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2470 Dainells Bridge Rd 

Bldg. 100 Ste 161 

Athens, Georgia 30606 

T 706.310.0400 

F 706.310.0411 

www.gaplanning.com 

   

THE STANDARD @ TEMPE  

PROFESSIONAL PARKING MANAGEMENT PLAN 
Date:   May 9, 2016 

Project Location:  E 7th Street and Myrtle Street      

   

 

Professional Parking Management Plan 

1. The Parking Management Plan shall identify the location of specific parking facilities and the 

number of parking spaces in such facilities that are available to meet the parking demand of 

the new development. 

 

The Standard at Tempe project includes a 9 level parking deck with a total of 569 parking 

spaces located in the CC District.  The project will have 335 dwelling units and 3,460 gross 

square feet of retail space.  Per Table 4-607A, the 335 dwelling units require a minimum of 332 

parking spaces plus another 34 spaces for guests at 0.1 space per unit.  The 569 parking spaces 

that are provided equate to 1.7 parking spaces per dwelling unit.  The retail space, which is less 

than the City of Tempe threshold of 5,000 square feet as stated in Table 4-607A, does not 

require dedicated parking spaces; however, 29 parking spaces have been reserved for the retail 

and leasing component of the project.  These 29 spaces are set aside based on a 60 dining/40 

kitchen split of the commercial, if assumed to be a restaurant, which suggests 

(60%*3,460SF)/(75sf/space)= 28 spaces.  While these spaces are not required by code, and the 

peak time for the restaurant and the peak time for the leasing office which will serve future 

tenants do not overlap, the allotted parking will be shared between the two uses. 

 

Table 4-603E provides the minimum bicycle parking requirements for developments in the 

bicycle commute area.   For the 335 units, 358 bicycle parking spaces are required.  The retail 

component requires a minimum of 4 spaces, for a total requirement of 362 bicycle parking 

spaces.  The project will provide 362 bicycle parking spaces. 

 

2. Parking identified on the plan shall be delineated as being reserved for employees, residents, 

or public parking and whether valet or other access control measures are used to ensure the 

availability and enforcement of the plan. 

 

The proposed parking deck will be accessed-controlled at each of the two entrances to the 

parking deck and on the ramp to the upper floors, which will be reserved for residents with 

vehicles.  The first floor of the parking deck will be dedicated for visitors and retail customers.  

These parking spaces will be demarcated by signage.  Residents with vehicles will be provided 

with radio tags to allow direct ingress and egress from the parking deck and the upper level 

parking area.  Visitors and retail customers will access the public portion of the parking deck via 

the access control system on the ground floor of the parking deck.  The ground floor of the 

parking deck includes a total of 29 parking spaces that are provided for retail customers.  The 

remaining 540 parking spaces are dedicated for residents and guests. 
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3. The Professional Parking Analysis shall demonstrate that adequate parking for the public is 

provided, identifying existing supply and demand within the surrounding parking facilities 

and what will be provided on site. When off-site parking is proposed to satisfy the parking 

standards for employee/resident parking, the applicant shall demonstrate that all such 

parking is available within the specified parking facilities, based on the existing demand and 

supply as identified in the Professional Parking Analysis. 

 

Parking for the proposed mixed-use project will be provided on site.  Additional, offsite parking 

is not proposed as a part of the development.  The number of proposed parking spaces for the 

residential portion of the development (540 spaces) exceeds the minimum required (332 

spaces).  Furthermore, the parking deck configuration will provide 29 parking spaces that are 

dedicated to public parking for the retail use within the development, which exceeds the 

required parking (0 spaces). 

 

4. A shared parking model, as identified in Section 4-604(B), shall not be used for the purpose 

of reducing the minimum parking standards found in Table 4-607A. 

 

A shared parking model has not been used for the purpose of reducing the minimum parking 

standards found in Table 4-607A. 

 

5. The owner or manager designee of a development approved under the Parking 

Management Plan shall provide an accurate and current record of the uses and parking 

allocation for the development. The Community Development Director, or designee, may 

require this record be provided or updated when the owner applies for a change in use or 

Development Plan Review for the subject site.  

 

Proposed uses of the development include 335 residential dwelling units and 3,460 square feet 

of retail space.  A total of 569 parking spaces will be provided in the proposed parking deck.  Of 

the total 569 parking spaces, 29 parking spaces will be dedicated to the retail portion the 

development.  The remaining 540 parking spaces will be dedicated to the residents and their 

guests. 
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FINAL REPORT 
 

Huellmantel & Affiliates mailed out neighborhood notification letters on Tuesday, 
March 8, 2016 and Dynamite Signs also posted the notification sign on Monday, 
March 8, 2016. The letters were mailed out to the property owners within 600 feet of 
the proposed project site at 11 East 7th Street as well as to the ten representatives of 
the of the seven registered neighborhood associations, homeowners associations and 
affiliate associations within ¼ mile of the proposed project. The registered 
associations were determined from the July 2014 City of Tempe Neighborhood 
Directory, sent to Huellmantel & Affiliates by planners Ryan Levesque and Larry 
Tom as indicated below: 
 

 
 
As of this point in time, Huellmantel & Affiliates have not received any inquiries 
regarding the proposed project.  
 
The neighborhood meeting for The Standard at Tempe took place as scheduled on 
Wednesday, March 23, 2016 at 5:30 pm at Shady Park in Tempe, located at 26 East 
University Drive. Huellmantel and Affiliates representatives arrived at 
approximately 4:45 pm to set up the space. The Landmark representative, Andrew 
Young, arrived at 5:00 pm.  
  
Seven members of the public attended including DRC Commissioners Brown and 
Johnson. Commissioner Brown arrived at 5:18 pm. Obenia Kingsby from the City of 
Tempe also attended – he arrived at 5:30 pm. 
 
Herzel Nahom, a property owner on Mill Avenue (6th and Mill), arrived at 5:18 pm. 
He asked Charles Huellmantel to give him details about the building. He was 
specifically interested in the retail component, timing of construction and the ground 
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floor uses. He was also interested in the ownership and management of the building 
once the site was built. Mr. Young answered that Landmark Properties will develop, 
own and manage the building. Mr. Herzel said that he supports the proposed design.  
 
Commissioner Brown, an architect working with Architekton located at 5th Street 
and Farmer, suggested to Mr. Huellmantel that the possible phased buildings shown 
on the rendering east and west of the site be ghosted back from the proposed The 
Standard building.  We agreed to make the modification to the rendering. He also 
suggested that the brick pattern on the landscape plan be changed to a running bond 
design to match the rest of Mill Avenue. Again, we agreed to make the change. 
Commissioner Brown mentioned that he liked the building articulation at the bottom 
of the building and the top of the building.  
 
Commissioner Johnson, a resident of Orchid House attended the meeting and stated 
the he liked the proposed amenity space and the shape of the building.   
 
Moses Eason, a representative of Gammage and Burnham law firm was in 
attendance and he stated that he was observing the meeting. Gammage and 
Burnham have represented the property owners to the east and west. 
 
Marshall Hunt, a lawyer from the firm of Davis Miles McGuire Gardner law firm, 
which is located at Hayden Ferry, said that he is looking to live downtown. He said 
that he likes the design of the building.  
 
George Forristall from Mortenson Construction attended the meeting to discuss the 
potential of building the project.   
 
Tom Tokoph from Urban Realty & Development and a resident of the Orchid House 
showed interest in the type of retail that would be offered on the bottom floor, the 
price of the units, the unit mix and when construction would be finished. He also 
wanted to know if the development would be targeted towards students.  
 
The neighbors who attended the meeting all seemed to support the project.   
 
Obenia Kingsby left the neighborhood meeting at 6:08 pm. Huellmantel and 
Affiliates and Landmark left the site at approximately 6:45 pm.  
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From: Kingsby II, Obenia
To: Kingsby II, Obenia
Subject: FW: The Standard
Date: Friday, June 17, 2016 4:08:04 PM
Attachments: image001.png

From: Angela Creedon  
Sent: Thursday, June 09, 2016 9:44 AM
To: Levesque, Ryan; Nakagawara, David
Subject: RE: The Standard
 
Ryan and David,
 
Below you will find ASU’s analysis of impact on the Landmark Development “The Standard.”  Please
let me know if you have any questions.  Thanks.
 
Arizona State University met with the developers of “The Standard” to review potential
impacts to the university.  This 840 bed, 26-story student building appears to be fully parked
at 569 spaces and will not have an impact on our parking operations. ASU builds to a
standard of 7-stories or fewer for student housing.  It is our belief that every additional story
adds an increased potential for issues if strict management controls are not in place.  Student
well-being is of the utmost importance so we have offered our assistance in ensuring those
controls and management meet our specifications so that we do not experience the calls of
service we have historically addressed at other private student housing.  The design calls for
balconies, which have a tendency to increase issues with student and non-student behavior. 
Our goal is for all student housing to be successful, including this project, and ultimately it
will be up to the city to determine if this is the best use of the property.  We will remain
engaged in this project to help with alleviating any unintended consequences.
 
 
Angela Creedon
Associate Vice President
ASU Community & Municipal Relations
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     Dear Mayor and City Council Members,                                                                           June 17th, 2016 

 

     

     I wanted to talk to you concerning two projects that are on the table right now. 

 

The first project is The Maxwell on College (PL150419).  This poses a number of concerns.  

First, it would bring a potential 800 Students who would move in and out at least twice a 

year.  Does the plan provide space for this, or will students have to fend for themselves?  

A dorm housing 800 students and with only 444 parking spaces, even though it may be 

within guidelines, will create, without question, gridlock parking for not only the students 

but for any visitors.  Even a parking spot for every two students/residents and a mere 44 

visitor parking spots will, nevertheless, create havoc on College Avenue and, on 

University Drive when there is lots of movement.  There will be traffic problems no 

matter what your traffic annalists conclude.  There was no attempt to answer whether 

ASU is comfortable with a dorm of this magnitude where it has been suggested.  Further, 

the plans have zero set-back from the street/sidewalk; there is loss of an important view 

of the mountain north; and no provision is made for landscaping on the ground level.  I 

also feel the bulky metal and glass architecture is wrong for the site, next to the historic 

church. 

 

A second concern is The Standard at Tempe proposed as a high-rise dorm on Seventh 

Street just east of Mill Avenue.  26 stories on a 3460 square foot plot???  Does Mill 

Avenue, Downtown Tempe really want a first high-rise shaped like a pencil, too tall, too 

dense; 841 rentable rooms on too little of a property.  I really wish if we wanted tall 

building on Mill Avenue they could fit a classical architecture style that would please 

everyone and complement the architecture that is already there.  The brick yard and 

Hanover are great examples that could have been built taller.   We do not want another 

W6 on Mill Avenue! Further, do we really want a college dorm in this proximity to Old 

Town Tempe Mill Avenue?  Mill avenue and University will be gridlock traffic and 

dissuade and visitors from coming to the area.   

 

I greatly appreciate your consideration; I would welcome any meeting to discuss my 

concerns in greater detail. 

 

Sincerely,  

 

Philip E Yates 

President Riverside Neighborhood Association 
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