the distance of the tree drip line or 10 feet, whichever is less. 

b. Tree marking: All regulated trees shall be marked with a green
surveyor tape which indicates " Protected Tree" status. 

c. Ground compaction avoidance: Measures shall be taken to min- 

imize ground compaction within the dripline of a Regulated Tree. 
Grading within the ground protected by a tree fence is prohibited. 

d. Maintenance of normal hydration: Measures shall be taken to

maintain normal hydration of a Regulated Tree. 

Comments: 

Will Comply. We have no grades on site that exceed 20%. 
We will comply and will use the best arborilogical practices to snake sure preserved trees are
protected so they will thrive post construction. 



Part B: Building Design Standards

a. Street Interface

1. Semi- public space adjacent to streets: Complies: 

Yes No

i. Canopies and store fronts are limited to urban setting such as primary
street frontage in the Transit Center Character Zone. L'X

ii. In any single building block, there must he at least one expression of
first -floor, semi- public space within the street -facing elevation. If a cano- 
py of storefront is used to meet this standard, it must occupy at least 50% 
of the length of the elevation. 

2. Residential Design Standards: If building frontage defines the edge of an open
space, each building block must have at least one first -floor pedestrian space that
is Bart of the architectural design. 

i. Store fronts must he set within a minimum first -floor plate height of
15ft. and must be comprised of vertical and horizontal subdivisions with- 
in which any area of un- supported glass is no smaller than 16 square feet. 
Vertical and horizontal subdivisions shall be at least two inches wide. 

Comments: 

We Comply. 

2. Residential Design Standards: If building frontage defines the edge of an open Complies: 

space, each building block must have at least one first -floor pedestrian space that Yes No

is part of the architectural design. 

i. Store fronts must be set within a minimum first -floor plate height of
15ft. and must be comprised of vertical and horizontal subdivisions with- 

in which any area of un- supported glass is no smaller than 16 square feet. 
Vertical and horizontal subdivisions shall be at least two inches wide. 

Comments: 

E. 

We Comply. All of our buildings have multiple first -floor "pedestrian space" in the form of the
architectural featured access breezeway, 

In Spirit

17

In Spirit

F

OU



b. Elevation Composition

1. The exterior design of any multifamily structure must comprise an overall Complies: 

pattern. This pattern includes: Yes No In Spirit

i. Regulating lines that organize its elements nj F- El

ii. Proportioning

iii. Hierarchy of dominant and subordinate elements

Comments: 

We Comply. Our compositional intent complies as it enacts the use of " proportioning" and
hierarchy of dominant and subordinate elements". We also employ " Regulating lines that organize

its elements". 

CONTINUED ON THE NEXT PAGE
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b. Elevation Composition ( continued) 

2. Openings and features of any building must have a common justification_ Complies: 

Yes No

i. When a pitched roof design is used, all windows —except dormer win- 
F7dows— must be below the cornice detail. 

ii. When a flat roof design is used, all windows must be at least zft below

the parapet, 

iii. When both a ;bitched roof and flat roof design are used in the same
elevation, the window heads must align horizontally. 

iv. Windows may abut the cornice detail if the window heavier modulates
the handing or detailing of the cornice. 

v. Openings within an elevation must Have a common reference line that
engages the sill or head. 

vi. Windows within an elevation must have a common vertical reference

line from the first to the top floor, 

vii. Windows must align with the features that define the architectural

form. For example, windows in a gable cannot be arbitrarily distributed
within the face of the gable unless specifically approved by the City. 

viii. Excepting first floor store front or vertical mixed -use structure, all
openings must be square or portrait in orientation. 

ix. Windows, doors and other openings must be articulated within a pro- 
jected surround or header unless otherwise approved by the City. 

Comments: 

El

In Spirit

El

We Comply. Please refer and compare to Architectural elevations. One nice item of note is that

we are using cast -stone sills and headers as our window projected surrounds. These standards

above elevate the role of windows from mere utilitarian openings to architecturally striking features
unto themselves. See Exhibit. 

CONTINUED ON THE NEXT PAGE
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b. Elevation Composition (continued) 

3. All elevations of a structure must receive equal treatment of style on all el- Complies: 

evations of a structure so as to avoid the common pitfall whereby only the Yes No In Spirit

street -facing facade is adequately styled and structured. 

Comments; 

We Comply. Each and every building face presents the same high standard in this guideline. 
Please see building elevations for confirmation. See {Mans. 

4. Forms created within the elevation, such as towers, bays and plate changes, 
must be derived from functions within the plan- Design approaches which seek
to decorate a " space plan" derived independent of the elevation design are pro- 
hibited. 

Comments: 

We Comply. 

Complies: 

Yes No In Spirit
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b. Street wall complexity and exterior offsets

1. Building offsets; Complies: 

Yes No

i. Residential building blacks may not have more than 50 linear feet of
wall without a wall offset. EX

ii. Horizontal wall offsets must be at least Oft. This may include balconies
if contained within the confines of the offset. Any balconies projected
from the face must have an architectural enclosure. 

iii. Architectural forms such as enclosed porches, stair towers, projected
bays or stacked balconies maybe projected from the building block or
recessed within it and must be accompanied by a roof in the roof massing
that corresponds to the architectural form. 

Comments; 

We Comply. 

E

In Spirit

L

30



d. Void to Solid Ratio

1, For the first floor of a vertical mixed - use plan wherein the first floor has a Complies: 

commercial use, the void -to -solid ratio must be greater than or equal to 1. 5: 1 Yes No In Spirit

the amount of void being greater than the amount of solid), The solid portions
of the first floor facade must extend vertically to the floors above and parapet
detail. 

Comments: 

Not Applicable. We are not a vertical mixed -use project. ( Please excuse the check in the box. I

can' t get it to un- check.) 

2. For floors above the first floor in a vertical mixed -use plan ( or for all floors in
a residential plan), the void - to -solid ratio must be less than or equal to 0. 5: ] ( the

amount of void being less than the amount of solid). 

Comments: 

We Comply. 

Complies: 

Yes No In Spirit

1777
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e. Architectural Enclosures

1. All projected stair towers, elevator shafts, and cantilevered building projec- 
tions ( other than balconies) must be architecturally enclosed. This means that
they must be enclosed in an architectural skin and must be expressed as a roof
farm. 

Comments: 

We Comply. 

Complies: 

Yes No In Spirit

E
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f. Roof form: Rooves and the roof lines they create are essential design elements for higher -value
structures. Visible roof design must: 

1. Be legible, There must be a clear organization of a dominant roof mass from Complies: 

which subordinate roof masses extend. Yes No In Spirit

Comments: 

We Comply. 

2. Be balanced. A single roof pitch must be used within the total composition, Complies: 

Different roofpitches are permitted for tower forms which are not engaged with Yes No In Spirit

the general roof form. Permitted roof forms include gables, hips, barrels if used a
secondary forms, sheds if used as secondary fortes, and Flat. 1

Comments: 

We Comply. 
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g. Style Integrity

1. The use of architectural detailing associated with a style must use the charac- Complies: 

teristic detailing of that style. Yes No In Spirit

X E F
Comments: 

We Comply. A few examples of features that we designed to in order to characterize the style
are.,. 

Large Roof Overhangs

Structural Bracing
h

Timber Frame Accents

Tapered Stone Columns

Architecturally Enclosed Balconies
Metal Awnings

80% Stone and Brick

2. The use of systems or materials that replicate the work of a trade or artisan are

prohibited. Construction details which are traditionally derived from the work
of an artisan ( such as a metal smith, carpenter or stonemason) must use a mate- 
rial in which the characteristic craftsperson can work. 

Comments: 

We Comply. 

Complies: 

Yes No In Spirit

F E E
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h. Chimneys

1. In pitched roof styles and other traditional styles, the chimney nest he ter- Complies: 

zninated with a chimney cap that conceals the metal spark arrester and visually Yes No In Spirit

reads as a traditional tile flue system, unless otherwise approved by the City. F- C 0
Comments: 

Not applicable. We don' t have Chimneys. 

2. In pitched roof styles and other traditional styles, the chimney shaft roust be Complies: 

enclosed with unit masonry, stone or 3- coat stucco with a minimum dimension Yes No In Spirit

of 4. 5ft x A, unless otherwise approved by the City. 

Comments: 

Not applicable. We don' t have Chimneys. 

3. In pitched roof styles and other traditional styles, the rise of the chimney shaft Complies: 
roust be detailed so that the chimney has complexity in plan as well as elevation. Yes No In Spirit

Comments: 

Not applicable. We don' t have Chimneys. 
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Part C: Building Construction Standards

a -Materials and Application of Materials

1. Primary Material. At least 70% of the exterior facade of a 4- story structure or Complies: 
80% of the exterior fad ade of a 3- stony structure or 100% of the exterior Parade of Yes No In Spirit

a structure less than 3 stories must be one of the following; 17  7
i. Brick. Clay brick, modular size, hard -fired and meeting severe weath- 
er standards. Embossed or molded brick is generally prohibited unless
specifically approved by the City. All brick shall be laid so as to avoid
stacked joints and all building corners — both inside and outside — must

he executed in a toothed masonry fashion, Weeping or slumped joints
are prohibited, 

ii. Stone. Stone must be laid in a typical load -bearing pattern. Character- 
istics of such pattern include: 

1. Tight mortar joints with no in ore than 34%n of joints larger than 3f8
inches. 

2. Coursed patterns such as Ashlar, Coursed Chopped Stone and
Coursed Rubbed Stone. Mosaic and un- coursed rubble stone -work

are prohibited unless specifically approved by the City. 

3. Cultured stone or other faux stone products are prohibited. 

4. All stone must be laid so as to avoid stacked joints and all cor- 
ners — both inside and outside -- must be executed in a toothed ma- 

sonry fashion. 

iii. Other Stone. Cut stonelsrnoothed- face stone or Cut stone/ smoothed- 

face stone that is mechanically attached with a stone veneer system may
be used provided that the system uses a true stone. 

Comments - 

We will Comply. Stone will be real coursed stone to fit the ( iii.) definition above. 

CONTINUED ON THE NEXT PAGE
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a.Materials and Application of Materials (continued) 

2. Secondary Material. No more than 30% of the buiidi jig facade may be a sec- 
ondary material. This includes: 

Complies: 

Yes No

i. Stucco. 3- coat stucco on lath over a structural frame with expansion V
joints concealed by filling the joint with expandable filler that is troweled
flat with the stucco, is the same color as the stucco and that matches the

stucco surface texture is permitted. Dryvit/ FFS type systems are prohibit- 
ed. Stucco is not permitted in the Central Transit District. 

ii. Metal. Architectural metal wall systems are permitted. 

iii. Siding. Wood or Cementacious siding is permitted in these Character
Zones where pitched roof styles are permitted. 

Comments: 

F

In Spirit

11

We Comply. We will be using a cementitious hoard and batten siding ( along with 80% stone and
brick) to compliment the architectural design. This product also maintains itself over time and
doesn' t cup, buckle or warp like real wood tends to in the sometimes extreme Texas weather
fluctuations. See plan elevations. 

Note we have zero stucco in our proposed development. 

3. Roof Material. Acceptable materials include; Complies: 

Yes No In Spirit

i. Flat Roof. Flat rooves maybe either a built- up bituminous roof or a F 77

membrane roof provided that it is installed in accordance with the man- 
ufacturer' s specifications and issued a 30- year warranty. All flat rooves
must be hidden from ground level view, behind a 12- inch parapet. 

ii. Pitched Roof. These may be either a standing -seam metal roof with
standing folded and soldered seams, a commercial metal roof if approved
by the City, slate, clay tile, or 40- year high profile composition single. All
composition shingle rooves must have closed valleys. Concrete single

products with a relief greater than '/z inch are prohibited. 

iii. Parapet Cap. These must be either clay brick, cut stone, cast stone, 
tile, or terra cotta. Pressed metal maybe used if is it specifically created to
decoratively cap a parapet and if specifically approved by the City. 

Comments: 

We will Comply. 

CONTINUED ON THE NEXT PAGE
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a.Materials and Application of Materials {(continued) 

4, Material Change. Material changes in any elevation may occur only under the Complies: 

following conditions: Yes No

i. Change occurs at an inside corner. 

ii. Change that occurs at an outside corner must wrap the corner and
change at a location at least 12) inches from that corner and be designed
as the termination of an architectural detail. 

iii. Change that occurs wherein the different material is contained within

a distinct architectural form that projects from the primary architectural
mass. 

iv. Change that reflects an offset between a lower and an upper floor

where the offset is at least 6 inches. Material changes within the same

architectural plane are prohibited. 

Comments: 

We Comply. 

In Spirit

11

CONTINUED ON THE NEXT PAGE. 
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a, Materials and Application of Materials ( continued) 

5. Relief. The City seeks to promote relief and dimension in architectural surfac- Complies: 

es, details, and motifs with the following requirements: Yes No In Spirit

i. The fallowing materials are prohibited: Fiberglass, Styrofoam or stuc- F
co- over-styrofoam, plastic, aluminum. Stucco applied to look like pro- 
jected stone, Stucco applied to look like cast stone, Stucco applied to
look like terra cotta, cementacious boards used in any application which
makes a corner, cementacious boards used in any application which
makes a mitre or decorative shape, Masonite or Masonite products, com- 
position wood products used as an exterior material, trimcratt used as a
soffit board, or other smooth finished soffit board. 

ii. Relief in the treatment of cornices, overhangs, gable projections, bay
windows, dormers, water tables, belt coursers, sills, surrounds, timber

components and other expressions must be executed in ways that pro- 
duce depth, shadow and texture, 

iii. In coursed rubble stonework, stones must be laid into the wall as the
stone would lay on the ground. No more than 20% of the stones in any
elevation may be " flipped" sideways. 

iv. The minimum projection in any built- up profiles and decorative
assembly must be 3/4 inch per element of the assembly. A cornice detail
comprised of three stepped bricks must have a total projection of 2 and
inches. 

Comments: 

As corroborated by City consultants, cementitious trim - provided it is dimensionally acceptable - 
will require less maintenance, have stronger architectural appeal, and exhibit superior durability in
our climate than conventional wood. It will not cup, buckle or warp which starts to look rundown
over time. We will be using real Cedar for the larger beams where ( similar to Phase 1) 
cementitious trim is not dimensionally large enough to achieve the design intent. 

CONTINUED ON THE NEXT PAGE
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a.Materials and Application of Materials ( continued) 

G. Carpentered Exterior Trim, 

i. All carpentered exterior trim must be high -quality finished grade wood
stock. 

ii. If a trim installation is to be joined along any continuous run of mate- 
rial, the required joint joust be a " spline joint." 

iii. All outside corners most he mitered and blocked with sufficient clo- 
sure that the joint is not visible from the street. 

iv. Corners must be closed by a carpentered joint. Trim clips are prohib- 
i ted. 

v. Facia and gable rake must be steppes{ at the drip mold unless hidden by
a gutter. 

vi. Carpentered trim that forms the veneer packet must have a complex- 
ity achieved in trim mold, built- up step molding, or other traditional
detail such as a dentil mold. 

Comments: 

Complies: 

Yes No

C

In Spirit

As corroborated by City consultants, cementitious trim - provided it is dimensionally acceptable - 
will requires less maintenance, stronger architectural appeal, and superior durability in our climate
than conventional wood. It will not cup, buckle or warp which starts to look rundown over time. We

will be using real Cedar for the larger beams where ( similar to Phase 1) cementitious trim is not
dimensionally large enough to achieve the design intent. At carpentered wood outside corner

conditions, we will be using a rabbetted joint (not mitered) as this proved on Phase 1 to be the most
successful solution to provide a clean and consistent looking outside corner. This method was

also corroborated by the City architectural consultant. 

4D



b. Wall Construction

I. Wall Section. All wood -framed exterior walls must be constructed as follows: Complies. - 

Ye s No III Spirit

i. When shim- or flange -mounted windows are used in masonry ve- 
neered walls, framing may be conventional 2x4 framing. LN_ 

ii. When shirr -mounted windows are used in stucco veneer walls or oth- 

er perrTLitted material that does not require a masonry ledge or that does
not project more than 3. 5 inches from the sheathing, exterior- walls must
be framed with 2x6 members in order to achieve a 3. 5- inch minimum

offset within the opening. 

iii. When flange -mounted windows are used in stucco veneer walls or

ether permitted material that does not require a masonry ledge or that
does not project more than 3. 5 inches from the sheathing, a double 2x4
framing assembly is required that allows the flange to be mounted oil
the inner 2A section with the second 2x4 section providing the required
offset from the window sash or door at the opening. 

Comments: 

We will Comply. 

2. Parapets. Where there is a flat roof, a parapet must extend at least 12 inches Complies: 

above the roof surface and conceal the roof material from ground -level view. Yes No In Spirit

Comments: 

N/ A

CONTINUED ON THE NEXT PAGE
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b. Wall Construction ( continued) 

3. Cornice Detail. All wall terminations at the roof must have a cornice detail

comprised of at least 2 projected elements. Parapets must have a cap detail com- 
prised of at least 2 projected elements. 

Comments: 

We will Comply. 

4, Window Surrounds, Belt Courses and Lase Courses, 

i, All openings in the exterior skin must have an architecturally appro- 
priate header and sill with an optional jamb. The required header and sill
must project at least 3I inches beyond the wall veneer. Window headers
or sills may be either stone, cast stone, terra cotta, heavy timber (where
appropriate for the style), or wood ( where appropriate for the style). 

ii. tither architectural details like belt courses and base courses must be

executed, in the above materials and have a minimum projection of 3/4
inch per element of detail, 

Comments: 

Complies: 

Yes No In Spirit

7] 77

Complies: 

Yes No In Spirit

El

We will Comply. As mentioned above, our windows will have a cast -stone header and sill that will
adhere to this requirement. 
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c. Roof screening and appurtenances
I. Roof Projections, No plumbing stacks, venting stacks, skylights, or attic Complies: 

ventilators may penetrate the roof surfaces facing the street/ drive, If there are Yes No In Spirit

multiple street/ drive facing exposures, no roof projection may penetrate the roof C r 

slope that slopes to the `'fronting" street or drive, All such penetrations must be
mounted straight and perpendicular to the ground (except for skylights and attic
ventilators) and painted to blend with the roof color. Turbine vents are prohibit- 
ed. All vent stacks must have lead jacks. 

Comments: 

All our appliances for the residences are electric se there won' t be an excessive amount of gas
derived penetrations. The majority of roof penetrations will be limited to plumbing stacks and
painted to match. We will have ridge vents and no turbines. 

2. Roof Mechanical, Roof mechanical must be screened behind a parapet wall or Complies: 

platform that is recessed into a pitched roof so that the incline of the roof slope Yes No

creates a parapet wall,{ 
7

Comments: 

We will Comply, 

3. Gutters, Downspouts, Scuppers and Collection Boxes. These must be copper

or an enduring prefinished metal with a minimum 20- gauge thickness. Gutters
must be a minimum of inches, half -round profile and attached with gutter
straps. Downspouts must be a minimum of 4 inches and round. Elbows and

bends must be a minimum of inches, plain and round. Fascia mounted gutter
systems are prohibited unless custom designed and integral to the architecture, 
Comments: 

We will Comply_ 

In Spirit

Complies: 

Yes No In Spirit

X1 171 E
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d. Windows and Glazing

1. Glazing and Glazing Systems, Reflective glass is prohibited. Tinted glass and Complies: 

dark adhesive films where the transmission coefficient exceeds 27% is prohibited. Yes No In Spirit

Stained glass is allowed provided that the glass is crafted in accordance with Sol- 
dered camping or " H" camping. No acrylic or pourable techniques are allowed. 
Glazing systems may be used in certain accent areas of specifically approved by
the City. 

Cosnnients: 

We will Compty. 

44



Part D: Landscaping, Fencing and Screening

a. Site Landscaping
1 Leaf Mass Between Buildings. All multifamily development must provide Complies; 

trees between buildings. At least 60% of the planted area must be comprised of Yes No

aver -Story ( canopy). 

Comments: 

We Comply. We have provided a significant amount of trees between each building and will
exceed the requirement as the trees take root and mature. 

In Spirit

F

2. Layered Landscaping at Building Entries. Landscaping must be provided at Complies: 

building entries and must be " layered:' The building entry landscaping area must Yes No In Spirit

be comprised of at least 3 layers: one upper layer of mechum evergreen shrub ` 

approximately 30- 36 inches high and 2 layers of shorter shrubs or one shrub and

an ornamental grass. These must be planted in beds having a minimum width
of 72 inches. Upper layer shrubs must be 5- gallon container plants planted 30
inches on center with triangular spacing. Lower layer shrubs may be 3- gallon
container plants planted 24 inches on center with triangular spacing. 

Comments: 

We will Comply. The planting areas defined on our landscape plan will allow for the layered look of
ground covers and shorter up to large upper layer shrubs. All of our planting beds are at least 72" 
wide and we will comply with the size and spacing requirements of this section. 

CONTINUED ON THE NEXT PAGE
W



a. Site Landscaping ( continued) 

3. All landscape heels must be associated with walkways, roadways, amenity Complies: 

feature, buildings or screens. bloating, ornamental or non -associated landscape Yes No In Spirit

beds are prohibited. 
X F_ . 71

Comments: 

We will Comply. All of the proposed landscape planting beds on the site are associated with or
adjacent to pedestrian walkways and the buildings. All of our pedestrian walks meander through
landscaped open spaces with the beds immediately adjacent to the walkways. The planting areas
will be informal and will contain a mix of native and culturally appropriate landscape materials. 

4. Plant Sizing. Shrubs that serve a screening function must be sized at the time Complies; 

of planting such that they can serve as an effective screen within 2 years of the Yes No In Spirit

planting date. 3- gallon plants must be planted 30 inches on center with triangu- 
lar spacing and 2- gallon plants must be planted 24 inches on center with trian- '' F 17
gular spacing. Smaller container and bedding plants must he planted at least 11
inches on center with triangular spacing.. 

Comments: 

We will Comply. Shrubs used for screening such as along our security fencing and plant material
within the planting beds and building entrance areas will comply with the plant sizing requirements, 
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h. Fejices and Screening Wads
1, Fence Materials, Visible perimeter fences that are compliant with the General Complies: 

Standards may be made of unit masonry, wrought iron with unit masonry corner Yes No In Spirit

columns, or masonry. If masonry, corner column and masonry interim column
spacing is not to exceed 15ft and must have a masonry knee wall supporting
wood or wrought iron infill. 

Comments: 

We will Comply. Our fencing has been designed to comply with these requirements. 

Gate Materials. Gates in fences constructed in accordance with Db 1 above

may be made from wrought iron with a wrought iron frame ( complying with
General Standards) or wood with frame members measuring a minimum of 1
and / 2 inches thick by 3 and '/ z inches wide and planks measuring at least 1 and

2 inches thick. Gates must be comprised of the same material as the fence. 

Comments: 

We will Comply

Complies: 

Yes No In Spirit

E 11

CONTINUED ON THE NEXT PAGE
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b. Fences and Screening Walls ( continued) 

3. Corner Expression of Support Structure. All property corners of a property
line fence much be supported by a masonry column that is at least 10 square
inches. 

Comments: 

We will Comply. 

4. Thin wall construction, cast or embossed concrete walls, picket materials not
in compliance with the General Standards, iron fences with mechanical connec- 

tion assemblies, pre -fabricated decorative elements designed to slip over stock or
tubular steel shapes, and plastic or vinyl fence component systems are prohibit- 
ed. 

Comments - 

We will Comply. 

Complies: 

Yes No In Spirit

F u

Complies: 

Yes No In Spirit

IF EI EI
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c. Street Visible Wrought Iron

1. Frames and other structural support members may not be less than 1 and 3/4 Complies: 

inches in either width measurement or 1 and 3/ inches in diameter if round. Yes No In Spirit

FEl Comments: 
We

will Comply. 2. 

Pickets that are 5ft in length or height or less must have a minimum width of Complies: i

inches in either width dimensionor diameter. When pickets are longer or tall- Yes No In Spirit er

than 5ft, the minimum with dimension is increased to 1 inch in the dimension  I! 
thatfaces the street or 1 inch in diameter. L Comments: 

We

will Comply 3. 

Panels must be made of metal plate material witha minimum thicknessof Complies; 3/ 

16 inches. Yes No In Spirit z

D Comments: 
We

will Comply. CONTINUED

ON THE NEXT PAGE 49



c. Street Visible Wrought Iron (continued) 

4, The wall thickness of any tubular steel must not he Iess than 3/ 32 inches

Comments: 

We will Comply. 

5. Decorative elements such as finials and rings must be made of solid stock

material and welded to the pickets or to the frame made from the pickets if the
pickets are solid stock material. Attachments to the pickets or frame and all other
components of the wrought iron construction must he welded. Mechanical con- 

nections are prohibited. 

Comments: 

We will comply if applicable_ 

Complies: 

Yes No In Spirit

F 7

Complies: 

Yes No In Spirit

1 l 
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District

Specific Standards



Buildings " Step" where possible in concert with Site' s vertical fall towards creek to
minimize , re aining- walls in highly visible areas _ 

Maximize bu' Idin architecture with its ability to accommodate grade cha e v a turr -. 
AR

4ow outings

OWN- 
Architecture. wili sup ort Site' s unique topographic characteristics and constraints. 4!. 

32' Foot Vertical Fall : 25' Foot Vertical Fall Turn -down Footing
t Turn -down Footi

AMER.
t  ,. 

t

t

T-'L _ _ t - 
w l



Elan Grapevine will complete Section B ( 11, eft), I g
Section C and D as the only sections left plete. 

Trail is a 10' wide concrete hike/ bike trail With benches, 

lighting, dog park and fitness structure to compliment
the Phase 1 design standard. k

1 Mile of 4 Trail Connections ( 2

beyond the project) 
A

B ear Creek

pen Spac , 
33 acres

Hike/ Bike Trail - 1 m - Elan Grapevine ( Ph. 2) 

11



Standard # 3 — Preserve and Restore Natural Mosaic, Page 1

Re -knitting" - Elan Grapevine will tie in the existing natural

characteristics (Vegetation) of the project' s surroundings as
shown in the landscape plan below. 

Enhanced Screening— Dense tree groves will buffer Hwy. 360
frontage road. On the trail side, we will also restore the 60' of

TRA tree clear -cutting that was recently needed to build the

regional pipeline ( see orange graphic below). 

Restorative Tree Groves ­ 

tea; 

Im . 
101' - A - T _;_ 4 to ... 

r %•` _` • Fig - •.-. 

F 

I



Eastern Buffer

Densely wooded floodplain
S Mile to DFW Airport Avg. rear -yard setback 270' 4 k

50' Vertical rise to airport from center of site - - 

Noise reducing windows
67 Front -yard Setback

Western Buffer
f

31' to 67' Private densely landscaped buffer along _ 
frontage road / Avg. 46. 3' front -yard setback. 
Site retaining walls Y

µ. 

i e, Redu ' ng Windows '
El

i e

B ear Creek

penSpacv
n ! Avg. 

33 acres

Elan Grary
Trail xI mHike/ Bike _ -.- v^_ tee - y , 4:. e•i .',. a • • i

11



Standard # 7 — Maximizes Uses Appropriate to the Value of the Setting and/ or Characteristics..., Page 4

Value of the Setting: 
10/ 16 Bldgs. have panoramic
nature views

Architecture compliments the

natural setting
Public Hike / Bike Trail — Phase 2

of 4 is % mile long

33 Acres of private creek -side
open - space

r

1Lifto, IN

di it - +„ _+ .... 

1::-'_ • - 



Standard # 12 — Resort Lodge Styling Forms, Page 7

Structural/ Accent
Large Roof

Timber Frame Accents __._ _ Overhanes

80 % IV

w/ PI

Architecturally Enclosed Balconies

ed Stone

lumns

d Metal

Awnings



Standard # 13 — Curvilinear Organization of the Development Plan, Page 8
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jmmr 
Standard # 14 — Conceal Visibility of Service And Parking Function, Page 8

IDWA

let
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Buildings, Landscape Buffer, W
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Standard # 14 " Borrowed Landscape" ( Parkway & Trailway) 

Front Yard: 31'- 67' Wide Parkway
Average Setback = 46' 

Rear Yard: ' 121- 395' Wide Parkway
Average Set Back = 270' 

Complies with the Borrowed

Landscape or " Re -knitting" of

natural landscape concept. 

w
lot

n. 



General

Design

Standards



Part A: Site and Design, a. 4., Page 18 —Traffic Calming

IA awl



I Mile of 4 Trail Connections (2 beyond the pp#) 

0 Expansion and relatability to the 33 $ tres of Open Space — 

16x the open space requirement. 

Vehicular connection wilt be made to " The Preserve" ( Ph. 1). 

Seamlessly ties with the surrounding natural environment
both in form ( esthetically) and function ( Public " Trail

Trail Access Points
I -- 

Spac

33 acres

EIan, G;,qUjWqBike Trail - 1 ( Ph. 2) 

11

r. 

p4gear Creek



Part A: Site and Design, c. 1., i- ii, Page 18 — Building Relationships to the Street



Elan Grapevine exceeds the required recreational opeffOpc. 6. 3X

Total Site Area 2, 062, 567 SF - 

Total Recreational Open Space Required 81, 000 SF

Total Recreational Open Space Provided 512,471 SF ( 24. 5%) 

Total Additional Open Space Provided 1, 406, 614 SF ( 48.8%) 

o OpEfn Space Provided 73. 60

B' ear Greek
r

pen Spa. 
33 acres

Hike/ Bike Trail N-

i mi - 



Part B: Building Design Standards, a. - g., Page 26- 29

Proportioning
Hierarchy of Dominant and

Subordinate elements — 1, 2, 3... 

Regulating
Lines

2 First -floor pedestrian spaces
Projected Window Surrounds

Vert. & Horiz. 

Alignment of

Openings

All windows below cornice detail



Part B: Building Design Standards, a.- g., Page 30- 31

Required > 4' building offset every 50 linear ft. 

50' 



Part B: Building Design Standards, a. - g., Page 32- 33

Sarre Roof Dominate and Subordinate

Pitrhac Roof Masses

All Stair Towers Enclosed in Architectural

Skin & Expressed as a Roof Form

Solid

Jo

ance — 

See Arch. 

Drawings



Part B: Building Design Standards, a. - g., Page 34

Timber Frame Accents

80% Masonry
w/ Precast

Trim

Structural/ Accent
Rr7rin" 

Architecturally Enclosed Balconies

Large Roof

Overhangs

Tapered Stone

Columns

Enhanced Metal

Awnings



Part C: Building Construction Standards, a.—d., Page 36- 44

Precast Header and Footers

6- Inch off -set at

40-year ( life -time) High Profile

Composition Shingle Brick Masonry

Natural Stone Masonry
Transition 80% Masonry — Ashlar Pattern
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October 7, 2020

Mr. Ron Stombaugh

Grapevine Development Services

200 S. Main Street

Grapevine, Texas 75051

Dear Mr. Stombaugh, 

This letter is to inform you that Greystar' s submittal for The Preserve, Phase 2 is the product of

extensive review by, and collaboration with, Rabin McCaffrey and me. This process started with an early

review of the site and continued through development of the site plan as well as architectural design. 

The Site Plan Review process was guided by 3 primary objectives of Grapevine' s Multi - Family

Ordinance, namely: 

1, Creation of Community
2, Connection to the social fabric of Grapevine

3, Integration with the natural fabric of the site and its setting

Robin and I feel that the final site plan achieves these important objectives and complies with the MF

Standards regarding site plan design. 

Upon agreement regarding the site plan, Robin and I worked extensively with Greystar on architectural

design. The architectural Design Review Process was guided by 5 primary objectives of Grapevine' s

Multi - Family Ordinance, namely: 

1. Craftsmanship
2. Integrity of elevation composition and building form

3. Connection to the ground plane
4. Add ressment of the street

5. Material change execution

Again, Robin and I feel that the final building design achieves these important objectives and complies

with the MF Standards Building design. 

Therefore, Robin and I affirm that The Preserve Phase 2 complies with the standards of the Multi - 

Family Ordinance. 

Sincerely, 

Craig Melde, Sr. Principal

Dallas I Austin I San Antonio 1907 Manila St

www. archkiexas. com Second Floor

r7MW, Texas 75201

29OU S. Congress Ave

Suite 200

Austin, Texas 78704

417 81" Street

San An( pnlo, Texas 78215

9 214, 748, 4561 p 511, 444. 4220 0 Z117. 998. 2412



I

Proposal: 324 luxury MF residences, amenities and
continuation of public hike/ bike trail

Description: Creekside & " Trailside" resort -lodge derived

architecture set in 33 acres of surrounding open space, 
enriched with 5- star amenities

Goal: Further a distinctive sense of community by
responding to subdistrict guidelines and site conditions
thereby designing a project that " gives more than it
takes". 

Appearance: 1 and 3 stories, attached and detached

garages, high -quality Grapevine design

The Preserve ( Phase 1): Enhanced connection to the

existing and highly successful Phase 1 and the extension
of additional public amenities. 
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October 9, 2020

Ron Stombaugh

Assistant Director, Planning, and Zoning
200 S. Main Street

Grapevine, Texas 75051

Re: Elan Grapevine (" Tlre Preserve. Phase Il') Conelilionerl Use raid Planned Development Overlrrt- Request Leiter

Dear Ron: 

Elan Grapevine is a 3244111it multifamily community consisting of single and 3- story buildings, comprised of resort
and lodge -style architecturally themed buildings per the " 3601Airport District" requirements. Most of the buildings have
tuck -under internal garages and manv have detached garages and carports. Phase I1 compliments the Phase i development
which encompasses a lodge -style development with its exterior facades, curvilinear designed drives. and plentiful
landscaping, All of the designs adhere to the " Design Standards Manual for Multifamily and Vertical Mixed -Use
Guidelines": full detail of compliance of which is provided in the submittal materials. 

Exterior amenities that complement the natural landscape include an extensive hike and bike trail/ sidewalk with
fitness stations intermixed ( This —i/ 2 stretch will complete the 3' a section of the 4 sections needed to reach Bear Creek Park
to the north), outdoor kitchen and BBQ pavilions, dog park and dog wash facility, bike storage and fix./it facility and a resort
style pool just to name a few. interior amenities include a 24- hour fitness facility, 24- hour digital package concierge. 
business center with computers and conferencing and spacious club and gaming rooms. The community will also boast
180-degree private views fronting the hike/bike trail. Bear Creek and the —33 acres of "on property" open space that will be
dedicated to the City. 

As part of the our Conditional Use Request (" CU20- 21"), we are requesting a few modifications to the flexible
design standards in the " R- MF" Multi -Family District, as follows. 

First" ,, e request an increase in maximum height. Similar to Phase 1, this development xN ill consist of 3- story
buildings with a maximum height of —40 feet ( to the midpoint of the roof height). 

Second, we request a modification to required parking. Per our Parking Study provided with this application, we
propose a parking ratio of 1. 6 spaces per unit. 

And finally, we request a reduction in the front yard setback relative to the flexible design standards. While our
average setback on all buildings is 46. 3 feet, there are a few minor encroachments — the largest ( bv far) of which is

9.6 feet at Building 15 on the northern corner. As you are aware, this is an extremely narrow site as our property is
sandwiched between TxDOT Right of Way, flood plain, and TRA Regional Sanitary Sewer Easement which
necessitates the minor encroachments. The other reason for these encroachments is due to the required canting and
slight rotating of the buildings shown on the site plan to comply with the variable width " borrowed landscape" 
District -Specific Design Standard 422. As an example. while the largest encroachment is 9.6 feet for building 15, 
building 8 is set back on one corner 67. 6' off the public ROW. Mesa Planning and Architexas felt that these
encroachments were a fair tradeoff in an effort to best comply with the District -Specific Design Standards. 

greystar. cvm

GREYSTAR: THE GLOBAL LEADER IN RENTAL HOUStNGTM
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These three conditional use permits will enable this project viability and provide for a high -quality development fit
for ibis ulaique area and site location. Each of these Conditional Uses were approved for Phase l and just as they did then
and continue to do now that the development is complete — will add to the enjoyment of the development and enhance to

value to its future residents and the greater community of Grapevine. 

Our Planned Development Overlay request (" PD20- 03") is for a variance to the minimum distance required between

unattached building structures. Given the unique qualities of this site and the narrowness of the lot.. it is extremely difficult
to reach a building configuration that can meet this standard of twenty feet orthe height of the building while also complying
with the design standards required for multifamily setbacks from primary streets and achieve a curvilinear organization. 
This site is non -orthogonal in nature, and is not regimental in design. In order to optimize the view corridors towards the

open space and away from Highway 360, this particular building layout is an important design principle that adds value to
the enjoyment of the development. We feel that it is more important than the proximity to one another in these few cases. 
Similar building separations were also approved for Phase 1. 

Thank you for your assistance with processing these applications and please do not hesitate to contact us if you
have any questions regarding this project. 

na

cc: gill Dahlstrom. Jackson Walker LLP

Jo. greystar.c© m
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October 9. 2020

Ran Stontbaugh

Assistant Director. Planning and Zoning
200 S. Main Street

Grapevine. Texas 75051

Ile. Open Spare Dedication, Compliance with DFW requests, FAA Approval of'Budding Height

Dear Ron: 

Thank you for your time regarding the exciting. Elan Preserve Phase 11. Pursuant to our previous
conversations, we are forwarding this letter to ( I ) express the our commitment to dedicate open space, ( 2) confirm

compliance with Dallas Fort Worth International Airport (- DFW-) requests, and ( 3) summarize the Federal
Aviation Administration' s (" FAA") approval of building height for this development. 

First, we commit to dedicate approximately 33 acres for publicly accessible open space. For the purposes
of this zoning request ( Z20- 03), conditional use request ( CU20- 21), and planned development overlay request
PD20- 03), the land to be dedicated shall be included in the development' s calculation for opens space

requirement with the City of Grapevine. Further, in order to complete detailed design with site development and

engineering, we propose to dedicate the property prior to the issuance of the first certificate of occupancy for
development on the Property. 

Second, during the zoning process for Preserve Phase I in 2018. DFW had three requirements for out
zoning case: ( 1) dedicate an AvigationlAviation Easement, ( 2) achieve a Noise Reduction of at least 25 decibels

outdoor to indoor. and ( 3) disclose to residents the Property' s proximity to DFW Airport. After consultation with
DFW' s Environmental Program Manager of Environmental Affairs, these three items are also required for Phase

1I. This letter serves as confirmation that we commit to the necessary easement. commitment to achieve the
appropriate Noise Reduction ( we have engaged SLR International Corporation), and disclose the location of DFW
Airport to future residents. 

Finally, we received multiple " Determination of No Hazard to Air Navigation" notices from the FAA for
the proposed buildings based on aeronautical studies which concluded that each " structure does not exceed

obstruction standards and would not be a hazard to air navigation." This docurnentation was issued on September

17, 2020 and includes approximately 90 pages. We are happy to provide copies of these Determinations at your
request. 

Please do not hesitate to reach out with any questions regarding this letter or any other items relative to
this zoning request. Thank you very much. 

lo. greystar.com
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District

Specific Standards



Buildings Step where possible in concert with Sites vertical fall towards creek to
minimize retaining walls in highly visible areas. 

Maximize buildin architecture with its ability to accommodate grade change v' turn

down footings., —, 

s
w. U

Architecture will support Site' s unique topographic characteristics and constraints. 

3 Foot 1 rtical Fall 25' Foot' Vertical Fall Turn -down Footing
I-

GIL Turn -down, Footi



y. - -. tea• - 

Elan Grapevine will complete Section B ( I - o-, I g

Section C and D as the only sections left,' -- plete. 

Trail is a 10' wide concrete hike/ bike trail with benches, 

lighting, dog park and fitness structure to compliment
the Phase 1 design standard. 

1 Mile of 4 Trail Connections ( 2

beyond the project) 

pen Spac
33 acres

Hike/ Bike Trail 1 m

if

Elan Grapevine ( Ph. 

RSTi,t

i

ear Creek



Standard # 3 — Preserve and Restore Natural Mosaic, Page 1

Re -knitting" - Elan Grapevine will tie in the existing natural
Ii characteristics ( Vegetation) of the project' s surroundings as

shown in the landscape plan below. 

Enhanced Screening— Dense tree groves will buffer Hwy. 360
frontage road. On the trail side, we will also restore the 60' of

TRA tree clear -cutting that was recently needed to build the
regional pipeline ( see orange graphic below). 

1. 



Eastern Buffer

Densely wooded floodplain
S Mile to DFW Airport / Avg. rear -yard setback 270' 
50' Vertical rise to airport from center of site

Noise reducing windows

67' Front -yard Setback

Western Buffer

31' to 67' Private densely landscaped buffer along
frontage road / Avg. 46. 3' front -yard setback. 
Site retaining walls
Nwe, Redu4,ing Windows Il rAo

x

B ear.Creek. 

pen Spac
A. 

33 acres

Elan r
r

e ( Ph. 2) 
Trail rn - 

H i ke fBike   ., 0

o • o
d

@ mil_ 



Standard # 7 — Maximizes Uses Appropriate to the Value of the Setting and/ or Characteristics..., Page 4

0

Value of the Setting: 
10/ 16 Bldgs. have panoramic
nature views - 

Architecture compliments the

natural setting
Public Hike / Bike Trail — Phase 2

of 4 is % mile long 012133 Acres of private creek- sideA. 
open -space

FF. 

a_ '  

fir. 

i



Standard # 12 — Resort Lodge Styling Forms, Page 7

Timber Frame Accents

80% IV

w/ Pi

Tr
or

Structural/ Accent

Architecturally Enclosed Balconies

Large Roof

Clvprhanas

red Stone

lumns

d Metal

Awnings



Standard # 13 — Curvilinear Organization of the Development Plan, Page 8
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Standard # 14 — Conceal Visibility of Service And Parking Function, Page 8
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Standard # 14 — "Borrowed Landscape" ( Parkway & Trailway) 

Front Yard: 31'- 67' Wide Parkway
Average Qatkni- L- = Ag" 

Rear Yard: ' 121- 395' Wide Parkway
Average Set Back = 270` 

Complies with the Borrowed

Landscape or " Re -knitting" of

natural landscape concept. 

MCA--- 

Lui v
40

w



General

Design

Standards



Part A: Site and Design, a. 4., Page 18 — Traffic Calming

1

i

w



1 Mike of 4 Trail Connections ( 2 beyon # hip o' ) 

Expansion and relatability to the 33 res of Open Space — 

16x the open space requirement. 

Vehicular connection will be made to" The Preserve" ( Ph. 1). 

4

Seamlessly ties with the surrounding natural environment
both in form ( esthetically) and function ( Public " Trail

JI Trail Access Points

en SpaCE

33 acres

1. 
ice/ Bike Trail 1 m

BBear Creek

E ie erve

Elan Qr aevine,. (Ph. 2) 
v r. 



Part A: Site and Design, c. 1., i- ii, Page 18 — Building Relationships to the Street



1" T `' 

Elan Grapevine exceeds the required recreational op6ff -plc.^ 6. 3x

Total Site Area 2 062 567 SF

Total Recreational Open Space Required 81, 000 SF . 

Total Recreational Open Space Provided 512, 471 SF ( 24. 5%) 

Total Additional Open Space: Provided 1, 006, 614 5F ( 48. 8%) 

a Opd h̀ Space Provided 73. 6o
k. 

r , f  

B' ear Creek

pen Spac
33 acres

Bike Trail 1 mi

V



Part B: Building Design Standards, a. - g., Page 26- 29

Proportioning

Regulating
Lines

Projected Window Surrounds

Hierarchy of Dominant and
Subordinate elements —1, 21 3... 

Is

Vert. & Horiz. 

Alignment of

Openings

All windows below cornice detail



Part B: Building Design Standards, a.- g., Page 30- 31

Required > 4' building Offset everv5Olinear ft. 50' 



Part B: Building Design Standards, a. - g., Page 32- 33

Same Roof Dominate and Subordinate

Pitrhpq Roof Masses

All Stair Towers Enclosed in Architectural

Skin & Expressed as a Roof Form

i Solid

io

ance — 

See Arch. 

Drawings



Part B: Building Design Standards, a. - g., Page 34

Timber Frame Accents

80 / o IVY

w/ Pi

Structural/ Accent
r,--- - - - 

Architecturally Enclosed Balconies

La rge Roof

r)vPrha nac

ed Stone

ilumns

d Metal

Awnings



Part C: Building Construction Standards, a.— d., Page 36- 44

Precast Header and Footers

6- Inch off -set at

40-year ( life -time) High Profile

Composition Shingle
Brick Masonry

Natural Stone Masonry
Transition 80% Masonry — Ashlar Pattern



High Quality
Living
Phase 1 Actual Photos) 
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Club Room
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Golf Simulator and Theatre
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Key Benefits To City
Developer Funded Connection to the Big Bear
Creek Park Public Trail

700K+ Permit Fees

166x Increase in Property Tax Revenue

A High -Quality Residential Community that
gives more to the community than it takes

33 Acres of dedicated open -space

E L A N
GRAPEVINE
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