Wj} PLANNING BOARD MEETING AGENDA
/4 DATE: February 4, 2016

‘l“ TIME:  6p.m.

PLACE: 1777 Broadway, Council Chambers

/ CITY OF BOULDER
7]

1. CALL TO ORDER
2. APPROVAL OF MINUTES
3. PUBLIC PARTICIPATION
4. DISCUSSION OF DISPOSITIONS, PLANNING BOARD CALL-UPS/CONTINUATIONS
5. PUBLIC HEARING ITEMS
A. AGENDA TITLE: Public hearing and consideration of a Use Review application to convert an existing
skin care use at 2449 Pine Street to a medical office entitled the Alpine Eyecare Center, an optometry
clinic. The building, which is not proposed for expansion, is located within the Residential - Mixed 1
(RMX-1) zoning district. Case no. LUR2015-00105.
B. AGENDA TITLE: Public hearing and consideration of a Nonconforming Use Review for the addition
of two bedrooms in the basement of an existing non-conforming duplex at 940 14" Street. The project

site is zoned Residential - Low 1 (RL-1). Case No. LUR2015-00073.

C. AGENDA TITLE: Public hearing to consider a recommendation to City Council on the 2016 Update
to the Downtown Urban Design Guidelines.

6. MATTERS FROM THE PLANNING BOARD, PLANNING DIRECTOR, AND CITY
ATTORNEY

7. DEBRIEF MEETING/CALENDAR CHECK

8. ADJOURNMENT

For more information call (303) 441-1880. Board packets are available after 4 p.m. Friday prior to the meeting, online at www.bouldercolorado.gov, at the Boulder
Public Main Library’s Reference Desk, or at the Planning and Development Services Center, located at 1739 Broadway, third floor.



http://www.bouldercolorado.gov/

CITY OF BOULDER PLANNING BOARD
MEETING GUIDELINES

CALL TO ORDER
The Board must have a quorum (four members present) before the meeting can be called to order.

AGENDA
The Board may rearrange the order of the Agenda or delete items for good cause. The Board may not add items requiring public notice.

PUBLIC PARTICIPATION

The public is welcome to address the Board (3 minutes* maximum per speaker) during the Public Participation portion of the meeting regarding any item not
scheduled for a public hearing. The only items scheduled for a public hearing are those listed under the category PUBLIC HEARING ITEMS on the
Agenda. Any exhibits introduced into the record at this time must be provided in quantities of ten (10) to the Board Secretary for distribution to the Board
and admission into the record.

DISCUSSION AND STUDY SESSION ITEMS
Discussion and study session items do not require motions of approval or recommendation.

PUBLIC HEARING ITEMS
A Public Hearing item requires a motion and a vote. The general format for hearing of an action item is as follows:

1. Presentations
a. Staff presentation (10 minutes maximum¥)
b. Applicant presentation (10 minute maximum*). Any exhibits introduced into the record at this time must be provided in quantities of ten
(10) to the Board Secretary for distribution to the Board and admission into the record.
C. Planning Board questioning of staff or applicant for information only.

2. Public Hearing
Each speaker will be allowed an oral presentation (3 minutes maximum®*). All speakers wishing to pool their time must be present, and
time allotted will be determined by the Chair. No pooled time presentation will be permitted to exceed ten minutes total.
e Time remaining is presented by a Green blinking light that means one minute remains, a Yellow light means 30 seconds remain, and a
Red light and beep means time has expired.
e  Speakers should introduce themselves, giving name and address. If officially representing a group, homeowners' association, etc., please
state that for the record as well.
e  Speakers are requested not to repeat items addressed by previous speakers other than to express points of agreement or disagreement.
Refrain from reading long documents, and summarize comments wherever possible. Long documents may be submitted and will become
a part of the official record.
e  Speakers should address the Land Use Regulation criteria and, if possible, reference the rules that the Board uses to decide a case.
e Any exhibits introduced into the record at the hearing must be provided in quantities of ten (10) to the Secretary for distribution to the
Board and admission into the record.
e  Citizens can send a letter to the Planning staff at 1739 Broadway, Boulder, CO 80302, two weeks before the Planning Board meeting, to
be included in the Board packet. Correspondence received after this time will be distributed at the Board meeting.

3. Board Action

d. Board motion. Motions may take any number of forms. With regard to a specific development proposal, the motion generally is to either
approve the project (with or without conditions), to deny it, or to continue the matter to a date certain (generally in order to obtain
additional information).

e. Board discussion. This is undertaken entirely by members of the Board. The applicant, members of the public or city staff participate
only if called upon by the Chair.

f.  Board action (the vote). An affirmative vote of at least four members of the Board is required to pass a motion approving any action. If
the vote taken results in either a tie, a vote of three to two, or a vote of three to one in favor of approval, the applicant shall be
automatically allowed a rehearing upon requesting the same in writing within seven days.

MATTERS FROM THE PLANNING BOARD, DIRECTOR, AND CITY ATTORNEY
Any Planning Board member, the Planning Director, or the City Attorney may introduce before the Board matters which are not included in the formal
agenda.

ADJOURNMENT
The Board's goal is that regular meetings adjourn by 10:30 p.m. and that study sessions adjourn by 10:00 p.m. Agenda items will not be commenced after
10:00 p.m. except by majority vote of Board members present.

*The Chair may lengthen or shorten the time allotted as appropriate. If the allotted time is exceeded, the Chair may request that the speaker conclude his or her comments.



CITYOFBOULDER
PLANNING BOARD AGENDA ITEM
MEETING DATE: February 4, 2016

AGENDA TITLE: Public hearing and consideration of a Use Review application, no. LUR2015-00105, for approval
of a medical office, the Alpine Eyecare Center, an optometry clinic by converting the existing skin care clinic use. The
building is located at 2449 Pine Street within the Residential - Mixed 1 (RMX-1) zoning district.

Applicant: Charles Beatty
Owner:  Boulder Vision, LLC, a Colorado limited liability company

REQUESTING DEPARTMENT:

Planning, Housing + Sustainability

David Driskell, Executive Director

Susan Richstone, Deputy Director

Charles Ferro, Development Land Use Review Manager
Elaine McLaughlin, Senior Planner

OBJECTIVE:

1. Hear Staff and Applicant presentations

2. Hold Public Hearing

3. Planning Board discussion

4 Planning Board action to approve, approve with conditions, or deny

Proposal: Request for approval of a medical office, an optometry clinic, by converting the existing
skin care clinic use and without any building expansion. The 1,620 square foot building is
located at 2449 Pine Street wtihin the Residential — Mixed1 (RMX-1) zoning district.

Project Name: Alpine Eyecare Center
Location: 2449 Pine Street

Size of Tract: 6,817 square feet (0.16-acres)
Zoning: Residential - Mixed 1 (RMX-1)

Comprehensive Plan:  Mixed Density Residential

PROCESS:

Per the Land Use Code section 9-6-1, a Use Review is required for a medical office use in the RMX-1 zoning
district. Refer to Figure 1 for a vicinity map. Pursuant to section 9-2-15, “Use Review,” B.R.C. 1981, the city
manager shall review and submit a recommendation to the Planning Board for any application for a Use Review of
a nonresidential use in a residential zone. Refer to Attachment A for the applicant’s proposed plans.

BACKGROUND:

The project site is located at the northwest corner of Pine and Folsom streets within the RMX-1 zoning district,
which is defined in section 9-5-2(c)(1)(D) of the land use code as “Mixed density residential areas with a variety of
single-family, detached, duplexes, and multi-family units that will be maintained; and where existing structures may
be renovated or rehabilitated.” The zoning map is provided in Figure 2. The area to the west and northwest of the
site are a mix of one to three-story mixed density residential buildings; the area to the east and southeast include a
gasoline service station and duplexes along with several other non-residential and residential buildings.
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The site has operated for the past 15 years as Susan Melching, Inc. Skin Care which is defined as a “personal
service” use under the Land Use Code section 9-16, B.R.C, 1981. This site has also been home to a variety of
other non-residential uses over the years. Built in 1935, the building initially was a grocery store and over time it
transitioned to other uses including a real estate office and a chiropractic office. City records indicate that the
original grocery store was made nonconforming through a rezoning, and that the subsequent office use was
approved through a Non-Conforming Review in 1977, although there is very little information on this case or
subsequent proceedings. Since none of the non-residential uses that have occupied the site since the office was
originally approved in 1977 have constituted an expansion of the use, there have been no subsequent Use
Reviews for the property. The existing building as seen in photos in Figure 3 and Figure 4, on the following page,
is nonstandard as to setbacks.

Figure 1: Location of Site

Figure 2: Zoning of Site and Surroundings
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Figure 3: Poto of Existing Building Looking North

Figure 4: Photo of Existing Building Looking Northwest

PROPOSED PROJECT:

The applicant is requesting approval of a Use Review for a small Medical Office (optometry clinic) within the RMX-1
zoning district. There are no plans to expand the building, and several site improvements that may be required at
building permit including landscaping if the improvements to the building exceed thresholds for landscape
compliance under section 9-9-12(b) B.R.C. 1981. Improvements could include, but are not limited to, parking lot
screening and additional street trees. In addition, the applicant will be required at issuance of the building permit to
provide a minimum of four off-street bike parking spaces (two long term and two short term); a van accessible ADA
parking space; repairs to portions of the sidewalk on Folsom and Pine streets and construction of a %2 width (nine-
feet) of concrete alley adjacent to the property. The city will pave the other %z of the alley adjacent to the property.

The existing 1,620 square foot building is not proposed to be expanded. Within the RMX-1 zoning district, the
required parking for non-residential uses is one space per 300 square feet equating to 5.4 parking spaces. Per the
land use code section 9-9-6(c)(1) (B), B.R.C. 1981, “Rounding Rule,”

“For all motor vehicle and bicycle parking space requirements resulting in a fraction, the fraction shall be:
rounded to the next lower whole number when the required number of spaces is more than five.”

Therefore, five parking spaces are required and the applicant is proposing seven, one of which would be striped for

ADA accessibility. This will occur after issuance of a building permit as required by the land use code for site
improvements.
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The operating characteristics are provided in a Management Plan found in Attachment A and are described by the
applicant in the written statement as follows:

There wili be one optometrist, myself, and initially a staff of one operating under the practice name Alpine Eyecare
Center, PC. | anticipate patient volume will be very similar to Susan Melching's Skin Care Clinic and definitely
less than the previous clinic operating at this property from 1978-2000 with two Chiropractors, an acupuncturist
and two massage therapists, typically seeing 10-15 patients per hour.

The Skin Care Clinic employed two aestheticians, each seeing 8-10 patients per day for a total of 20 on average.
I plan on providing examinations to approximately 10-15 patients per day. Business hours shall be appyoxlmately
8:30 am -5:30 pm Monday through Friday with possibly a Saturday morning several times a month, simitar to Ms.
Melching's Clinic schedule.

ANALYSIS OF USE REVIEW CRITERIA
Applications for Use Review are reviewed for consistency with the criteria set forth in subsection 9-2-15(e), “Criteria
for Review,” B.R.C. 1981.

Is the proposed use consistent with the Use Review criteria set forth in subsection 9-2-15(e), “Criteria for
Review,” B.R.C. 1981?

Criteria for Review: No use review application will be approved unless the approving agency finds all of the
following:

v (1) Consistency with Zoning and Non-Conformity: The use is consistent with the purpose of the zoning
district as set forth in section 9-5-2(c), "Zoning Districts Purposes," B.R.C. 1981, except in the case of a
non-conforming use;

The project site is located within the RMX-1 (Residential -Mixed 1) zone district in which “medical office” is
a permitted use through Use Review.

v_ (2) Rationale: The use either:

N/A (A) Provides direct service or convenience to or reduces adverse impacts to the
surrounding uses or neighborhood;

Not applicable
N/A (B) Provides a compatible transition between higher intensity and lower intensity uses;

The site is located at the northwest corner at the intersection of Folsom and Pine streets.
Folsom Street is an arterial with a high intensity of use of approximately 14,000 vehicle
trips per day on average. Directly across Folsom Street from the site is a gasoline service
station, which is a higher intensity use than residential. To the west of the site is a small
multi-family residential building. Given that the site has operated as a non-residential use
for approximately 80 years, the site has continuously served as a transition from the higher
intensity service station use and the arterial to the residential uses to the west. This site
context can be seen in Figure 5 below.
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Figure 5: Photo Illustrating Site with Multi Family Residential to the West and Gasoline Service Station to the East

N/A (C) Is necessary to foster a specific city policy, as expressed in the Boulder Valley
Comprehensive Plan, including, without limitation, historic preservation, moderate
income housing, residential and non-residential mixed uses in appropriate
locations, and group living arrangements for special populations; or

Not applicable.

N/A (D) Is an existing legal non-conforming use or a change thereto that is permitted under
subsection (e) of this section;

Not applicable.

v_(3) Compatibility: The location, size, design, and operating characteristics of the proposed

Y (4

development or change to an existing development are such that the use will be reasonably
compatible with and have minimal negative impact on the use of nearby properties or for
residential uses in industrial zoning districts, the proposed development reasonably
mitigates the potential negative impacts from nearby properties;

As noted above under criterion 2B, given the corner location of the site at the intersection of
Folsom and Pine streets, the site serves as a transition from higher intensity non-residential uses
to the lower intensity residential uses to the west. The relatively small size of the site and building
along with operating characteristics that include standard business hours with approximately 10 to
15 patients per day, will be reasonably compatible with and have minimal impact on the use of
nearby properties. Given the previous skin care use had a greater number of client visits, the new
use will likely result in fewer impacts such as parking impacts. In addition to having seven spaces
proposed where five are required, there are approximately 40 on-street parking spaces within one
block east and west of the site on Pine Street.

Infrastructure: As compared to development permitted under section 9-6-1, "Schedule of
Permitted Uses of Land," B.R.C. 1981, in the zone, or as compared to the existing level of
impact of a non-conforming use, the proposed development will not significantly adversely
affect the infrastructure of the surrounding area, including, without limitation, water,
wastewater, and storm drainage utilities and streets;
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The proposed project would not increase impacts on infrastructure for an urban site that has been
served by city infrastructure for decades.

v~ (5) Character of Area: The use will not change the predominant character of the surrounding
area; and

The areas to the west and northwest of the subject site are a mix of one to three-story mixed
density residential buildings within the RMX-1 (Residential -Mixed 1) zoning district. The property
to the east, across from Folsom Street is a gasoline service station that has been located on that
site since the mid-1940s. To the southeast are mixed density residential buildings along with small
office buildings along Folsom Street. Further to the south at Folsom and Spruce streets are other
non-residential uses including the offices of the Nature Conservancy and auto-repair shops. As a
small non-residential office use, the site will operate much as it has in this context since the 1930s
and will therefore not change the predominate character of the surrounding area.

N/A (6) Conversion of Dwelling Units to Non-Residential Uses: There shall be a presumption
against approving the conversion of dwelling units in the residential zoning districts set
forth in subsection 9-5-2(c)(1)(a), B.R.C. 1981, to non-residential uses that are allowed
pursuant to a use review, or through the change of one non-conforming use to another non-
conforming use. The presumption against such a conversion may be overcome by a finding
that the use to be approved serves another compelling social, human services,
governmental, or recreational need in the community including, without limitation, a use for
a day care center, park, religious assembly, social service use, benevolent organization
use, art or craft studio space, museum, or an educational use.

Not Applicable, as there are no existing residential uses located on the subject site.

PUBLIC COMMENT AND PROCESS

Required public notice was provided in the form of written notifications to property owners within 600 feet of the
subject property. In addition, a public notice sign was posted on the property and therefore, all public notice
requirements of section 9-4-3, “Public Notice Requirements,” B.R.C. 1981 were met. Staff received one comment
from a neighbor, provided in Attachment B, indicating concerns about the unpaved alley. Staff notes that the alley
will be paved adjacent to the site to access the non-residential use, but that the residential alley will remain
unpaved beyond the site as many residential alleys in Boulder. However, in further communication staff directed
the neighbor to the city’s transportation maintenance division, requests for alley paving through the Inquire Boulder
website. The neighbor did communicate her concern. As indicated by the Transportation Department,

“As of September 2015, the Public Works Department has suspended alley paving while it works to develop
guidelines for responding to community requests for this type of work. This is one of several operational practices
that the department is evaluating as part of the Transportation Master Plan (TMP) implementation, including snow
and ice control and pavement management. The department wants to create better ways to evaluate alley paving
requests against competing priorities for public infrastructure maintenance and improvements as well as with
consideration for impacts that can result from turning a gravel alley into a paved one. This process is being initiated
in response to the number of alley paving requests received from community members and the need for consistent
guidelines that address all potential impacts while balancing maintenance priorities. The Public Works Department
expects these guidelines to be complete by the end of 2015, which will be in time for the next paving season. Until
then, alley paving services have been temporarily suspended. The department will keep all requests for alley paving
open in its Inquire Boulder customer service system until new guidelines are in place to determine next steps on
each request.”
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STAFF FINDINGS AND RECOMMENDATION

Staff recommends that the Planning Board approve the Use Review application LUR2015-00105, adopting the staff
memorandum as findings of fact and subject to the recommended conditions of approval.

RECOMMENDED CONDITIONS OF APPROVAL:

1.

The Applicant shall ensure that the development shall be in compliance with all plans prepared by the
Applicant on Jan. 11, 2016 on file in the City of Boulder Planning Department, except to the extent that the
development may be modified by the conditions of this approval. Further, the Applicant shall ensure that the
approved use is operated in compliance with the following restrictions:

a. The Applicant shall operate the business in accordance with the Management Plan dated
January 11, 2016 which is attached to this Notice of Disposition except to the extent modified by these
conditions of approval.

b. The hours of the approved use shall be 8:30 a.m. — 6:00 p.m. Monday through Friday, and 10:00 a.m.
through 3:00 p.m. on Saturdays.

2. The Applicant shall not expand or modify the approved use, except pursuant to Subsection 9-2-15(h), B.R.C.
1981.

3. The Applicant shall comply with all previous conditions contained in any previous approvals, except to the
extent that any previous conditions may be modified by this approval, including, but not limited to the following:
Non-conforming Use Review #NC-77-36.

4. This approval shall be limited to Alpine Eyecare Center, operated consistent with the Applicant’s Management
Plan dated January 11, 2016. Any changes in ownership shall be subject to the review and approval of the
Planning Director. The purpose of such review shall be to inform such subsequent user of this space that it will be
required to operate the use in compliance with the terms of this approval.

ATTACHMENTS:
A: Applicant's Management Plan and Preliminary Site Plan
B: Correspondence Received
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Attachment A: Applicant’s Management Plan and Preliminary Site Plan

City of Boulder Planning & Development Services 11 Jan 2016
1739 Broadway 3™ Floor

Boulder, CO 80302

Attn: Elaine Mclaughlin

Re: Land Use Review Application
“Management Plan”
Alpine Eyecare Center
2449 Pine Street
Boulder, CO 80302

Elaine Mclaughlin:

May this letter serve as a Management Plan for the medical office, Alpine Eyecare Center to do business
at 2449 Pine Street in Boulder, Colorado.

Alpine Eyecare Center proposed hours of operation are:
Monday-Thursday: 8:30am-6pm Friday: 9-5pm 2™ 4™ Saturday of Month: 10-3pm

Alpine Eyecare Center will initially employ one person in addition to the owner-operator/doctor. Plans
to hire an additional two employees after 8-12 months when business can support the staff.

Alpine Eyecare Center will not require any changes to the structure or land to conduct its business
practice. After re-striping the parking lot, it will accommodate seven total vehicles including handicap
van access; reducing it prior capacity by one vehicle. The business does not for-see use of on-street
parking, and if so will not be more than one vehicle on Pine Street. Bike rack facilities for ease of patient
use will be provided.

Trash/recycling has been contracted with Western Disposal Services typically occurring on Wednesdays
between 8am-5pm.

Deliveries are anticipated to be equivalent to the prior owner, Susan Melching. Typically two to three
deliveries/pick-ups per day maximum including common carriers such as FedEx, USPS, UPS and/or
courier services. Deliveries will be executed during standard business hours.

Please feel free to contact me regarding any informational needs during this Use Review process.

Sincerely,

/

Chuck Beatty, OD

Optometrist, President Alpine Eyecare Center
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2449 Pine: Alpine Eye Care Center Preliminary Site Plan

January 11, 2016

Agenda Iltem 5A  Page 9 of 10




Attachment B: Correspondence Received

————— Original Message-----

From : N
Sent: Thursday, November 19, 2015 3:51 PM

To: McLaughlin, Elaine

Subject: Re: 2449 Pine St

Re: 2449 Pine St
LUR2015-00105

I am a home owner in the alley where the Optometry office is being considered.
My concern is for the wear and tear to the alley that comes from a business being
located at that south west corner.

For years, there have been deep potholes and damage, particularly at that end but
also throughout the alley as a direct result of increased traffic due to a
business.

Communication with the City would occasionally result in attention and repair,
but the situation would recur again and again.

If the zoning allows a business of that nature at that alley end, And if there is
no recourse to change that, then I strongly plea that the City apply a permanent,
hard surface to the alley that is appropriate for the increased traffic, that
prevents potholes and dust.

As property taxes increase, I feel that property value in the alley is negatively
affected by the deteriorated condition and the increased traffic that a business
on that corner brings.

A proper resurfacing would help solve this situation.

Please inform me when the public neighborhood hearing and the Planning Board
hearing will be scheduled.

Thank you for your consideration.
Ellen Spiller

2425 1/2 Pine Street

80302

Sent from my iPhone
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CITYOFBOULDER
PLANNING BOARD AGENDA ITEM
MEETING DATE: February 4, 2016

AGENDA TITLE: Public hearing and consideration of a Nonconforming Use Review for the addition of
two bedrooms in the basement of an existing nonconforming duplex at 940 14t St. The development
proposal includes site improvements, including landscape, bike and vehicular parking, and a new trash
enclosure, and renovating and remodeling the dilapidated building exterior fagade elements. The
project site is zoned Residential - Low 1 (RL-1). Case No. LUR2015-00073.

Applicant:  Lani King, Michael J Hirsch Companies
Owner: 20t Street Apartments 1 LLC and 20t Street Apartments 2 LLC

REQUESTING DEPARTMENT:

Planning, Housing & Sustainability

David Driskell, Executive Director

Susan Richstone, Deputy Director

Charles Ferro, Development Review Manager
Sloane Walbert, Planner |

OBJECTIVE:
Define the steps for Planning Board consideration of this request:
1. Hear Applicant and Staff presentations
2. Hold Quasi-Judicial Public Hearing
3. Planning Board discussion
4, Planning Board action to approve, approve with conditions or deny

SUMMARY:

Proposal: NONCONFORMING USE REVIEW for the addition of bedrooms in the
basement of an existing nonconforming duplex.

Project Name: 940 14™ ST NONCONFORMING DUPLEX

Location: 940 14t Street

Size of Tract: 0.11-acre

Zoning: Residential - Low 1 (RL-1)

Comprehensive Plan: Low Density Residential

BACKGROUND

Existing Site/Site Context

The 0.11-acre project site is located east of and adjacent to 14th St., between Euclid Ave. and Aurora Ave.
in the University Hill neighborhood. The property is approximately two blocks west of the Broadway multi-
modal transportation corridor and the University of Colorado campus, and a block from the University Hill
Business District. Refer to Figure 1 on the following page for a Vicinity Map.
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Figure 1: Vicinity Map

As shown in Figure 2 on the following page, the project site is located in the Residential — Low 1 (RL-1)
zone district, which is defined as “single-family detached residential dwelling units at low to very low
residential densities” (section 9-5-2(c)(1)(A), B.R.C. 1981). All of properties surrounding the project site are
also zoned RL-1. However, high density residential zoning (Residential High-2) is located within close
proximity to the project site to the north and east (refer to Figure 2).

Starting in the late 1920s, the block was zoned “B” Residence, which allowed for single family and two-
family residences. In the 1950s the zoning was changed R-2 Residential, which allowed single, two-, three-
family units, and in the 1960s to MR-1 (Multi-Family Residence District). Subsequently, the property was
zoned MR-E (Medium Density Residential - Established), which was described as “areas which are
primarily used for or permit multi-unit development at duplex, tri-plex or townhouse densities.” The existing
duplex use was in compliance with these zoning districts. However, in 1974, downzoning dramatically
reduced permitted density west of 9th St. and south of College Ave. The property and surrounding area
was downzoned to LR-E (Low Density Residential — Established). Existing multi-family conversions prior to
1974 were grandfathered and there is a high instance of non-conformities within this portion of University
Hill. As such, a large proportion of the properties immediately adjacent to and in proximity of the project
site, including those zoned RL-1, are developed in a variety of forms of multi-family residential housing,
including apartments, duplexes, triplexes, and fraternity/sorority uses, the majority of which serve as
student rental housing. Refer to Attachment A for a survey of the surrounding nonconforming uses.
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Figure 2: Zoning Map

The site includes a duplex that was legally established prior to the low-density zoning, and thus, is
considered nonconforming to the current zoning. The property is nonconforming as to:

e Density because the minimum lot area per dwelling unit in the RL-1 zone district is 7,000 square
feet and the maximum number of dwelling units per acre is 6.2. The lot is 4,688 square feet in area
(0.11 acres) and contains two dwelling units and the existing density is 18 dwelling units per acre;

o Parking because the site has two off-street parking spaces where three spaces are required.
Existing duplexes or multi-family dwelling units in the RL-1 zoning district are required to have the
greater of 1.5 spaces per unit or number of spaces required when units were established (Table 9-
2,B.R.C. 1981).

o Use because attached dwellings are not an allowed use in the RL-1 zone district.

The existing building is also considered nonstandard because it does not meet minimum front setback and
side yard setbacks from an interior lot line. The required front yard setback is 25’, where 23’-11” is the
current setback. The required side yard setback is 5" with a total of 15’ for both side yard setbacks, where
the existing north side yard setback is 3’ and the total is 8'-3". The two-story structure was built in 1909. Per
historic preservation records, the house is not a contributing structure but does represent the Edwardian
Vernacular style popular at the turn of the century in Colorado, as reflected in the asymmetrical plan,
gabled room and restrained ornamentation (refer to Figure 3 on the following page).
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It is unclear from city records the approved number of
bedrooms in the duplex. However, per previous
notices in city records, including one dated

Mar. 10, 1992, the two rooms on the north side of the
basement were to be used for storage only and not as
bedrooms. At that time, these rooms were deemed
uninhabitable space. The basement was illegally
converted into two bedrooms at some point in the past
and the property owner would like to legally establish
the current configuration and bring the basement into
conformance with life safety standards.

There is an extensive history of enforcement cases on
the property since 2000, including furniture stored
outdoors (couches, chairs, etc.), over occupancy, noise
and accumulation of trash. Most recently, a complaint
was received in May regarding major cracks in the
masonry wall along the north side of the house (case
no. CPL2015-00361). It was determined that repairs
were necessary and that a structural engineer must
verify the residence as structurally sound in order to be
occupied. In June of 2015, the applicant applied for a
setback variance to make structural repairs to the
existing non-standard walls. However, as part of this
review the unapproved use of the basement for
bedrooms was discovered and it was determined that
the appropriate review process would be a
nonconforming use review. As such, the variance
application was withdrawn.

The applicant received building permits for the Figure 4: Existing Rear Yard
stabilization of the structure and reconstruction of the

north wall (cases PMT2015-02077 and PMT2015-03448). The property was previously posted as
uninhabitable as of Aug. 3, 2015. However, on Jan. 7, 2016, the property passed a structural inspection
and the building was deemed habitable. The reconstruction of the exterior fagade of the wall is still
underway.

PROJECT PROPOSAL

The applicant is proposing to officially convert the basement of the legal nonconforming duplex, which was
previously approved for “utility” and “storage” purposes, into two bedrooms and a bathroom. A small
mechanical equipment room will remain. The resulting duplex would have two 3-bedroom units. Life safety
upgrades would be made to the basement, including new egress windows and electrical and smoke detection
systems. For zoning purposes, no floor area will be added since the basement is currently considered floor
area. In addition, allowable occupancy will not increase since the allowable occupancy is not determined by the
number of bedrooms (section 9-8-5(a), B.R.C. 1981).

In order to meet the criteria for modifications to nonconforming uses, the development proposal also
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includes several site improvements to improve the physical appearance of the site (refer to Attachment D
for the applicant’s proposed plans). The following is included in the proposal:

o Updating the landscape to exceed the current code requirements pursuant to section 9-9-12,
‘Landscaping and Screening Requirements,” and 9-9-13, “Streetscape Design Standards,” B.R.C.
1981. The proposal includes the addition of four new trees, including one alley tree, 22 new shrubs,
various perennials and new sod in the back yard. The applicant has submitted landscape plans
prepared by a qualified professional to ensure a level of predictability following approval;

e Providing both short-term, public bike parking spaces (four spaces on two inverted “u” racks) and
long-term, secure spaces (four spaces on a grid style back rack in the garage). This amount of bike
parking exceeds the total requirement of four spaces;

¢ Replacing a portion of the rear yard currently used for parking with permanent green space to serve
as usable open space for the duplex;

o Establishing three head-in paved parking spaces off the alley and improving the parking area to meet
the current code requirements pursuant to section 9-9-6, “Parking Standards,” B.R.C. 1981. The
duplex is required to provide three parking spaces (1.5 spaces per dwelling unit), which would not be
affected by the addition of bedrooms. The applicant has provided excess short- and long-term bike
parking to reduce the need for vehicular parking;

¢ Renovating and remodeling the dilapidated building exterior facade elements, including windows,
doors and materials. Building improvements also include life safety upgrades, including new egress
windows for the rooms located in the basement and electrical and smoke detection systems; and

e Providing a trash enclosure on a new concrete slab with screening that is consistent with the current
code requirements pursuant to section 9-9-18, “Trash Storage and Recycling Areas,” B.R.C. 1981.

REVIEW PROCESS

As noted above, the project site is considered a nonconforming use with respect to density, parking and use.
The development proposal is considered an expansion of a nonconforming use as defined in chapter 9-16,
“Definitions,” B.R.C. 1981, because the proposal will add bedrooms.

“Expansion of nonconforming use" means any change or modification to a nonconforming use that
constitutes:

(1) Anincrease in the occupancy, floor area, required parking, traffic generation, outdoor storage, or
visual, noise, or air pollution;

(2) Any change in the operational characteristics which may increase the impacts or create adverse
impacts to the surrounding area including, without limitation, the hours of operation, noise, or the
number of employees;

(3) The addition of bedrooms to a dwelling unit, except a single-family detached dwelling unit; or

(4) The addition of one or more dwelling units.”

A description of the land use regulations in section 9-1-2(q), B.R.C. 1981 states “adoption of land use controls
and changes in zoning have created nonconforming uses, nonstandard buildings and nonstandard lots...In
general, the policy of the City is to allow these nonconforming uses and nonstandard buildings to be changed
and upgraded without requiring their elimination if the change would not substantially adversely affect the

Agenda ltem 5B Page 5 of 34


https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH9DEST_9-9-12LASCST
https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH9DEST_9-9-13STDEST
https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH9DEST_9-9-6PAST
https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH9DEST_9-9-18TRSTREAR
https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH16DE_9-16-1GEDE
https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH1GEPR_9-1-2HOUSCO

surrounding area and if the change would not increase the degree of nonconformity of the use.” The standards
for changes to nonstandard buildings, structures and lots, and nonconforming uses are located in section 9-10-
3(c)(2) of the land use code. The standards state that applications for Nonconforming Use Review must be
reviewed for consistency with the criteria set forth in subsection 9-2-15(e) and (f), B.R.C. 1981. Unlike a
variance request, the applicant does not need to demonstrate that unusual physical conditions exist or that they
did not create any unnecessary hardship. Refer to the ‘Key Issues’ section below and Attachment C for a staff
analysis of review criteria.

Generally, the Nonconforming Use Review criteria are focused on minimizing adverse impacts to surrounding
properties, maintaining consistency surrounding uses as well as area character, and improving the appearance
of the property and decreasing the level of nonconformity of the site. The review process provides flexibility for
improving, rehabilitating, and/or expanding nonconforming properties and can promote reinvestment in
neglected structures.

City staff approved the application on Dec. 3, 2015 (refer to Attachment B for staff disposition). A member
of the Planning Board called up the application for a public hearing on Dec. 17, 2015.

KEY ISSUE:
Staff has identified the following key issue for the board’s consideration:

Does the proposal meet the criteria for the expansion of a nonconforming use per land use code
section 9-2-15, “Use Review,” B.R.C. 1981?

As described above, a proposal for an expansion of a nonconforming use must meet the criteria set forth in
subsections 9-2-15(e) and (f), B.R.C. 1981. Staff finds that the proposal is consistent with the Use Review
criteria based on the following:

e The proposed addition of bedrooms is reasonably compatible with and will have minimal
negative impact on the use of nearby properties. Many properties in the immediate vicinity
contain more than one legally established dwelling unit and are considered legal nonconforming
uses. Refer to Attachment A for a survey of surrounding nonconforming uses. Properties in the
vicinity include various multi-family residential developments, including apartments, duplexes and
triplexes. Thus, the proposed addition of bedrooms is compatible with the surrounding area. The
allowable occupancy of the property will not increase since occupancy is based on the number of
dwelling units, not the number of bedrooms (section 9-8-5(a), B.R.C. 1981). The maximum
occupancy per unit in this zone district for unrelated persons is three persons.

The vehicular parking requirement would not increase with this proposal and the addition of
bedrooms will have minimal effects on parking generation. In order to mitigate impacts of the use,
the applicant is proposing to increase the number of conforming off-street parking spaces from two
to three and provide excess short- and long-term bike parking. The property is located
approximately 0.25 miles from the campus and a regional bus stop. Findings of a regularly
updated student survey prepared by the University of Colorado’s Transportation and Parking
Services Department support the claim that most students walk or bike to classes, particularly
when in close proximity to campus. As summarized in Figure 5 on the following page, which is
taken from the most recent survey, 73 percent of students surveyed walked, biked or rode the bus
to campus daily.
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Figure 5: CU Student Commuting Patterns

The addition of bedrooms to one unit will not change the predominant character of the
surrounding area. The character of the area is distinguished by residential uses, including
student rentals in the form of duplexes and triplexes, fraternities and sororities and single-family
residences. No changes are proposed to the outside of the structure that would change the
character of the area. In addition, the removal of parking from the rear yard and addition of
landscaping gives the appearance of a single-family home. As noted above, the allowable
occupancy will not increase with the addition of bedrooms. Additionally, the use is less than one
block from the neighboring higher density residential zoning Residential - High 5 (RH-5) to the

north and east.

The proposal will reduce or alleviate the effects of the nonconformity upon the surrounding
area. The proposal includes several improvements to the site to ensure that the proposed change
will not adversely affect the surrounding area. The elimination of the drive access and addition of
landscaping and open space in the rear yard will reduce adverse visual impacts and noise
pollution. The applicant is proposing to increase the number of conforming off-street parking
spaces from two to three and provide a defined paved parking area with wheel stops on the alley.
The provision of three spaces will bring the property into compliance with the off-street parking
requirements. The proposal also includes the provision of dedicated long-term bike parking in the
existing garage and the addition of two u-racks on a concrete pad for short-term bike parking,
which will provide spaces in excess of the bike parking requirements. A new trash enclosure with
screening should reduce any refuse or junk on the property. Lastly, life safety upgrades are
proposed, including new egress windows for the rooms located in the basement and electrical and

smoke detection systems.
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The proposal improves the physical appearance of the site. The changes made to the site
design provide significant outdoor space for residents, provides quality bike parking and additional
landscaping. The removal of the drive access and head-in parking off the alley gives the property
the appearance of a low-density residential use, rather than a multi-family use. The trash
enclosure will be screened by cedar pickets and painted to match the house. The proposal
includes landscape plans prepared by a qualified profession, which demonstrates an improvement
in the physical appearance of the property.

Refer to Attachment C for staff's complete analysis of the review criteria.

PUBLIC COMMENT

Required public notice was given in the form of written notification mailed to all property owners within 600 feet
of the subject property and a sign posted on the property for at least 10 days. All notice requirements of section
9-4-3, “Public Notice Requirements,” B.R.C. 1981 have been met. In response to the required public notice,
several comments have been received (refer to Attachment E for public correspondence). Generally, the
comments express concerns regarding:

Occupancy; an increase in density/occupancy should not be allowed, especially considering that over
occupancy has historically been an issue on this block.

Site conditions and management; structure is in disrepair, overgrown landscape, furniture stored on
lawn, trash and littering, snow is rarely shoveled, etc.

lllegal conversion; the city should not allow the applicant to continue to use space that was converted
illegally. There should be penalties for these conversions. Legitimizing the use of the basement
would open the floodgates for many other owners in the neighborhood to do the same, further
increasing the over occupancy of residences on University Hill.

Improvements to property; the proposed improvements should be done regardless of the Use
Review. Improvements to properties such as this are often not maintained and within a few years the
property reverts to its prior condition.

Nuisances like noise.

Proposal does not encourage a diverse population of students and long-term residents on the Hill.

STAFF FINDINGS AND RECOMMENDATION:

Staff finds that the proposed project meets the relevant criteria of section 9-2-15, “Use Review,” B.R.C. 1981
(refer to Attachment C). Therefore, staff recommends that Planning Board approve Land Use Review
#LUR2015-00073, incorporating this staff memorandum and associated review criteria as findings of fact and
subject to the recommended conditions of approval.

RECOMMENDED CONDITIONS OF APPROVAL:

1.

The Applicant shall be responsible for ensuring that the development shall be in compliance
with all approved plans prepared by the Applicant on Nov. 25, 2015 (site plans) and

Oct. 27, 2015 (landscape plans), on file in the City of Boulder Planning Department, except to the
extent that the development may be modified by the conditions of approval.
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2. The Applicant shall not expand or modify the approved use, except pursuant to subsection 9-2-
15(h), B.R.C. 1981.

D (ﬂ)n—ska Exdcutive Director
Department of Community Planning and Sustainability

ATTACHMENTS:

Surrounding Nonconforming Uses
Staff Disposition

Staff Analysis of Review Criteria
Proposed Plans

Neighborhood Correspondence

moow>
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932 14th St - Tri-Plex

960 14t St — Duplex

972 14th St — Duplex

994 14th St — Duplex

983 14th St — Duplex

973 14t St — 6 Units

933 14th St — Duplex

® © 6 6 O ¢ © 6

909 14th St — 1 Unit +
Boarding House
27 Rooming Units

S .l
k2

Attachment A: Surrounding Nonconforming Uses

987 15t St — Duplex +
4 Rooming Units

975 15t St — Duplex

969 15t St — Duplex

951 15t St - Duplex

941 15t St — Duplex +
4 Rooming Units

921 15t St — Duplex

916 14th St — Duplex

@ © 6 @ ¢ O 6 ©

930 14th St - Tri-Plex
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Attachment B: Staff Disposition

CITY OF BOULDER

Planning and Development Services
1739 Broadway, Third Floor « P.O. Box 791, Boulder, CO 80306-0791

phone 303-441-1880 + fax 303-441-3241 « email plandevelop@bouldercolorado.gov

www.boulderplandevelop.net

CITY OF BOULDER PLANNING DEPARTMENT
NOTICE OF DISPOSITION

A

it

«=

You are hereby advised that the following action was taken by the Planning Department based on the
standards and criteria of the Land Use Regulations as set forth in Chapter 9-2, B.R.C. 1981, as applied to

the proposed development.

DECISION: Approved with conditions

PROJECT NAME: 940 14TH ST NONCONFORMING DUPLEX

DESCRIPTION: NON-CONFORMING USE REVIEW for the addition of bedrooms in the
basement of an existing non-conforming duplex.

LOCATION: 940 14TH ST

COOR: NO01WO06

LEGAL DESCRIPTION: Lot 11 and the northerly half of Lot 12, Block 15, University Place,
City of Boulder, County of Boulder, State of Colorado

APPLICANT: LANI KING

OWNER: 20" Street Apartments 1 LLC and 20" Street Apartments 2 LLC
APPLICATION: Nonconforming Use Review, LUR2015-00073

ZONING: Residential -~ Low 1 (RL-1)

CASE MANAGER: Sloane Walbert

VESTED PROPERTY RIGHT: NO; the owner has waived the opportunity to create such right
under Section 9-2-19, B.R.C. 1981.

FOR CONDITIONS OF APPROVAL, SEE THE FOLLOWING PAGES OF THIS DISPOSITION.

Approved On: 13/5 / Jﬁf

Date

By:

David Driskéll, Executive Director of Community Planning and Sustainability
This decision may be appealed to the Planning Board by filing an appeal letter with the Planning

Department within two weeks of the decision date. If no such appeal is filed, the decision shall be
deemed final fourteen days after the date above mentioned.

Appeal to Planning Board expires: laA 1 /l =

Final decision date:

IN ORDER FOR A BUILDING PERMIT APPLICATION TO BE PROCESSED FOR THIS PROJECT, A
SIGNED DEVELOPMENT AGREEMENT AND FINAL PLANS FOR CITY SIGNATURE MUST BE
SUBMITTED TO THE PLANNING DEPARTMENT WITH DISPOSITION CONDITIONS AS APPROVED
SHOWN ON THE FINAL PLANS, IF THE DEVELOPMENT AGREEMENT IS NOT SIGNED WITHIN
NINETY (90) DAYS OF THE FINAL DECISION DATE, THE PLANNING DEPARTMENT APPROVAL

AUTOMATICALLY EXPIRES.

Address: 940 14" ST
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Pursuant to Section 9-2-12 of the Land Use Regulations (Boulder Revised Code, 1981), the applicant
must begin and substantially complete the approved development within three years from the date of final
approval. Failure to "substantially complete" (as defined in Section 9-2-12) the development within three
years shall cause this development approval to expire.

CONDITIONS OF APPROVAL

1. The Applicant shall ensure that the development shall be in compliance with all plans prepared by
the Applicant on November 25, 2015 (site plans) and October 27, 2015 (landscape plans), on file in the
City of Boulder Planning Department, except to the extent that the development may be modified by the

conditions of this approval.

2. The Applicant shall not expand or modify the approved use, except pursuant to subsection 9-2-15(h),
B.R.C. 1981.

Address: 940 14" ST
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Attachment C: City Code Criteria Checklist

Section 9-10-3. Changes to Nonstandard Buildings, Structures, and Lots and Nonconforming Uses:

(c) Nonconforming Uses:

(1)

(2)

Nonconforming Changes to Conforming Use Prohibited: No conforming use may be changed to a
nonconforming use, notwithstanding the fact that some of the features of the lot or building are
nonstandard or the parking is nonconforming.

Standards for Changes to Nonconforming Uses: The city manager will grant a request for a change
of use, which is the replacement of one nonconforming use with another, if the modified or new use
does not constitute an expansion of a nonconforming use. Any other change of use that constitutes
expansion of a nonconforming use must be reviewed under procedures of section 9-2-15, "Use
Review," B.R.C. 1981.

Nonconforming Only as to Parking: The city manager will grant a request to change a use that is
nonconforming only because of an inadequate amount of parking to any conforming use allowed in

the underlying zoning district upon a finding that the new use will have an equivalent or less parking

requirement than the use being replaced.

Section 9-2-15(e), B.R.C. 1981, “Use Review”

No use review application will be approved unless the approving agency finds all of the following:

v" (1) Consistency with Zoning and Non-Conformity: The use is consistent with the purpose of the

zoning district as set forth in section 9-5-2(c), "Zoning Districts Purposes," B.R.C. 1981, except in
the case of a nonconforming use;

The project site is zoned RL-1, which is defined as “single-family detached residential dwelling
units at low to very low residential densities” section 9-5-2(c)(1)(A), B.R.C. 1981. Attached
dwellings are not an allowed use in the RL-1 zone district. The existing duplex is also
nonconforming because it exceeds the maximum permitted density in the zone district (7,000
square feet of lot area per dwelling unit and 6.2 dwelling units/acre) at 18.7 dwelling units/acre
and does not satisfy the off street parking requirements (3 spaces required, 2 provided). Existing
duplexes or multi-family dwelling units in the RL-1 zoning district are required to have the greater
of 1.5 spaces per unit or number of spaces required when units were established (Table 9-2,
B.R.C. 1981). The previous requirement under MR-E zoning was also 1.5 spaces per dwelling
unit.

In addition, the structure is considered nonstandard because it does not meet minimum front
setback and side yard setbacks from an interior lot line. The required front yard setback is 25’,
where 23™-11” is provided. The required side yard setback is 5’ with a total of 15’ for both side yard
setbacks, where the existing north side yard setback is 3’ and the total is 8-3”.

v" (2) Rationale: The use either:

N/A  (A) Provides direct service or convenience to or reduces adverse impacts to the
surrounding uses or neighborhood;

N/A  (B) Provides a compatible transition between higher intensity and lower intensity uses;
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N/A  (C) Is necessary to foster a specific city policy, as expressed in the Boulder Valley

Comprehensive Plan, including, without limitation, historic preservation, moderate
income housing, residential and non-residential mixed uses in appropriate locations,
and group living arrangements for special populations; or

v_ (D) Is an existing legal nonconforming use or a change thereto that is permitted under
subsection (f) of this section;

The existing duplex is a legal nonconforming use that was established at least prior to
1971, with city records showing a maximum of two families or six occupants (three per
dwelling unit) on the site. The site is nonconforming as to use, density and parking.

Compatibility: The location, size, design, and operating characteristics of the proposed

development or change to an existing development are such that the use will be reasonably
compatible with and have minimal negative impact on the use of nearby properties or for
residential uses in industrial zoning districts, the proposed development reasonably mitigates the

The current use is a legal duplex and the allowable occupancy will not increase with the addition
of bedrooms. The addition of landscaping and dedicated head-in parking on the alley gives the

dedicated long-term bike parking also reduces impacts. The vehicular parking requirement would
not increase with this proposal. Landscape plans have been submitted to demonstrate that the
proposal will reasonably mitigate potential negative impacts to nearby properties and improve the

The proposed addition of bedrooms is compatible with the surrounding area. The property is
located on 14t St. between Euclid Ave. and Aurora Ave., less than two blocks from Broadway
and the University of Colorado campus and a block from the University Hill Business District. The
use is less than one block from the neighboring higher density residential zoning Residential -
High 5 (RH-5) to the north and east. The properties in the immediate vicinity include various

Permitted Land Uses," B.R.C. 1981, in the zone, or as compared to the existing level of impact of

infrastructure of the surrounding area, including, without limitation, water, wastewater, and storm
The infrastructure required to provide services to the site exist today. No additional infrastructure

Character of Area: The use will not change the predominant character of the surrounding area;

The development proposal will not change the predominant character of the area, which is
characterized by residential uses, including student rentals in the form of duplexes and triplexes,

v (3)
potential negative impacts from nearby properties;
appearance of a single-family home. The elimination of the drive access and addition of
general appearance of the site with regard to landscaping, open space and parking.
multi-family residential developments, including apartments, duplexes and triplexes.

v (4) Infrastructure: As compared to development permitted under section 9-6-1, "Schedule of
a nonconforming use, the proposed development will not significantly adversely affect the
drainage utilities and streets;
is required as a result of the proposal.

v_(5)
fraternities and sororities, and single-family residences.

N/A (6)

Conversion of Dwelling Units to Non-Residential Uses: There shall be a presumption against

approving the conversion of dwelling units in the residential zoning districts set forth in
subsection 9-5-2(c)(1)(a), B.R.C. 1981, to non-residential uses that are allowed pursuant to a use
review, or through the change of one nonconforming use to another nonconforming use. The
presumption against such a conversion may be overcome by a finding that the use to be
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approved serves another compelling social, human services, governmental, or recreational need
in the community including, without limitation, a use for a day care center, park, religious
assembly, social service use, benevolent organization use, art or craft studio space, museum, or
an educational use.

Not applicable, the proposal does not include the conversion of dwelling units.

(f) “Additional Criteria for Modifications to Nonconforming Uses”: No application for a change to a
nonconforming use shall be granted unless all of the following criteria are met in addition to the criteria set
forth above:

_¥ (1) Reasonable Measures Required: The applicant has undertaken all reasonable measures to
reduce or alleviate the effects of the nonconformity upon the surrounding area, including, without
limitation, objectionable conditions, glare, adverse visual impacts, noise pollution, air emissions,
vehicular traffic, storage of equipment, materials, and refuse, and on-street parking, so that the
change will not adversely affect the surrounding area.

The applicant is proposing to increase the number of conforming off-street parking spaces from
two to three and provide dedicated long-term bike parking in the existing garage. The elimination
of the drive access and addition of landscaping and open space in the rear yard will reduce
adverse visual impacts and noise pollution. Overall, landscape improvements will alleviate the
effects of the nonconforming upon the surrounding area. A new trash enclosure with screening
should reduce any refuse or junk on the property. The proposal will provide excess short- and
long-bike parking.

v (2) Reduction in Nonconformity/Improvement of Appearance: The proposed change or expansion
will either reduce the degree of nonconformity of the use or improve the physical appearance of
the structure or the site without increasing the degree of nonconformity.

The project site is nonconforming as to use, density and parking. In addition, the building is
nonstandard, as it does not meet the required front yard and side yard interior setbacks. The
maximum permitted density in the RL-1 zone district is 6.2 dwelling units per acre where 18.7
dwelling units per acre is proposed. The project site is also nonconforming as to parking. The
provision of three parking spaces will bring the property into compliance with the off-street
parking requirements.

As no dwelling units are being added to the property and there is no change to the use category
(duplex), the degree of these nonconformities is not increasing. The changes made to the site
design provide significant outdoor space for residents, provides quality bike parking and
additional landscaping. The removal of the drive access and head-in parking off the alley gives
the property the appearance of a low-density residential use, rather than a multi-family use. The
trash enclosure will be screened by cedar pickets and painted to match the house. The applicant
has submitted landscape plans prepared by a qualified professional, which demonstrates an
improvement in the physical appearance of the property.

v (3) Compliance With This Title/Exceptions: The proposed change in use complies with all of the
requirements of this title:

N/A (A) Except for a change of a nonconforming use to another nonconforming use; and

Not Applicable. The existing duplex use will remain.

Agenda ltem 5B Page 15 of 34



N/A (B) Unless a variance to the setback requirements has been granted pursuant to section 9-

A

2-3, "Variances and Interpretations,” B.R.C. 1981, or the setback has been varied
through the application of the requirements of section 9-2-14, "Site Review," B.R.C.
1981.

Cannot Reasonably Be Made Conforming: The existing building or lot cannot reasonably be
utilized or made to conform to the requirements of chapter 9-6, "Use Standards," 9-7, "Form and
Bulk Standards," 9-8, "Intensity Standards," or 9-9, "Development Standards," B.R.C. 1981.

The project will bring the property into compliance with the parking requirements of section 9-9-6,
B.R.C. 1981. The existing building cannot be made to conform to the intensity standards
because the lot does not meet the minimum lot size for a single dwelling unit at 4,688 square
feet. Therefore, converting the use to a single-family dwelling would not bring the site into
compliance. The historic home is located in required setbacks and it is not reasonable to remove
portions of the structure to meet the form and bulk standards.

No Increase in Floor Area over Ten Percent: The change or expansion will not result in a
cumulative increase in floor area of more than ten percent of the existing floor area.

The proposal will not affect floor area. The area in the basement is currently considered floor
area.

N/A  (6) Approving Authority May Grant Zoning Variances: The approving authority may grant the

variances permitted by subsection 9-2-3(d), B.R.C. 1981, upon finding that the criteria set forth in
subsection 9-2-3(h), B.R.C. 1981, have been met.
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ATTACHMENT D

EXISTING RUBBLE
FOUNDATION WALL TO
REMAIN - SHOWN
CROSSHATCHED

INSTALL AND MAINTAIN
INTERIOR AND EXTERIOR
SHORING TO PROTECT AND
STABILIZE EXISTING
CONSTRUCTION TO REMAIN
BEFORE PROCEEDING WITH
ANY DEMOLITION ACTIVITIES

HALLWAY

REMOVE WALKWAY AS REQUIRED
TO ALLON DEMO & NEW
FOUNDATION,
AS NECESSARY TO PREVENT
PONDING

INCLUDE DRAINAGE

REMOVE EXISTING RUBBLE FOUNDATION,
WINDOWS, AND OTHER ITEMS ATTACHED TO
EXISTING FOUNDATION (SHOWN DASHED)

EXISTING STAIR TO REMAIN

Unit 1
Bedroom 2

SHONER

REMOVE EXISTING FURRED —
INTERIOR WALL CONSTRUCTION X
_ -

REMOVE EXISTING DOOR

MECHANICAL
EQUIPMENT

Unit 1
Bedroom 3

REMOVE WINDOW AND
EXPAND OPENING TO
ACCOMMODATE NEW 2'-6"
WIDE x 3'-0" TALL CASEMENT
EGRESS WINDOW.

STRUCTURALLY SUPPORT ALL
EXISTING CONSTRUCTION TO
REMAIN

EXISTING STAIR TO REMAIN.

VAN

2 INVERTED U BIKE RACKS

I

\\ EXISTING STAIRS TO REMAI:

EXISTING UTILITY METERS TO REMAIN

I | - -
\ Planning Information
n | REMOVE TREES AND
("2 | ]\ BUStES, PORTION OF Rock PROPERTY LINE SETBACKS
REMOVE DRAIN OFENING. REMOVE EXISTING FENCE I REQUIRED EXISTING NOTES
REDIRECT ALL DORNSPOUT 0
LEADERS TO EXTEND 5' FROM REMOVE EXISTING NORTH SIDE -0 } NORTH (5IDE) T 50" FACE OF EXISTING FOINDATION
FOUNDATION AND TO DISCHARGE RUBBLE FOUNDATION WALL AND SOUTH (SIDE) 53 55 FACE OF EXISTING FOUNDATION AT BAY WNDOW
IN LAAN AREA CONSTRUCT NEW CONCRETE EXISTING ROCK WALL: | — SIGHT TRIANGLE | WEST (FRONT) 50 2311 FACE OF STRUCTURE (NOT COVERED PORCH)
FOUNDATION WALL IN LINE WITH TO REMAN oot — - EAST (REAR] 50 55T FACE OF ATTACHED GARAGE W ROOF DECK.
EXISTING NORTH BRICK WALL REMOVE EXISTING FENCE EXISTING NOOD E e~ b
PROPERTY LINE FENCE ALL EXISTING SETBACKS TO REMAIN
o] ' = : 4" CONG SLAB ON GRADE FLOOR AREA (GROSS = OUTSIDE FACE OF STRUCTURE
EXISTG CONG WALK o1l NEW EGRESS WINDOW 1 [ ? R oy . | For TW\S}:/REC CLING
> LOCATION Ao Y | EXISTING NEW.
T T T T ¥ N | CONTAINERS NER TN URFIN TN TOTAL
EX‘ST‘%’ON‘ RET I | SR A/NE | BASEMENT 154 SF| 493 SF 0 SF 0 SF 647 SF
" 50 g “—” e\ e e LEADING FIRST FLOOR 0 SF 854 SF 0 SF 0 SF 854 SF
] ] ‘ SETBACK iy v S{EDEE™ ) SECOND_FLOOR 0 SF 891 SF 0 sk 0 SF 891 SF
1 - e —— ‘l \ N‘—‘NEN{;“TH\GKLQWIGONL GARAGE 180 SF 0 SF 0 SF 0 SF 180 SF
EXTE CONC |_ ,,,,,,,, ‘e - | |RETAINNG WALL HiTH
SIDEWALK RAGKS : X DAYLIGHT \ | PAINTED NOOD FENCE | SUBTOTAL 334 SF| 2,238 SF 0 SF 2,572 SF
: TUX AT THS PAD FOI . FOUNDATION ABOVE - T0P ENCE 6]
EXISTING ll/ L INSTALLATION OF NEW U BIKE P : DRAIN \\‘AB o | COVERED DECK/PORCH 160 SF 0 sk 0 SF 0 SF 160 SF
cov poRaH | THREELEVEL A3\ II/ 11 RACKS - PARKING FOR (4] BKES D 11 X PARKING 3 | ABOVE NEHEONCIAS OPEN DECK 180 _SF 0 SF o sF 0 SF 180 _SF
- - - O
| . ¢ . — _— — WIDEN EXISTING TOTAL 340 SF 0 SF 0 SF 0 SF 2,912 SF
| . FRAME = y | | E DRIVENAY GPENING
i)
|4 v |2 ‘ g . wl | FLODR AREA RATID FAR)
oy —_— I I S hi = PER TABLE 8-3 OF THE BRC, AND LOT SIZE = 4,688 SF, THE MAXIMUM FLODR AREA IN
¥ GRID STYLE BIKE Lo | EXISTING & — SQUARE FEET IS CALCULATED BY 062:1. ALLOWABLE FLOOR AREA = 2,906 SF
LOT I K RACK - 4 SPACES PARKING 2 | GRAVEL DRIVE =R BASEMENT FLOOR AREA IS FACTORED BY THE PERCENTAGE OF LINEAR FEET OF
; | NG Fo | D BASEMENT WALL THAT IS > 3’ ABOVE SURROUNDING GRADE RELATIVE TO TOTAL
. EXSTNG AR GRAGEIFOR: 1 1 ! — Sy LINEAR FEET DOF BASEMENT WALL. SEE BELOW CHART FOR BASEMENT FLOOR AREA TO
E . STORAGE AND BICYCLE PARKING. - | b 5 BE INCLUDED IN TOTAL FLOOR AREA CALCULATION:
S COVERED PORCH -] 591 - . N Jau oSy
§| 2w - ONCRETE WHEEL SFOPS- \; 1 = < 0 BASEMENT WALL LENGTH TOTAL COUNTED
¥ jin RESDENCE I_ R0 o SSETBACK N WITH (2) 24" $4 REBAR AN iy FLOOR AREA | TOTAL [ >3’ ABOVE GRADE | RATIO FLOOR AREA |FLOOR AREA
< 5 R . ; DRIVEN INTZ 6RADE AT |\ = | RATIO 146’ | 90 [ 62% 647 SF 401 SF
RO|E N 172 EXISTING MATURE BUSH = NEW EGRESS WNDOW ™ 4 PARKING, TYP, 3. pARKING | I
& LoT 12 - "LOCATION o - . e g 1 | i,
_ __ S . PROPERTY LINE R e H s e s TOTAL
512 CORBEr D e, APPROX EDGE OF EXISTING TURF ROCK MILGHED PLANTER \ £ BASEMENT 201 sF
LoT 12 P N FIRST FLOOR 854 _SF
EGRESS NINDOW WELL Architectural 00 o \
Site Plan i I SECOND_FLODR 891 SF
INSTALL AUTOMATIC ]L 2 GARAGE 180 SF
— IRRIGATION SYSTEM IN /8" - 10" ) |
EXISTING TURF ‘ - L 2,326 SF
ALL NEW LANDSGAPE AND Parking areas to be paved with 12 THE EXISTING RESIDENCE CONFORMS TO FLODR AREA RATIO REQUIREMENTS
HARDSCAPE MATERIALS asphalt, concrete, or other similar lzg ST SIGHT TRIANGLE
(PLANTINGS, MUCH, IRRIGATION) ) |Dg MAXIMUM BUILDING COVERAGE
BY OTHERS UNDER SEPARATE permanent, hard surface per section 155 PER TABLE 7.2 OF THE BRC, AND LOT SIZE = 4,688 SF, THE MAXIMUM BUILDING
CONTRACT COVERAGE IN SQUARE FEET IS CALCULATED BY (LOT SIZE x 04D,
9-9-6(d)(5)(B), B.R.C. 1981. l . ALLOWABLE BUILDING COVERAGE = 1,922 SF

BUILDING COVERAGE (EXISTING AND PROPOSED>

940 14TH STREET
BOULDER, CO 80301

LOT 11, NORTH 1/2 LOT 12
BLOCK 15, UNIVERSITY PLACE
CITY OF BOULDER,

BOULDER COUNTY,

STATE OF COLORADO

RL-1

4,688 SQ. FT. / .11 ACRE

PROJECT ADDRESS:

LEGAL DESCRIPTION:

ZONING CLASSIFICATION:
LOT AREA:

HEIGHT DETERMINATION
NO CHANGE

MAXIMUM HEIGHT 5566.41

[ MAXIMUM ALLOWABLE | PROVIDED |
[[35-0" ABOVE LOWPT. | NO CHANGE |

Project Description

THE NORTH EXTERIOR WALL OF THE EXISTING BUILDING IS
DEFORMING TO THE NORTH DUE TO AGE AND OTHER FACTORS,
AND IS IN NEED OF STRUCTURAL STABILIZATION. THE EXISTING
RUBBLE FOUNDATION WALL SUPPORTING THE NORTH EXTERIOR
BEARING WALL WILL BE REMOVED AND REPLACED WITH A NEW
CONCRETE FOUNDATION WALL. THIS NORTH WALL IS POSITIONED
3’ SOUTH OF THE NORTH PROPERTY LINE AND THUS LOCATED
WITHIN THE REQUIRED BUILDING SETBACK. THUS NEW
CONSTRUCTION WILL TAKE PLACE AT THE IDENTICAL POSITION
AS EXISTING CONSTRUCTION, AND WILL BE LOCATED WITHIN THE
REQUIRED BUILDING SIDE YARD SETBACK.

SEVERAL ROOMS HAVE BEEN CONSTRUCTED IN THE BASEMENT
WHICH ARE BEING USED AS BEDROOMS. THESE ROOMS REQUIRE
UPGRADES FOR LIFE SAFETY PURPOSES AND FOR APPROVAL OF
THE EXISTING CONSTRUCTION WHICH HAD PREVIOUSLY BEEN
EXECUTED WITHOUT THE BENEFIT OF A BUILDING PERMIT.
ADDITIONAL UPGRADES WILL BE REQUIRED AS WELL, SUCH AS
INSTALLATION OF A NEW STAIR, INFILL OF A DOOR BETWEEN A
BEDROOM AND THE MECHANICAL ROOM, ELECTRICAL AND SMOKE
DETECTION, AMONG OTHERS.

Graphic Symbol Legend

COVERAGE ELEMENT AREA NOTES
PRIMARY RESIDENCE 1,083 SF INCLUDES SECOND FLOOR WEST DORMER
COVERED FRONT PORCH 160 SF
COVERED BACK PORCH 0 SF
OPEN DECK 0 SF ABOVE GARAGE - NO ADDED COVERAGE
OPEN DECK 0 SF | ABOVE COVERED FRONT PORCH
SUBTOTAL AREA COUNTED 1,243 SF

COVERAGE ELEMENT NOT CONSIDERED <DEDUCT FROM SUBTOTAL)

OPEN DECK < 30° ABOVE GRADE 0 SF
COVERED FRONT PORCH 160 SF
COVERED BACK PORCH 0 SF
ACCESSORY BUILDING 0 SF

TOTAL BUILDING COVERAGE 1,083 SF

26" x 2'-0" FIXED
SASH WINDOW

THE EXISTING RESIDENCE CONFORMS TO BUILDING COVERAGE REQUIREMENTS

SOLAR ACCESS = AREA 1 (12’ SOLAR FENCE)
NO CHANGE TO BUILDING HEIGHT / SHADOW CASTING ELEMENTS REMAIN AS IS

INTERIOR WOOD STUD WALL, 2x4 FJ WOOD
STUDS AT 16" OC, FINISH BOTH SIDES WITH
1/2" DRYWALL EXCEPT AS NOTED
ELSEWHERE FOR SPECIFIC CONDITIONS.

FOUNDATION WALL W/ INTERIOR FURRING -

— 8" CONC. WALL, 2x6 FJ STUD WALL FRAMED
@ 24'oc SET 3" IN FROM FACE OF CONC.,
INSULATE WITH FULL DEPTH W/ BLOWN
FIBERGLASS INSULATION ¢ FINISHED WITH &'
DRYWALL - TEXTURED, AND PAINTED

DEMOLITION

EXISTING WALLS TO REMAIN

EXISTING RUBBLE FOUNDATION WALL TO REMAIN

PROPERTY LINE

SETBACK (MIN.)

EASEMENT

NEW 12" CONCRETE FOUNDATIO!
- ALIGN WITH EXISTING BRICK

EXISTING NATURAL GAS
METER - TO REMAIN

Copyright 2014
Kyle” Callahan, Architecture Inc.

2

A1

NN
Jl:l EXCAVATE 18" DEEP FOR

EGRESS WINDOW WELL
INSTALLATION

L=

Basement Demolition

Plan

4" -

0"

GARAGE

—

EXISTING WINDOW TO BE REPLACED

36" EXTERIOR WALL ABOVE < . 5"
4/ \
- \
H : . REPOSITION EXISTNG
N— 2x6 INSULATED 24 DOOR
PERIMETER WALL
"WITH FULL DEPTH o
INSULATION (Rid MIN)
NEW 2-6 x 3-0" CASEMENT -
EGRESS WINDOW WITH SILL '
AT 36" ABOVE FINISHED 6° GONCRETE SISTER
FLOOR - MAXIMM HALLS
INFILL EXISTING
DOOR OPENING WITH
Unit 1 WALL TO MATCH
Bedroom 2 EXISTING ADJACENT A
FILL CAVITY WITH
BATHROOM INSULATION
MECHANICAL
HALLWAY EQUIPMENT
Unit 1
Bedroom 3 w
o
&
NEW 26 x 3-0" CASEMENT
EGRESS WINDOW WITH SILL
AT 36" ABOVE FINISHED
FLOOR - MAXIMUM
GARAGE
SHELF ¢ 42°
HiH
M\ - ]
1] - EXISTING RUBBLE
| FOUNDATION ¥
CORRUGATED METAL WINDOW SHOWN CROSS <~ NEW 2'-6" x I'-6" AWNING WINDOW
WELL (45F MINIMUM, 3' MINIMUM \ HATCHED

CLEAR DIMENSION

Basement Construction

Plan

3

114" - 1-0"

Material Legend

ALL NEW LANDSCAPE
MATERIALS, HARDSCAPE,
IRRIGATION BY OTHERS

NEW IRRIGATED GRASS LAIWN

ROCK MULCH PLANTER -
MATCH EXISTING MULCH.
INSTALL DRIP [RRIGATION AT
TREE AND BUSH LOCATIONS

Kyle
Ca”a’nan

&
ssociates

Architecture

2975 Valmont Road, Suite 100
Boulder, Colorado 80301
Jelephone - 303.545.2007

F -mail -

kylekylecallahan.com
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ATTACHMENT D

walbs1
Callout
Parking areas to be paved with asphalt, concrete, or other similar permanent, hard surface per section 9-9-6(d)(5)(B), B.R.C. 1981.


EXISTING 2ND
FLOOR SIDING
AND FRAMING
TO REMAIN

BRICK SILL TYP. @ ALL
NEW WINDOWS
2'-0" X 3'-0" FIXED SASH

WINDOW, TEMPERED 4 F
ALIGN NEW BRICK VEREER

-3
N
i

DEPTH CLOSED CELL SPRAY

NEW 2X4 FRAME WALL WITH FULL\

=

FOAM INSULATION (R20 MIN)

ALIGN NEW BRICK VENEER {1 % Z z1 ! I / WITH EXISTING BRICK |:| |:| K le
vwb‘?xéﬁigfoi:g \ 26 X30" y v R cx vENER PAR OF 2-6' X 50" VIF. EXISTING DOUBLE 1 \ J Ilah
F. 6" X 5 WY THE BRICK MASONRY C 5
AYTHE BRICK MASONRY o 71 DN[TO BMT paL wne Hioors 1 / B A _allahan &
EXTERIOR WALLS TO REMAIN TEVPERED) L WITH 4" MILL . . ! A ssoclates
LY 7 ] e
7 1 .
} | Architecture
M | Hallway
= XISTING STAIR ¢ HAND RAI Kitchen o i 2975 Valmont Road, Site 100
- z 7O REMAN g 108 114" EXISTING wlog-Tys Boulder, Colorado s0301
S F——=- ~TIND SUBFLOOR N "2ND SUBFLOOR -
= Foyer NEW, Telephone - 303.545.2007
Y ]
oo S 1 f F omail - Lyfeckylecallahan.com
o0 EXISTING TO >
J REMAIN - 4
Covered W ‘ Bathroom = : -
Porch EE o 0
L \ w— Q
oo [ oy - b e e e e e e e e e R HHHHHHHHHHHH HHMHHH & 000" 9] =
IST FREL 1 15T FFEL
L - . \ = 2
Unit 1 N S o o
Bedroom.3” 1 Living Room il / N -+ 9
| - 2 =
~ )
2 ~exisrive peck EXISTING STAIR C .83
TO REMAIN TO REMAIN O 9 9 "<
- o oy
O 6 5.5
Open Deck O ) 9%
407 14" B _ B @azas _ o e 2U28
givir Frer j \R BSMT FFEL o o
NEW LOGATION NEW BRICK NEW WINDOWS NEW VENEER \-NEW EXPOSED  -NEW WINDOKS g F g
FOR EXISTING VENEER RE: FLOOR CoNC. RE: FLOOR o A
DOOR PLANS FOUNDATION PLANS — & Q S
— »
@ » S
IR AT
BRIC/ R OR STONE WITH & ZED
North ICK VENEE NE WITH GALVANIZE] —
. . CORRUGATED METAL TIES - SPACE TIES Q
A Exterior Elevation PER CODE REGUIREMENTS _
114" = 1-0" MOISTURE RESISTANT VAPOR BARRIER cC B
WRAP OVER BASE FLASHING =
EXISTING WALL I SHEATHING -tj +
INSULATION TO 0 _OJ
Main FI REMAIN INTERIOR FRAMING
ain Floor N Z
. EXISTING LAP SIDING TO 1" AIR SPACE
Construction Plan REMAIN
/4" 10" BASE FLASHING
-1-0 / =] EXISTING TRIM BAND TO
REMAIN
EXISTING JOISTS MORTAR MESH
n TO REMAIN BASE FLASHING
2
G2 I
NEN 2X4 STUD WALL WITH — T TREATED 2x MUDSILL T
§ oy o a 25> E
FULL DEFTH CLOSED CELL [T~ D—NEW 4* BRICK VENEER 1/ PITH SILL SEALER 32 ptr IEET 8%
GALVANIZED METAL TIES BACK STeo2 888 R 0s O
(R20 MIN) O STUDS 88583322885 esy §
{i CONG FOUNDATION WALL STELEEC5IR55R858 |
A2 /‘H AR GAP BLOCK OUT FOR BRICK LEDGE Z 8§53 “;ﬁaké‘g%‘s 3
O T32£CF25 08885 Ty 3
T Tasiiegeadrogiiteet
WEEPS AT 32" MAXIMUM %fﬁg’ggﬁ*’é}i\ﬁ%%si He
tainme . SRR S L PR RS T F
Entert. t LANDING WEEPS 6 32° OC Base Flashing 8%%&3&%&%3%%@%
. §2SQTZESETILL g6 5
tnt — 5 )Disgram Sttt i
— m EXISTING JOISTS LASHING, OVERLA® NIT NTS I5' CLEAR DISTANCE L i BEsTEsa g sRE Y
Bedroom 3 70 REMAIN MOISTURE RESISTANT VAPOR £885o8Finiicia e d
BARRIER, PAINT —> - 828588005 55 98E
TO PROPERTY LINE é S oEERSEESER S0 S
0258y 0oEp o055 §=B OF
H . 5xs8gyte 8, 858 ¢ 8
X = i TREATED WOOD SLATS OVER 2x4 FRAME i 32§§§3;§§§§5§§ 2835
Unit 2 X Dining 4" STONE RUBBLE VENEER W/ WITH 4x4 POSTS TO CONCRETE WALL BELOW 246 HORIZONTAL TOP CAP R Y SR
Living Room GALVANIZED METAL TIES TO . 5 SPE38§s555035- 35582
€ 2 Hallway Room ¥ DRYWALL STUDS raEaRpieTACE |2 5EecEEBEREizRdte 5
1/2" PLY. SHEATHING > ¢ Py
o |35}
s [ NEN 255 STUD WALL AITH FULL/ MOISTURE RESISTANT VAPOR TOPROPERTY LINE - 1550e Date Purposs
Ml BARRIER -
—J DEPTH BLOWN CELLULOSE MORTAR MESH 07/20/20151LUR _ Submitel
Open Deck = M 2 INSULATION (R20 MIN) 05?07?2015 Perrur:n\fmafd.ezg”
N Construction
BUTLER PANTRY 09/02/2015[LUR  ReSubmittal
Hallway | 2x6 FURE/EZ‘ ;‘g;\}fkéuiﬁ}/“;; 09?25;2015 LUR Re-resubmitta
M < L 10/15/2015|LUR Re—resubmitta
> WEEPS @ 32" OC 11/10/2015[LUR Re—resubmitta|
| GALVANIZED BASE FLASHING, 11/25/2015|LUR Re—resubmitta
LAY | — OVERLAP MOISTURE RESISTANT
= T VAPOR BARRIER
~ CAULK .
REMOVE/REPLACE EXISTING )
SIDENALK AS REGD %
Unit 2
Unit 2 Bedroom 1
Bedroom 2 Kitchen oo Prepared by: KC
—
NEN CONCRETE FOUNDATION M B Checked by: ke
X AT P, [S)
0O / RE: STRUCTURAL } ARKING spopg %
| | "—\_ Sheet Content
| } MAIN FLOOR CONSTRUCTION
] I ] I ] I PLAN, SECOND FLOOR PLAN,
| F—X——f -4 ———— — — 4 [WALL SECTION, DETAILS
I I
\ \
4" SLOTTED DRAIN WITH FILTER | | EXPOSED CONCRETE WALL - PAINT TO MATCH
FABRIC, BED IN 12" COURSE L 3 RESIDENCE l
FILL (NO FINES) —
Sheet
s d Fl South Elevation Number
econ oor .
North Wall Section 4[ Trash Enclosure
Plan (No Work T 3/4" = 10"
/4" - 10" 3/4" = -0 =
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LOT 10

TOTAL PROVIDED:

5 TREES/23 SHRUBS

SO e

¢

'

@
%

ot

SOD

GRAVEL

LANDSCAPE KEY
FOR PLANT MATERIAL

EXISTING TREE TO REMAIN

EXISTING SHRUB TO REMAIN

EXISTING TREE TO BE REMOVED

NEW 2" CAL. DECIDUOUS SHADE TREE

NEW 1.5" CAL. DECIDUOUS ORNAMENTAL TREE

NEW #5 OR B&B DECIDUOUS SHRUB

NEW #5 EVERGREEN SHRUB

WOOD MULCH

PLANT LIST

note: plant quantities provided as a courtesy only. If discrepancy between plan and plant

High water

Moderate water

Low water

No additional irrigation water
needed after establishment

18-20 gallons per s.f. per season
10 gallons per s.f. per season
0-3 gallons per s.f. per season

_ ERENNIAL |
MIX
3-EUK
EXISTING ROCK WALL TO REMAIN 1-RAG ‘
4o TPA N 1-PLC [
EXISTING FENCE TO REMAIN
EXISTING WALK TO REMAIN o |
| 1 T« < < < < |
| < < < < < < <
SRR N EXISTING exisTNGT T . . [
CONC.WALL  _  FLAGSTONE| . | ‘. S |
s ¢ z |‘T0 REMAIN TO REMAIN . PR
SURERS | £ S EXISTING WALK Z
REMAIN¢ | i . STEPS AND PORCH PRI I 3
< <« < < o TO REMA'N <« <« <« <« < < ‘ i
S e FTORENAN S £
@5 : ERENNIAL S w i
] . — = a|
s FF. MIX RN P Z S
LB . 3
U=PA _ p~—"7Q & =
1=AT e e & &
%) o > Q
SN2 e e g
N N -— o 4 =
e e« ¢« :(‘ g‘
PR GRAVEL WALKWAY A
\NEW EDGING
EXISTING (TYPICAL)
—— 1 \ TEWALL 5—BTH [
TO REMAIN 3—JVS |
NEW _
MULCH 4=AAQ
0.0 10.0' 20.0' 30.0
NORTH
SCALE 17 = 10'0”
CITY OF BOULDER REQUIREMENTS H
LANDSCAPE NOTES PROJECT DATA: ]
1. THE FOLLOWING SPECIFICATIONS ARE MEANT TO MEET OR EXCEED THE CITY OF BOULDER DESIGN AND CONSTRUCTION STANDARDS. [OTAL LOT SizE L
WHERE DISCREPANCIES OCCUR, THE CITY STANDARDS SHALL TAKE PRECEDENCE. 4,688 S.F.
2. ALL AREAS TO BE SODDED SHALL RECEIVE 3 CU. YDS. OF COMPOST PER 1000 SF TILLED TO A DEPTH OF 4"—6". ALL AREAS TOTAL PARKING v
SHALL THEN BE GRADED TO A UNIFORMLY SMOOTH GRADE. LOT/DRIVES SIZE 756 S.F.
3. SOD SHALL BE A BLEND OF DROUGHT TOLERANT BLUEGRASS. TOTAL AREA
4. ALL NEW TREES AND SHRUBS SHALL BE BACKFILLED WITH A UNIFORM MIXTURE OF 75% EXCAVATED SOIL AND 25% ORGANIC SSTBS%‘ENR(ED
COMPOST. » OR PARKING 2,898 S.F. QTY KEY
5. SHRUB BEDS AS SHOWN ON THE PLAN SHALL RECEIVE A 3" LAYER OF NATURAL COLOR SHREDDED CEDAR WOOD MULCH WITH NO
FABRIC UNDERLAY. GRAVEL WALKWAYS SHALL RECEIVE A 3" LAYER OF 1.5" CRUSHED GRANITE OVER POROUS LANDSCAPE FABRIC. PARKING STALLS 3
6. PERENNIAL AREAS SHALL BE PREPPED WITH 2-3" ORGANIC COMPOST AND SUPER PHOSPHATE TILLED TO A DEPTH OF 6-8” AND INTERIOR
MULCHED WITH A 2" LAYER OF NATURAL COLOR SHREDDED CEDAR WOOD MULCH WITH NO FABRIC UNDERLAY. PARKING LOT 1AT
7. THE PROPERTY OWNER SHALL MAINTAIN THE LANDSCAPING PLAN AS ORIGINALLY APPROVED AND PROVIDE FOR REPLACEMENT OF LANDSCAPE 1 GD
PLANT MATERIALS THAT HAVE DIED OR HAVE OTHERWISE BEEN DAMAGED OR REMOVED, AND MAINTENANCE OF ALL NON—LIVE §E8%EB N/A 2 MC
LANDSCAPING MATERIAL INCLUDING, BUT NOT LIMITED TO FENCING, PAVING, AND RETAINING WALLS, IN PERPETUITY AS PART OF THE SRRHFE 5T N/A
DEVELOPMENT AGREEMENT, SOREEN N/A
8. LABELS THAT IDENTIFY THE BOTANICAL OR COMMON NAME OF THE PLANT MATERIAL SHALL BE ON ALL TREES AT THE TIME OF FINAL
INSPECTION. REGULATION: REQUIREMENT: TOTAL: 4 AAO
9. NO TREES SHALL BE PLANTED WITHIN 10’ OF A WATER OR SEWER LINE. NO SHRUBS OR TREES SHALL BE PLANTED WITHIN A 10' 9-9-12 1TREE/5 SHRUBS PER 1500 S.F. 2 TREES 2 BPH
RADIUS AROUND FIRE HYDRANTS. NO TREES SHALL BE PLANTED WITHIN 10' OF EXISTING OR PROPOSED UTILITIES. CALL FOR LOCATES 10 SHRUBS 5 BTH
BEFORE COMMENCING LANDSCAPE CONSTRUCTION. 9-9-13 STREET TREES
14TH STREET (37.5 L.F.) 1 TREE 3 Jvs
IRRIGATION NOTES ALLEY TREES (37.5 L.F.) 1 TREE 3 PLC
5 RAG
1. A COMPLETELY AUTOMATIC IRRIGATION SYSTEM COVERING ALL PLANT BEDS AND SOD AREAS EXISTS AND SHALL BE MODIFIED TO 9-9-14 TREES 35 0.CO (SHADE) N/A
COVER ALL NEW AND EXISTING PLANTINGS. 1 TREE (75% DECIDUOUS)
2. MOISTURE SENSING DEVICE(S) SHALL BE INSTALLED IN THE TURF AREA TO OVERRIDE AND/OR MANAGE THE IRRIGATION SYSTEM. Ei;K‘ZNOg LS(-)FT- B;N‘DNSTCEEF‘}(‘)NRC N /A
3. THE IRRIGATION SYSTEM SHALL BE MODIFIED SUCH THAT TURF, SHRUBS, AND PERENNIALS SHALL EACH BE ON SEPARATE VALVES. RO SCREEN N/ 10 EP
6 EUK
PROJECT TOTALS: 6 GR
TOTAL PLANTS
REQUIRED: 3 TREES/WO SHRUBS 10 PAH
EXISTING (to remain): 1 TREE/1 SHRUB 15 TPA
NEW: 4 TREES/22 SHRUBS 6 VSG

BOTANIC NAME

TREES:

ACER TATARICUM HOT WINGS
GYMNOCLADUS DIOICA 'ESPRESSO'
MALUS 'CORALBURST'

SHRUBS:

AMELANCHIER ALNIFOLIA 'OBELISK'
BUDDLEJA 'PURPLEHAZE'

BERBERIS THUNBERGII 'HELMOND PILLAR'
JUNIPERUS SCOPULORUM 'SKYROCKET'
PHILADELPHUS LEWISII CHEYENNE

RIBES ALPINUM 'GREEN MOUND'

PERENNIALS/GRASSES/GROUNDCOVERS:
ECHINACEA PURPUREA

ERIOGONUM UMBELLATUM 'KANNAH CREEK'
GERANIUM 'ROZANNE'

PENNISETUM ALOPECUROIDES '"HAMELN'
THYMUS PRAECOX ARCTICUS

VERONICA SPICATA 'GOODNESS GROWS'

COMMON NAME

HOTWINGS TATARIAN MAPLE
SEEDLESS KENTUCKY COFFEETREE
CORALBURST CRABAPPLE

STANDING OVATION SERVICEBERRY
PURPLE HAZE BUTTERFLY BUSH

RED COLUMNAR JAPANESE BARBERRY
SKYROCKET JUNIPER

CHEYENNE MOCKORANGE

GREEN MOUND CURRANT

PURPLE CONEFLOWER

KANNAH CREEK SULPHER FLOWER
ROZANNE GERANIUM

HAMELN FOUNTAIN GRASS
MOTHER OF THYME

GOODNESS GROWS SPEEDWILL

SIZE H2o

15" LM
2" LM
2" LM

#5
#5
#5
#5
#5
#5

rrrrrr

#1
#1
#1
#1
#1
#1

rrrrr

LANDSCAPE ARCHITECTURE STAMP

ILicensed Landscape Architecture
NATURE'S DESIGN
ASSOCIATES LLC

15674 Indiang_Gulch Rd.
ks Jomestown, CO 80455

phone: 303-459-3333
fax: 303-459-0644
becky.martinek15674@gmail.com
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TUNNELED AREA
DAMAGED ROOT AREA

TUNNELING

ACCEPTED PRACTICE

NOTE:  AVOID TRENCHING IF POSSIBLE. IF UNAVOIDABLE MAKE CLEAN

TUNNELED AREA

T

DAMAGED ROOT AREA

SHARP CUT.

EVERGREEN TREE DECIDUOUS TREE

Nv% NW%
TREES UNDER TREES 3"
3 aP

CLP AND UP
STAKING PLAN

OFPOSITE SIDE SAME OPPOSITE SIDE SAME

SOD-FREE
BASE AROUND

TREES PER
SPECIFICATIONS
PLANT PIT-
TWO TIMES
LARGER

THAN BALL
DIAMETER |

ROOT BALL TO B

2 ABOVE

i
TRUNK PLUMB AND\MM
STRAIGHT ‘W il
8" GREEN STEEL “kuwhw”m\
TEE POSTS WITH o
BLADE ON TREE “HHH ‘
=5l
MULCHED,

NOTES:

. WRAP TRUNK WITH 4” TREE
WRAP PER SPECIFICATIONS.

SEE SPECS FOR PLANTING OF
VINES AND GROUND COVERS.

DETAIL IS TYPICAL IN INTENT ONLY.

N

w

RUN DOUBLE STRAND 12 GAUGE
WIRE THROUGH GROMMETS IN 2"
NYLON STRAP. RUN WIRE TO
POST AND TWIST FOR SLIGHT
TENSION

&

Y DECIDUOUS | _EVERGREEN
8 SHRUB SHRUB
=)

BACKFILL

FINISH GRADE WITH
SOD OR MULCH,
SEE PLAN

orAWN BY:  JSH

creckep By: RJH

APPROVED BY:

CITY OF BOULDER, COLORADO

ROOT LOSS
FROM TUNNELING

tssuep: JULY 2, 1998
RrevseD: OCT. 17, 2000

DRAWING NO.

313

TREE FENCING SHALL
BE A MINIMUM OF

4" HIGH ORANGE
POLYETHYLENE
LAMINAR SAFETY
NETTING

POSTS SETTING TO
2' IN GROUND MADE
OF DURABLE METAL

"T" OR EQUIVALENT }

SEE SECTION

# PROTECTED ROOT ZONE WITHIN THE ﬁﬁ
CANOPY DRIP LINE-ACTUAL FEEDER ROOTS
EXTEND WELL BEYOND DRIP LINE

SECTION

a

g

PLAN

P/CANOF’Y DRIP LINE

PROTECTIVE FENCING
DURING CONSTRUCTION

AERATION BEFORE,
DURING AND AFTER
CONSTRUCTION

FENCE LOCATION AT
DRIP LINE OR 15"
FROM TRUNK,
WHICHEVER IS GREATER
AND SHALL ENCLOSE
TREE

HYDROZONE MAP

ILicensed Landscape Architecture
NATURE'S DESIGN
ASSOCIATES LLC

15674 Indiang_Gulch Rd.
¥ Jomestown, CO 80455

phone: 303-459-3333
fax: 303-459-0644
becky.martinek15674@gmail.com
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LANDSCAPE
PLAN

orawn Y. JSH

cHecken BY: RUH

APPROVED BY:
DREGTOR OF PUBLIC WORKS.

CITY OF BOULDER, COLORADO
PROTECTED ROOT
ZONE AND
DRIP LINE

Issve: JULY 2, 1998
reviseo: OCT. 17, 2000

DRAWING NO.

312

All requirements stated in the city of Boulder’s Design and Construction Standard,
Chapters 3 and 10, particularly as they relate to the review and construction phases
of the proposed project shall be strictly followed. Areas of particular concern include
the effects of site grading, stockpiling and compaction of soil or other construction
materials on existing trees (Chapter 3) and the appropriate seasons for planting
(Chapter 10). A general understanding of these specific areas of concern can
significantly streamline the project inspection and certificate of occupancy phases.

DCS Link:

http: //www.bouldercolorado.gov/index.php?option=com_content&task=view&id=209&ltemid=482

During construction, the soil moisture of the area around Existing Plant Material to
Remain shall be monitored and kept at ideal condition for the long term health of
the plant. During extended dry periods, this is especially important, even in winter

conditions.

FINISHED 22~ | |
GRADE [
PLANT PIT < |
TWO TIMES PRI
LARGER PRI ‘ .
THAN BALL [
DIAMETER.
ROOT BALL
TO BE 17
BACKFILL UNDISTURBED SUBGRADE QR?SVEED |
REMOVE ALL FOREIGN MATERIALS FROM TRUNK AND BALL GRADE |
FOLD BACK TOP HALF OF UNTREATED BURLAP
orAN BY.  JSH ssuep: JULY 2, 1998
o me | SRW CITY OF BOULDER, COLORADO RevseD:
o TREES AND SHRUBS | owmcro H, M, L, AND VL CORRESPOND TO CHART ON PLANT LIST
Dk Hote PLANTING DETAIL 3.02 NORTH
. SCALE 17 = 100"
|
~ |
DRIP LINE
ROOT CUTTING WITHIN )
TREE WELL DRI UNE SHOULD BE | 15 o
I P =
TREE RETENTION h N
ROCK OR TIE WALL “ h
BACKFILL f m 2
| crmcAL rooT zone | \—L ! 8 g
I — o e e
\H H‘ |___ ......................... N =)
T o ®
S w2 | = 2
| S I o £
i — - <
| =)
| N S
E | 1
41 N P —
oraw Bv:  JSH CITY OF BOULDER, COLORADO ssueps JULY 2, 1998
cuecke By R GRADE CH AN GE Revsep: OCT. 17, 2000
e o7 AROUND ORAUING 1O EXISTING TREE INVENTORY CHART NORTH
304 KEY CAL. TYPE NOTE SCALE 1”7 = 100"
EXISTING TREES #1427 Siberian Elm remain: schedule inspection with city forester before construction
Plan Date:
#2 68”7 Tree of Heaven remove: undesirable species 10727 /2015
#2 8”  Tree of Heaven remove: undesirable species /21/
Revisions:
All new plantings shall be monitored during the winter season for the first several seasons for additional watering, if necessary.
(http: / /www.ext.colostate.edu /pubs /garden /07211.html).
Sheet Number:

All new plantings shall be monitored during the winter season for the first several
seasons for additional watering, if necessary.
(http: //www.ext.colostate.edu/pubs/garden /07211.html).

LANDSCAPE ARCHITECTURE STAMP
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SUGGESTED TAP AND #

BACKFLOW CONFIGURATION %] ASSOCIATESLLC.
Y| 15674 Indna Gleh Ra
OUTSIDE WAL PR Jamestoun, co s04ss
' WATER USE TABLE 940 14TH ST ohone 3034503333
R fox 3034590644
o open| PLANT | PrEcE [ AYR [AVERAGE voars weEKLY PEAK PEAK EAK email  martinek@hughes.net
2 sones| oo o |87 | Tvre | s | B | ke i saonel TN | RN
< PER WEEK [PER WEEK | PER WEEK
2 3 30|S0D | 1.8] 1: a1 3 246 1.80 60 360
<) CRAIN BIRD ESP-LXME SERIES e 3 30 [SOD | 1.8 [ 1- 4 3 123 1.80 60 180 IRRIGATION PLAN
- =z 7 30 [soD 18] 1. a1 3 287 1.80 60 420
@ oo atwel | 5 e g : s e e S
¥ 35 [ 6 z -
MOUNT SENSOR ON ANY SURFACE WHERE IT WILL BE EXPOSED TO AND FITTING: =] 2 240 GOLDEN, COLORADO 80403
UNOBSTRUCTED RAINFALL, BUT NOT IN PATH OF SPRINKLER SPRAY, @ WIRES TO REMOTE CONTROL o 303- VS—RBOGEZEM;»‘\LX@agéfE%ﬂOD
NO MORE THAN 300 FROM RECEIVER UNIT VALVES
MOUNT RECIEVER UNIT NO FURTHER THAN § FROM CONTROLLER. (@ JuncTioN BOX
(9 1-INGH PVC SCH 40 CONDUIT WATTS TWS WALL HYDRANT
o | WIRELESS RAIN-CLIK PRt R WaterSense
SCALE: 3" = 10" [{lorfer IRRIGATION DETAIL
LAWN AVERAGE RUN TIME PER WEEK 5.25HRS
LAWN PEAK RUN TIME PER WEEK 7.5HRS
AVERAGE GALLONS PER WEEK 2048
QUICK COUPLER EXISTING SUPPLY TO IRRIGATION SYSTEM
WOLCHED PLANTING BED
LANDSCAPE \ CRAWLSPACE/BASEMENT
(D) RAINBIRD ESP-7ME CONTROLLER

tree

DETAILS

12 PVC MANLNE

emitters
*
2gph minimum

IRRIGATION

FINISH GRADE

PVC SCH40 ELL

(1) FINISH GRADE/TOP OF MULCH
(2) QUICK-COUPLING VALVE:

PVC SCH 80 NIPPLE (LENGTH
AS REQUIRED, 1OF 2)

1 FINISH GRADE

2 MODEL PROS-06-PRS40-CV
3 WITH 'CV' OPTION INSTALLED

30-INCH LINEAR LENGTH OF
WIRE, COILED
@ VALVE BOX WITH COVER:
6-INCH SIZE

WATERPROOF CONNECTION;
@ 3-INCH MINIMUM DEPTH OF

RAIN BIRD SPLICE-1 (1 OF 2)

6 LATERAL TEE OR ELL 1D TAG: RAIN BIRD VID SERIES 3/4-INCH WASHED GRAVEL 8

5 LATERAL PIPE Rt O s oL ey =

(® BRicK (1 OF 2) A

SECTION VIEW PVC SCH 80 UNION FOR (7) PVC SCH 40 STREET ELL 2z

SERVIGING ASSEMBLY h—

SWING JOINT: PVC SCH 40 MALE ADAPTER PVC SCH 40 TEE OR ELL E

MAINLINE, LATERAL, MAINLINE LATERAL WIRING IN ngg‘g%g(;PERl’_%-C'):\ll_vESX('ZBUgING ATERALPIPE PVC MAINLINE PIPE g

- , \ PVC SCH 40 ELL -

AND WIRING IN PIPE PIPE CONDUIT MARLEX STREET ELBOW (1) s U DEPTH OF 2" x 2" REDWOOD STAKE W/ L
THE SAME TRENCH - 3/4-INCH WASHED GRAVEL STAINLESS STEEL GEAR . - o
¢ 4 PV SCH 80 NIPPLE CONTROL ZONE KIT CLAMPS OR EQUIVALENT - w =

= (2INCH LENGTH, HIDDEN) RAIN BIRD XCZ-LF-075 SUPPORT SYSTEM —
AND PVC SCH 40 ELL (INCLUDES LFV-075 VALVE, m I~}
(é (5{ PVC SCH 40 TEE OR ELL PO CIoK a7 PRESSURE REGULATOR) =< ‘5
PG HANLINE = _8 =
= &80
P RO S_O6_ P RS40_CV ELEMENTS RAIN BIRD MODELS RBY-100MX, RY-150MX, OR NOTE: o [ -]
— REY-2000X FOR FLOWS LESS THAN 3 GPM 1. FURNISH FITTINGS AND PIPING NOMINALLY SIZED IDENTICAL TO A -1
:‘ MP ROTATOR SPRI NKLER NOMINAL QUICK COUPLING VALVE INLET SIZE ) 2 =

—— V1T —aTr—ITrr—— — .

| L . - | XX fe e T DRIP VALVE ASSEMBLY T = 3

TETEATE TR R soE =19 I IRRIGATION DETAL D) QUICK-COUPLING VALVE =

PLAN VIEW 2

IRRIGATION SLEEVING -

N

=]

-

(1) 30-INCH LINEAR LENGTH OF|
WIRE, COILED
(2) WATER PROOF CONNECTION
(1 OF 2)
FINISH GRADE/TOP OF MULCH @ ID TAG
y REMOTE CONTROL VALVE:
PRAIN BIRD 1804 SAM PRS. (1) oIFFUSER BUG CAP: © RAIN BIRD PES-B PLAN DATE
RAIN BIRD DBC-025 :
HONTEE ST @ VALvEgox wiTH cover 11/2/2015

@ 1/4-INCH TUBING STAKE

1/2-INCH MALE NPT x .490 INCH RAIN BIRD TS-025

(8) FINISH GRADE/TOP OF MULCH

MODEL SBE-050 @ 1/4-INCH VINYL DISTRIBUTION @ PVC SCH 80 NIPPLE (CLOSE)|

®
®
@ BARB ELBOW: RAIN BIRD
®
®
O]

RUN WIRING UNDER ALL PLASTIC PIPING  TIE A 24" LOOP MoDEL S350 LSV DISTRIBTIO
MAINLINE, TAPE AND TO BE SNAKED IN  IN ALL WIRING AT SHING PIPE. 12.GH LENGTH (@) Top oF MuLcH ()Pve scHoELL REVISIONS
BUNDLE AT 10'O.C.  TRENCHAS SHOWN  CHANGES OF ®\ s eont © spsegumer suer: O e R e

PVC SCH 40 TEE OR ELL BRICK (1 OF 4)

DIRECTION OF 30a

@ PVC MAINLINE PIPE

UNTIE AFTER ALL (&) PE PIPE: RAIN BIRD ® DRAWN BY
CONNECTIONS @ Fwisw crsoe “ENGTH, HIDDER) AND
HAVE BEEN MADE ScraomL
: @ PVC SCH 40 TEE OR ELL
NOTE: PVC SCH 40 MALE ADAPTER SHEET NUMBER
- @ PVC LATERAL PIPE
SLEEVE BELOW ALL HARDSCAPE ELEMENTS WITH SCHEDULE 40 NoTE: 3.0-INCH MINIMUM DEPTH OF IRRIGATION PLAN
PVC 2 TIMES THE DIAMETER OF THE PIPE WITHIN. 1. USE RAIN BIRD BUG GUN MODEL EMA-BG TO INSERT EMITTER DIRECTLY INTO 3/4-INCH WASHED GRAVEL BY
XERI-TUBE OR RAIN TUBE TUBING. WATER ENGINEERING’ INC I R-2
17897 W. 53RD DR.

(D)  POP-UP SPRAY SPRINKLER (D) EMITTER INTO XERI-TUBE (D) REMOTE CONTROL VALVE GOLDEN, COLORADO 80403

CARROLLEMAIL@AOL.COM

PIPE & WIRE TRENCHING
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IRRIGATION NOTES

1. THE IRRIGATION SYSTEM UTILIZES POPUP MP ROTATORS FOR TURF 7. SYSTEM SHALL UTILIZE A RAIN SENSOR CAPABLE OF ADJUSTING AND/OR r‘% Samstonn, 60 85455
AND A DRIP SYSTEM FOR PLANTINGS. OVERIDING REGULAR PROGRAMMING OF THE CONTROLLER. phone 3034553533
2. IRRIGATION SYSTEM IS EXISTING AND SHALL BE UPGRADED AS SHOWN. 8. SYSTEM UTILIZES A RAINBIRD ESP7ME, 7 STATION CONTROLLER. :
3. ANEW BACKFLOW PREVENTER SHALL BE OF THE REDUCED PRESSURE TYPE. SYSTEM SHALL BE EQUIPPED WITH RAIN/MOISTURE SENSORS. WW
4. MAINLINE SHALL BE DRAINABLE AND THE ENTIRE SYSTEM SHALL BE BLOWNOUT PRIOR TO 9. THE DRIP SYSTEM SHALL CONSIST OF ONE 1 GALLON PER HOUR(GPH) EMITTER PER SRR e
1 GALLON SHRUB, TWO 1 GALLON EMITTERS FOR EACH 5 GALLON SHRUB AND FOUR TO @ &
WINTER TEMPERATURES. SIX 1 GPH EMITTERS FOR EACH TREE DEPENDING ON SIZE AND TYPE. ()

e
WaterSense
PARINER

5. THE MAXIMUM ZONE SHALL NOT EXCEED 8 GALLONS PER MINUTE(GPM). 10. REFER TO CITY OF BOULDER DESIGN AND CONSTRUCTION STREETSCAPING STANDARDS.

6. SYSTEM IS DESIGNED FOR 80PSI. PRESSURE IS REPORTED TO BE 95 PSI AS PER VINNY, BOULDER
UTILITIES DEPT, 9-3-15. PRESSURE OF LESS THAN 80PSI SHALL BE REPORTED TO THE CONSULTANT
PRIOR TO ONSET OF CONSTRUCTION.

11. REFER TO THE CIVIL ENGINEER DRAWINGS FOR GRADING AND UTILITY INFORMATION.

WATER USE TABLE 940 14TH ST

(O I ol I i

No|~[wlo
olalololu| &
Blaalall 33
m R
219 2
5° "3
22l 2
B

S

5

il
ko s eoko
Bemg
B[]

33

IRRIGATION
PLAN

IRRIGATION LEGEND

CAWN AVERAGE RUN TIME PER WEEK ___5.75HRS

Symbol Description

- . HUNTER 4" POPUP SPRAY
PROS-04-PRS30-CV NOZZLE AS NOTED

o = & 4"POPUPHUNTER MP ROTATORS W/HUNTER

[LAWN PEAK RUN TIME PER WEEK 7.5HRS

AVERAGE GALLONS PER WEEK 2048
PEAK SEASON GALLONS PER WEEK 2940 @®

PROS-04-PRS40-CV NOZZLE AS NOTED g
A
® Febco 825Y 3/4" (SEE DETAIL) g
NEW RAINBIRD TIMER -“ Rain Bird 100 DV E
NEW REDUCED PRESSURE BACKFLOW PREVENTER g Rain Bird XCZ-075 5 ; 2
= 1 . " RAINBIRD ESP7ME CONTROLLER = %3
»n | i Fe Gt 1L n DRIP END FLUSH ASSEMBLY T 25
T Lo o 1 ® Rain Bird 33LRC QUICK COUPLER z I3
, L = 2
E . | lT HUNTER WIRELESS RAIN CLICK =
o | , 3 | o N DRIP  3/4" UV POLYETHYLENE =
< Y B (ST, 26 ] R A e " 2
S 1o e o, G G —— MAINLINE 1" CLASS 200 PVC 2
|enal — S et ey ) — LATERAL 1" CLASS 200 PVC
SENSORMOUNTED & SLEEVES 2" CLASS 160 PVC
AT EAVE ON GUTTER
2015
REVISIONS
0 5 10 20 30 Sgigggéfaﬁﬁg&%%ﬁs
1~ 10 7 N ‘ IR'1

WaterSense
PARTNER
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Written Statement
940 14th Street Use Review

July 17, 2015

This structure is grandfathered as a duplex. All County Assessor records refer to this structure containing
two - three bedroom units, each with a kitchen. Our research indicates that this has been used in this
configuration for a long period of time. This use includes the two bedrooms which currently exist in the

basement as part of unit #1.

Upon a code enforcement inspection from the City, it was noted that complete and undisputable
information was not on record as to if these two bedrooms associated with unit #1 were previously

approved.

The applicant/owner acquired the property in 2013 with the warrants that the current configuration was
a legal grandfathered use. The loss of these bedrooms would be fiscally disastrous to the owners

financial structure.

This application is to allow the basement of this structure to be habitable as bedrooms.
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Attachment E. Neighborhood Correspondence

From: Sheven yialsh

To: Walbert, Sloane

Cc:

Subject: LUR 2015- 00073

Date: Tuesday, July 28, 2015 9:26:21 AM
Attachments: panelimans342.on0

La0elimage2d4se ong
pagelimane32348.nng
paoelimane323008 o
ranelimane33168.0m
Lane2imans326.0n0,

Dear Sloane,

As a neighbor who has been systematically harmed by fireworks, large nuisance parties, and general degradation of my
neighborhood for almost twenty years by the behavior of the tenants of this residence and the poor quality of property
management all those years, I strongly object and hope that this application will be withdrawn.

Even if the above circumstances were not present I am shocked by the audacity of the applicant who has operated the
property outside the provisions of the law and outrageous circumstances of this application. As an income property owner
myself who cares about preventing any harms to neighboring properties, abides by zoning regulations, often at a
competitive disadvantage to many other income propetties; it is my opinion that this property should lose its non-
conforming status and rental license and be sued for revenues collected illegally.

A photo of the property taken this morning illustrates the usual condition of the property on any given day: cigarette butts,
bottles, cups, and more often the yard is littered littered far worse, the landscape overgrown with weeds, and in winter the
walk rarely shoveled.

Please note that I have vocally supported two large redevelopment projects in my neighborhood that eliminated this type of
problem while contributing to the safe and equitable housing needs of the CU population.

Thanks,

Steven Walsh

STEVEN WALSH ARCHITECT
swalsh@me.com

303.679.63656

915 15th Street

Boulder, CO 80302
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From: David Raduziner

To: Walbert, Sloane

Cc: ashoemaker@sgslitigation .com
Subject: 940 14th St application

Date: Tuesday, July 28, 2015 4:38:54 PM
Mr. Walberts:

Approval of this request would be a slap in the face to neighborhood residents and law abiding property
OWNeErs.

The audacity of the owner trying to slip this through is stunning. Codifying an illegal conversion? The
whole notion makes my skin crawl particularly given that I've been a neighborhood rental property
owner who followed the code, to my detriment at times.

I urge the City to reject this application.
Best,

David Raduziner

765 14th St

draduziner@gmail.com
303-449-0373 o | 303-522-5455 ¢

From: George Curtis

To: Walbert, Sloane

Subject: 940 14th st Non conforming use review
Date: Tuesday, July 28, 2015 1:22:45 PM

Mr. Walbert: I have noticed quite a bit of construction activity at that location and wonder if the
addition is not an accomplished fact. Could you clarify the situation

George Wm Curtis

937 15 th at

Boulder. CO

Sent from my iPad

From: Samuel Simkin

To: Walbert, Sloane

Cc: Steven Walsh

Subject: 940 14th Street - LUR2015-00073
Date: Tuesday, July 28, 2015 12:12:07 PM
Attachments: image001.png

Hi Sloane,

| am a neighbor (at 912 15th Street) of the property in question in the forwarded email below. Could

you please keep me apprised of the timing of Planning Board meetings and other opportunities to

comment on the application. | would like to know more about the application, but my initial reaction is

that the landowner should not be retroactively rewarded for past illegal activity.

Sam

Agenda ltem 5B
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From: Eleanor DePuy

To: Walbert, Sloane
Subject: 940 14th
Date: Tuesday, July 28, 2015 11:09:33 AM

Please don't consider expanding the possibility of higher occupancy of 940 14th St.
My neighborhood has suffered enough from the increasing density of occupancy and
nuisances which follow.

Eleanor DePuy

1509 Cascade Av
Boulder, 80302.

From: Steven Walsh

To: Walbert, Sloane

Cc: Riley, Jennifer; Michels, Janet; Scott C Bergquist; Jennifer Bergguist; David Raduziner; Sam Simkin; Ellie
DePuy; Guralnick Stanley; Wilson Ken; Clint Folsom ; Elissa S Guralnick; Sharon Tuke

Subject: 940 [/ 942 14th Street / LUR 2015-00073

Date: Tuesday, Ly 28, 2015 10:02:15 AM

Dear Sloan,

Here are a few emails from 2010 that I was able to find in an old email folder. They
document some nuisance enforcement activity. There has been a lot more trouble
with that property since then.

I would ask Janet Michaels and Jennifer Riley {cc'd herein) to be sure to
communicate with you regarding this property. It is unfit for any consideration and
will have to go a very long way in providing community benefits before the
community will support any further erosion of the zoning ordinances.

Thanks,
Steven Walsh

STEVEN WALSH ARCHITECT
swalsh@ me.com

303.579.6365

915 15th Street

Boulder, €O 80302
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From: Steven Walsh

To: Walbert, Sloane

Cc: Brautigam, Jane; Gecrge Karakehian; Young, Mary; Macon Cowles; Plass, Tim; Lisa Morzel; Shoemaker Andrew; Sharon Tuke: David Raduziner; Sam Simkin, Jernifer
Bergauist; Scott € Bergauist; Ellie DePuy; Wilson Ken; Michels, Janet; Riley, Jennifer; Elissa S Guralnick, Guralnick Stanley; Clint Folsom

Subject: LLR2015-00073 -- 940/942 14th Street

Date: Wedhesday, August 05, 2015 11:14:14 Av

Dear Sloane,

1 have not heard back from anyone at the city (other than code enforcement and the courts who were also interested in the
outcome of this inquiry).

A courtesy of a reply would be appreciated so that I can confirm that my objection was received.

1 also note that a building permit has been issued for this property and also an “unstable structure — do not enter” notice
has been posted. I hope this is not going to become a case of demolition through neglect.

In any case, given the history of this house (as documented below) and the egregious flouting of the law, this home should
lose all grandfathered rights and be limited to three unrelated occupants from this date moving forward.

Please note that I am attaching a new picture from a few days ago showing that the house has a great deal of indoor
furniture stored on the lawn. I note this because any furniture left on the street overnight is an almost guarantee of it being

set on fire. This just happened the night before last on the corer of 15th & Aurora. A couch was left out with a free” sign
on it overnight and the next morning it was ashes and a scorch mark on the street.

Thanks,
Steven Walsh

STEVEN WALSH ARCHITECT
swalsh@me.com

303.679.6365
915 15th Street
Boulder, CO 80302
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From: Samuel Simkin [mailto :samuel.simkin@colorado.edu
Sent: Wednesday, August 19, 2015 12:32 PM

To: Walbert, Sloane

Cc: Steven Walsh

Subject: RE: 940 14th Street - LUR2015-00073

Dear Sloane,

Thank you very much for your reply and for the plans. | am a bit puzzled by your clarification. Based
on the portion of the proposal description that reads “The proposal would result in 2 three-
bedroom units, where 1 three-bedroom and 1 one-bedroom unit were originally approved,” that
certainly sounds like an increase from 4 bedrooms to 6 bedrooms. Wouldn’t the addition of two
bedrooms increase the allowable occupancy? In addition, given that the proposal is requesting
additional off-street parking, that too sounds like something that one could‘ reasonably assume was
associated with an increase in allowable occupancy. Am | missing some other piece of information?

Given that | still haven’t heard any argument from the applicant about why “the basement was
illegally converted into two bedrooms atsome time in the past”, you can now put me solidly in the
category of opposing their proposal. Could you please let me know about the timing of Planning
Board hearings and any decisions that are made.

Thank you,

Sam

From: Samuel Simkin

To: Walbert, Sloane

Subject: RE: 940 14th Street - LUR2015-00073
Date: Monday, August 24, 2015 9:09:46 AM
Attachments: imaae001 .pna

Thank you for the additional information. | encourage you and other staff that handle the
application to reject the application. Please do keep me informed of the status of the review and
other opportunities to express my opposition to the application. In my view it would be a bad
precedent for the landowner in question to break the rules and then get retroactive permission for
what they already did. It’s still not clear to me when the nonconforming use began, but it sounds
like it was at least a few years ago? Were fines levied for the nonconforming use? | haven’t seen the
applicant’s rationale for the non-conforming use, so | can only assume that it is for additional rental
income. Private gain (rental income) at the expense of public loss {increased likelihood of nuisance
parties, etc.) does not seem fair to the applicant’s neighbors. Furthermore, others with rental
income properties seem to mostly follow the rules, so it seems unfair to them that this particular
applicant wants permission to break the rules.

Sincerely,

Sam Simkin
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From: Stephen Morgan

To: Walbert, Sboane
Subject: 940 14th St
Date: Thursday, December 17, 2015 4:11:13 PM

Dear Ms. Walbert,

T just received information that the Department of Planning, Housing and Sustainability staff recornmends to
the Planning Board approval of the proposed addition of legal bedrooms to 940 14th St. and am responding
to your invitation for additional feedback. [ have live on the 800 black of 14th St for 15 years. [ have
neighbars/friends that have lived here for over 40 years. This emall surmarizes our thoughts an the tapic
of 940 14th st.

Twould like to register my strong abjection to approving the addition of two additional bedroams at this site
and ,indeed in this neighborhaod.

I have the pleasure of sitting on ancther advisory board for the city. In that capacity, | usually support staff's
recommendations an logic. However, | am in total dismay concerning this issue. The facts as they present them
on your analysis are:

« The cumrent owners bough the house knowing that two bedrooms were deemed “uninhabitable” as well as
non-conforming and did continued to rent them

« The property has a history of enfarcement cases against the students occupying the property

« The owner did not volunteer to bring the property up to cade. A recent complaint about a structural
problem led to the owner vacate the property and address the two nonconforming rooms

« The backyard has been maintained as a dirt mess

« The exterior is “dilapidated”.

The owners now propose:

s Cleaning up the exterior

« Bring landscaping up to standard

« Add bike racks

« Cleaning up the backyard

s Providing a standard trash enclosure

And for those changes- ones that should be done regardless- the staff recommends granting a non-conforming

use of two additional bedrooms.

It should also be noted that in your analysis you point out that 100% of the neighborhoods comments about the

property and the proposed non-conforming use were negative.
| do not understand!

Twenty year sago the 900 block of 14th street was a vibrant block of families, professionals and University

professors. Within a few years, history shows that one staff member granted non-conforming use for most of the
block. This lifted the 1971 low density zoning status and allowed up to 9 students to legally occupy a house. | am
sure some staff member did not think it would affect the block, as well as the surrounding community as much as

it did.

Recently, council recommended enforcing occupancy standards in two Boulder neighbors including the Hill.
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Under this recommendation those who knowing broke the law- would be fined, not rewarded.

As council member Andrew Shoemaker wrote in a 12/5/2015 Daily Camera editorial,

“1 and many other citizens voted against Ballot Measure 300 because we expect City Council to preserve
neighborhoods and balance the needs of the neighborhoods with those of the City as a whole. The tailoring of the
occupancy limits ordinance was a step in that direction.”

I must admit | did not vote for the ballot measure because history told me that sometimes staff fails to see the
forest thru the trees. The city council opposes over occupancy and you propose to make thi cover occupancy
legal!

This investor, who does not live in the neighborhood, has proven to be a bad owner for years. Now you are
proposing to take his word that things will be better. You have decided to go against the city council occupancy
ordinance. | am asking you to reconsider your recommendation for the good of the neighborhood, recognize the
problems with the past on this block and tonight recommend that this proposal be denied.

Sincerely,

Stephen W Morgan 830 14th St Boulder, CO 80302 (720)353-
1620 (mobile) (303)544-6040 (office)

From: Ellen aiken

To: Wialbert, Sloane ; Council

Ce: Mancy Blackwood; Lisa Melson; Lisa Shoemaker ; Scott gmail; Monique Cde; External -Steve Morgan; Steven
Walsh; David Raduziner; Jvotsna Raj

Subject: Approval of Bedroom Additions to 940 14th St

Date: Thursday, December 17, 2015 9:42:26 AM

Dear Mr. Walbert,

I just received information that the Department of Planning, Housing and
Sustainahility staff has approved the proposed addition of legal bedrooms to 940
14th St. and am responding to your invitation for additional feedback. I live in the
Hill neighborhood, teach at CU and have served on the Executive Committee of the
University Hill Neighborhood Association for the past 3 years.

I would like to register my strong objection to a process that legalizes the illegal
conversion of a basement storage space into two bedrooms. Approving the illegal
addition of bedrooms in this case violates every principle that the citizens of Boulder
have entrusted the Department of Planning, Housing and Sustainability to uphold.
Planning requires a deliberative, public process through which all stakeholders are
consulted and have a voice and sustainability in the University Hill neighborhood
requires a mix of students and families. Approving an illegal addition of bedrooms
after the fact is inconsistent with the principles of planning and sustainability.

Sustaining a livable University Hill neighborhood requires a shift in planning policy.
The 900 block of 14th Street is among the most troublesome blocks on the Hill. Lax
enforcement of occupancy limits on the Hill in general and steadily increasing
numbers of students has put this historically significant neighborhood at risk. Young
professionals and families hesitate to live here. Younger folks who do buy here
often move out when they have children because, as one father who moved out told
me, they don't want their children "growing up hearing *#*# every other word." 1
have been harassed by drunken students as I walk to and from work at the
University. Graduate students and many seniors don't want to live on the Hill
because of the disruptive behavior of the sophomores who live on the Hill and the
freshman who flock to the Hill to attend house parties.
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The University Hill Neighborhood Association and the Office of Off-Campus Housing
have worked hard to mitigate the negative effects of the student-heavy population
on the Hill. Neighbors deliver Welcome Bags to students each fall, take the time to
get to know and even mentor students, and volunteer to participate in restorative
justice conferences. I, and many Hill residents, appreciate the mix of students and
permanent residents on the Hill. I work hard to build a sense of community that
bridges differences by, for example, facilitating dialogues bebween students and
permanent residents. Permanent residents do this kind of work year after year with
each new group of students in order to maintain the fabric of community in the Hill
neighborhood. Still, as long as the numbers of students on the Hill remain out of
balance with the numbers of homeowners and families, community stability remains
fragile. Landlords and the University benefit. Permanent residents pay the price in
terms of quality of life in the neighborhood and the City of Boulder bears the cost of
policing the neighborhood.

The attitude seems to be that nothing can be done in the blocks that have already
turned over--those blocks are treated as sacrifice zones. Once a neighborhood is
viewed as one "largely occupied by students" (see map on CU Off-Campus Housing

site: https://www.google.com/maps/d/viewer?
mid=zVhg_w915Gbk.kIv4hkgFetvl&oe=UTF-
B&je= UTF8&hl=en&msa=08&l|=40.001583%-2C-
105.25829385pn=0.031559%2C0.054932&z=14&source=embed), the will to
maintain a balance between students and permanent residents weakens. This
attitude is reflected in the decision to approve the additional bedrooms at 940 14th.
The decision-makers in this case may have viewed approval as a common-sense
solution to the problem of illegally converted bedrooms and, viewed narrowly,
perhaps it is. But viewed within the larger context of planning policy, the decision
Etljppls(orts a process of student housing "creep’ that, over time, has engulfed whole
ocks.

What if the attitude of city planners were to shift toward supporting a gradual
increase in the number of permanent residents in this block? 904 14th St. belongs
to St. Thomas Aquinas Catholic Church. 916 14th St. is occupied by a young family.
Across the street, the Schaeffer Chabad House provides housing and services to CU's
Jewish student community. This block is not yet lost. Could the Neighborhood
Association, the City of Boulder and CU work together to create and support policies
that would make it possible for professors to occupy some of the houses on this
E:OCE? Or for the rabbis who serve the Jewish student community to live on the
ock?

Is converting the Hill to student housing the policy we want to pursue? Or do we
want a demographic mix that promotes stability, preserves the neighborhood's
character and historic assets and creates conditions for permanent residents and
students to build positive relaticnships. As a permanent resident of the Hill
neighborhood, I want the latter. Let's have that conversation as part of a
deliberative planning process open to all the residents of the University Hill
neighkborhood. Let's not create create policy through ad hoc decision-making that
circumvents the public process and undermines community values. As a Boulder
citizen and neighborhood resident, I ask that the Planning Board's decisions remain
consistent with the root principles of planning and sustainability.

Sincerely,
Ellen S. Aiken
819 14th St

Dr. Ellen 3. Aiken

Instructor, Sewall Residential Academic Program
Co-Director, CU Dialogues Program

University of Colorado-Boulder

UCB 353 Boulder, CO 80309-0353

Phone: 303 492-1822

Ellen. Aiken@Colorado.Edu
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From: Jyotsna Raj

To: Walbert, Sloane ; Council

L&' Mancy Bladowood ; Lisa Melson; Lisa Shoemaker ; Soott gmail; Monigue Cde; External -Stewve Morgan; Stewven
Walsh; David Raduziner; Ellen Alken

Subject: Re: Approval of Bedroom Addtons to 540 14th 5t

Date: Wednesday, Decamber 23, 2015 5:03:39 PM

Dear Mr. Walbert,

I was dismayed to leam last week that the Department of Planning, Housing and Sustainability
staff has approved the proposed addition of legal bedrooms to 940 14th St. I believe this decision is at
odds with the avowed City policy to address over-occupancy on the Hill and create a more diverse
population of students and other longer term residents in our neighborhood. I serve on the UHCAMC
and as a part of the revitalization of the Hill commercial area we would like to see more diverse retail
and dining options and increased office space on the Hill and I believe City Council supports this as well.
How does this accord with allowing illegal bedrooms to be converted to legal ones, further accelerating
the increasingly student-centric nature of our community ?

I live on the 800 block of 14th St. and my neighbor Phyllis Klein who has lived on 14th St. for
50+years can name the families of professors and other young professionals who used to live on the
900 block. Instead of seeing this as a sacrifice zone, let us see it as a recovery zone, where CU could
facilitate young faculty living on the Hill in what are erstwhile single-family homes, many of them
historically significant. My husband is a professor at CU and we welcome students in our neighborhood,
but we feel that a better mix of academics and other permanent residents would have a moderating
influence on student behavior.

Please consider the concerns of those of us who live on the Hill and would like to maintain our
neighborhood as a pleasant place to live, as well as respecting the historic character of many of the
homes on the Hill, and do not facilitate this or any other further conversions of this nature.

Sincerely,
Jyotsna Raj
863 14th St.
303-447-8831

From: David Raduziner

To: Ellen Aiken ; Walbert, Slane ; Council

Cc: MNancy Blackwood; Lisa Nelson; Lisa Shoemaker; Scott gmail; Monigue Cole; External-Steve Morgan; Steven
Walsh; Jyotsna Raj

Subject: Re: Approval of Bedroom Additions to 940 14th St.

Date: Thursday, December 17, 2015 10:11:01 AM

Attachments: Attached Message.msa

Thank you Ellen for this very thoughtful response to the surprising approval of the
illegal bedroom additions at this site. I also applaud the response from Sam Simkin
(attached).

How can codifying an illegal conversion of bedrooms serve the public interest? It
sets a harmful precedent and functions simply as a gift by city staff to the property
owner of $20,000 per year in additional income and $250,000+ in property value.
And the notion that the negative effects of over occupancy and further
marginalization of the block can be offset with some landscaping and basic repairs?
So surprising...and disappointing.

David

David Raduziner
765 14th St
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From: Mancy Blackwood

To: Wwalbert, Sloane

Subject: RE: Monconforming Use Revew - 940 14th St
Date: Tuesday, Decamber 15, 2015 8:43:2% PM
Hello Sloane,

Thank youvery much for passing this onto me. | am surprised this is the first the UHNA EC has
heard of this project.

| have read the contents of the packet and am compelled to request the Planning Board call this
project up for review. After passing thisonto a couple of people | know in that part of the
neighborhood | have found that there is strong support for the Planning Beard to take a very close
look at this. The letters you have received are clear evidence of this.

What is the process for requesting the Planning Board to call this up? Is this considered a Public
Hearing or do we need to speak at Public Participation? Should we write a letter to the Planning
Board directly?

Please let me know right away.

Thank you.
Regards,
Nancy

Nancy Adams Blackwood
BLACKWOOD & Company
Urban Design and Planning
303.440.0805 (W)
720.201.4746 (C)
nanblackwood@msn.com

From: Samugl Simkin

To: Walbert, Sloane ; swash@me.com; draduziner@gmail .com; georgewoirfis@gmail.com;
eleanor.depuy@agmail .com

Subject: RE: Monconforming Use Resiew - 940 14th St

Date: Tuesday, December 15, 2015 5:54:558 PM

For the record, my primary complaint, summarized as illegal conversionon page 5 of item 4c, was
not addressed. Furthermore, cccupancy is highly likely to increase from its last legal configuration,
unless one assumes that three people shared a single bedroom in the duplex unit that had a single
bedroom prior to the illegal conversion of the basement. Third, | am highly skeptical that nuisance
noise will be significantly abated by simply planting grass in the driveway leading to the garage and
then planting four trees with a diameterof 2" orless (including a non-native Acer tataricum) along
with some shrubs and herbaceous plants. The fourth summary comment on page 5 of item 4cthat
the "structure is in disrepair” seems to already be in the process of being addressed on the ground
(before the decision on the proposal was even made?), but | would not come to the overall
conclusion that the proposed changes "address many of these concerns.”

I'm not an architect, but in the drawings it Iooks like Bedroom 3 of Unit 1 onthe first floor (page 13
of item 4c) was supposed to be labeled as Bedroom 1 of Unit 1 [One of the bedrooms in the
basement that has been illegal is already labeled as Bedroom 2 of Unit 1). If that is in fact an error, it

is a pretty basic ore that | would have thought would be caught in a thorough review.

The architectural drawings on pages 12 and 13 of item 4care dated 2014, which again implies to me
that little consideration was given to public comments made this year (2015).

Sincerely,

Sam Simkin
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From: George Curtis

To:

Subject: Re: Nonconforming Use Review - 940 14th St
Date: Monday, December 14, 2015 12:52:10 PM

Thank you very much for the update. My only concern is "By how many tenants will
this renovation imply? Will adequate parking be provided?

Sincerely, George Wm Curtis

Sent from my iPhone
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CITYOFBOULDER
PLANNING BOARD AGENDA ITEM

MEETING DATE: February 4, 2016

AGENDA TITLE:  Public hearing to consider a recommendation to City Council on the 2016 Update to
the Downtown Urban Design Guidelines .

REQUESTING DEPARTMENTS:

David Driskell, Executive Director of Planning, Housing, + Sustainability (PH+S)
Susan Richstone, Deputy Director of PH+S

Charles Ferro, Development Review Manager, PH+S

Sam Assefa, Senior Urban Designer, PH+S

Kalani Pahoa, Urban Designer, PH+S

OBJECTIVES:
1. Hear Staff presentation
2. Planning Board discussion
3. Planning Board recommendation to City Council on the 2016 Update to the Downtown Urban

Design Guidelines

EXECUTIVE SUMMARY:

The Downtown Urban Design Guidelines (Guidelines) are used by the city to help review proposed
preservation, renovation and new construction projects in downtown Boulder, including the Downtown
Historic District. As part of the Design Excellence Initiative, and in response to City Council direction in
March 2015, staff has been working with a working group comprised of representatives from the Planning
Board, Landmarks Board, Design Advisory Board, and the Downtown Management Commission to update
the Guidelines. The update to the Guidelines was prepared during seven working group sessions facilitated
by staff from August through November 2015. In addition, staff held a joint board meeting and a public open
house in December 2015 to present the draft edits and recommendations from the working group. The
scope of the update has focused on improvements to the usability and efficacy of the Guidelines and does
not entail substantial changes to the document or a change to the vision of Downtown. The proposed
changes are based on points of consensus of the working group.

The purpose of this agenda item is to present the final draft of the Guidelines (Attachment A) and to
consider a recommendation for adoption to City Council.
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STAFF RECOMMENDATION:
Staff recommends the Planning Board recommend that City Council adopt the 2016 updated Downtown
Urban Design Guidelines.

BACKGROUND:

The Guidelines have their roots in planning initiatives started in the 1980s and were last updated in 2002.
Rationale behind the update included the age of the document, lack of reflection to the current standards,
and problematic sections in need of clarification. Over the last few years, the Design Advisory Board (DAB)
in its annual letters to City Council, has articulated the need for updating the Guidelines. In late 2014 and
early 2015, the DAB discussed specific areas and items in the Guidelines that it believed needed to be
updated and provided staff with its suggested revisions in a form of a redlined copy of the current
Guidelines.

The need to update the Guidelines became a priority due to current concerns about design outcomes, and
as part of the Design Excellence Initiative work that began in 2014. In January 2015, Victor Dover of Dover
Kohl & Partners (the firm hired by the city to provide consulting services for the Design Excellence Initiative)
provided recommendations for short and long term actions the city should undertake to address design
concerns. Recommendations included updating outdated guidelines, such as the Downtown Urban Design
Guidelines, and putting a hold on height modifications in all areas except those that have established
community vision or until a clear guidance is confirmed through policy revisions.

On March 17, 2015, City Council unanimously approved third reading of the height modification ordinance
with a sunset provision that would allow the areas of downtown north of Canyon that are zoned Downtown
4 and 5 (i.e., DT-4 and DT-5) to become automatically eligible for height modifications through the Site
Review process upon adoption of the revised Guidelines by the City Council.

The height ordinance (Ordinance No. 8028) includes the following authority in Section 4:

“Section4. The council orders the city manager to add those areas north of Canyon
Boulevard and within the DT-4 and DT-5 zoning districts, to the map designated as
Appendix J, “Areas Where Height Modifications May be Considered,” B.R.C. 1981 after the
final completion and adoption by the City Council of amendments that are presently under
review for the 2002 Downtown Urban Design Guidelines.”

In March 2015, the City Council directed staff to update the Guidelines within a six-month time period. In
the second quarter of 2015, staff initiated a process (Attachment D) for updating the Guidelines and also
recommended the formation of a working group. In August of 2015, the Design Guidelines Working Group
was formed and tasked with serving in an advisory and authoring capacity for updating the Guidelines. The
working group includes the following board and/or commission members:

Crystal Gray, PB
Bryan Bowen, PB
Kate Remley, LB
Deborah Yin, LB
Jamison Brown, DAB
David Mclnerney, DAB
Jerry Shapins, DMC

Nookowd =
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Upon completion of the working group sessions, staff presented the recommendations and draft guidelines
to the public at an open house on December 8th, and to a joint board meeting on December 10, 2015. The
joint board meeting included members from Planning Board, Landmarks Board, Design Advisory Board,
and the Downtown Management Commission. Staff facilitated review of the draft document and collected
feedback during the open house and joint board meeting.

In addition, staff has revised the Appendix J “Areas Where Height Modification May be Considered” map
(Attachment E) to be consistent with the direction of height ordinance (Ordinance No. 8028) to include the
DT-4 and DT-5 zoning districts.

DESIGN GUIDELINES WORKING GROUP PROCESS

City staff facilitated seven sessions with the working group from August 28th through November 16, 2016.
The work sessions included a chapter by chapter review and discussion of the existing Guidelines, as well
as review and consideration of DAB’s suggested revisions. The working group sessions totaled fourteen
(14) hours, not including the required independent review of the draft document by working group
members.

Prior to each working group session a pdf input form was prepared for the assigned section of the
document and circulated to the members. Areas of the document requiring attention, based the DAB’s
recommendations and staff assessment, were flagged for the working group evaluation. In addition,
individual working group members reviewed the flagged areas and indicated whether the topic warranted
discussion during the working group session. If any topic or item was identified by a working group
member it was then added to the agenda and discussed during the session. Items identified as needing
updates were thoroughly reviewed by the group for content, context, appropriateness, and language. All
changes were confirmed through a group consensus, and then incorporated by staff into the review draft
after each meeting. The review draft was then forwarded to the group members prior to the next meeting
as a record of the meeting. If no consensus could be met with regard to a topic or item in question it was
not revised. Thus, some items within the document are carried forward unchanged from the 2002
Guidelines due to either a lack of consensus and/or the change amounted to a substantial alteration to the
intent and purpose of the Guidelines.

The update included streamlining the document for usability, removal of redundant items, clarifying
language, improving graphics and maps, removing of lengthy code references that are not relevant for
inclusion in the Guidelines, and updating the technical information. Several sections were reorganized
and/or merged to create a more coherent and easy to use document. This effort was aimed at bringing the
13-year-old document into alignment with the plans, policies and regulations created since the last update.

The following is a summary of the working group changes to the document per section:
Introduction

Review of the Introduction occurred during working group sessions 1 and 2. Upon review of the
section, the working group recommended making general corrections to make the
acknowledgments current and reorganizing the section for clarity. The revisions included
refocusing the document on urban design, creating a new downtown map, updating the
introductory questions to include information on how the Guidelines are administered, summarizing
the ten downtown strategies with a vision statement and improved images, clarifying and
condensing the design review process with a diagram and information linking to the most current

3
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application review types, replacing detailed land use and other geographic maps with notation links
to the City’s databases, and condensing the history subsection to focus on the development history
of the area.

Section 1: The Downtown Historic District

Review of the Section 1 occurred during working group sessions 2 through 4. Upon review of the
section it was found the Guidelines contained a significant amount of redundancies within the
individual guidelines and lacked sufficient guidance in regards to alterations or additions of historic
properties. The working group recommended reorganizing the subsections and consolidating
guidelines with the same, or similar, requirements.

Reorganization of Section 1 included:

1. Relocating and updating the recommended materials list to the beginning of the
chapter;

2. Consolidating all of the Guidelines referencing existing historic properties into a
comprehensive subsection of architectural elements with specifics regarding
preservation;

3. Creating a new subsection of guidelines for contemporary alterations and
additions to historic properties which follow the Secretary of the Interior standards
and best practices, and

4. Revising the subsection on new construction in historic districts to reinforce the
character defining features of the overall historic district.

In addition to the restructuring, the working group and staff recommended revising the maps,
images, and diagrams to be more accurate and reflective of the historic properties. This resulted in
the creation of new diagrams depicting historic features and two new historic district maps. The
first map is an overview map with the Downtown Historic District boundary and the adjacent historic
districts, and the second map is an enlarged area of the Historic District which identifies the
individually landmarked and contributing historic buildings.

Section 2: The Non-Historic and Section 3: The Interface Areas

Review of the Sections 2 and 3 occurred during working group sessions 4 and 5. Upon review of
the sections, it was determined individual guidelines in Sections 2: The Non-Historic Area and
Section 3: The Interface Area primarily addresses non-historic areas of Downtown and would be
best served as a single section. The staff and working group indentified areas of concern in the
general lack of structure in the sections, redundant or unspecific guidelines, and the poor
instructional quality of the images. The working group recommended consolidating the two
sections and creating subsections addressing commercial and residential construction in the Non-
Historic and Interface areas downtown.

In addition to the restructuring, the working group proposed and reviewed multiple imagery options
to better illustrate the intent of the newly consolidated section. Included in these changes was the
update to the map identifying the Non-Historic and Interface Area.

4
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Section 4: Parking Facilities, Section 5: Commercial Signs, and Section 6: Streetscape
Improvements

Review of the Sections 4 through 6 occurred during working group sessions 5 and 6. Review of
the structure and individual guidelines in the sections revealed fairly disjointed content and a
general restatement of requirements already covered within the Boulder Revised Code. In some
instances the Guidelines, Boulder Revised Code (BRC) and the Design and Construction
Standards (DCS) were at odds and competing against one another.

The working group recommended merging Section 4: Parking Facilities requirements into the
design requirements of Sections 1 and 2, and to merge Sections 5 and 6 into a new “Public Realm”
chapter. The rationale behind the creation of a “Public Realm” section was anything within the
public right-of-way, including signage, landscaping, and streetscape, could be bundled into a
comprehensive chapter and refined to provide more guidance.

Revisions to the new “Public Realm” sections included revising the language to provide urban
design requirements without creating conflicts with other regulating documents, removing all the
extensive code language, removing the extensive landscaping lists available in the code, and
editing the section to illustrate the design requirements which are special to Downtown. In
addition, the revision includes reworking the streetscape map and an extensive editing of the
section imagery.

Appendix A & B

The appendix was deleted from the document. The working group and staff did not find enough
cause to continue to keep a redundant list of the guideline subsection titles or zoning information.

WORKING GROUP’S PROPOSED FUTURE RECOMMENDATIONS

The working group concluded that while the current revisions and recommendations would improve the
usability and general guidance of the document, there is a need for a more substantial focus for developing
a visionary urban design plan and addressing and improving the development review process.

In addition to updating the current guidelines, the working group has proposed future recommendations to
the City Council focused on the following deficits identified in the current guidelines:

1. Urban Design

e Develop a downtown urban design plan;

e Engage multiple stakeholders in developing a vision for downtown, as it is the heart of the city;
e Consider a Form-Based Code for the downtown area; and,

e Define the desirable downtown building forms and character.

2. Land Use

e Update the land use code and the DCS (Design and Construction Standards) to reflect the
Guidelines and any newly identified urban design outcomes;

o Define the streetscape requirements;

o With the assistance of a consultant, complete a comprehensive update of the sign code and
include signage in historic districts;
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e Update the fencing and wall code;

e Revise the land use code use tables to consider compatibility between the use and the street
activation; and,

e Revise the zoning districts to resolve issues of split block zoning and cross street compatibility.

3. Design Review Process

e Improve and foster cross-board communication and collaboration;

e Include DAB earlier in the development review process; and,

e Use 3D modeling in the design review process and encourage 3D massing models at the
concept level of review.

PUBLIC OUTREACH AND JOINT BOARD MEETING INPUT

Staff conducted public outreach with an informational, open house session. Members of the public were
presented the proposed changes to the Guidelines. In addition, staff supported online feedback forum and
provided an informational session with Downtown Boulder Inc (DBI). General feedback from members of
the public who attended the open house was positive. Currently, no feedback has been received from the
online input forum.

DBI expressed concerns regarding the update of the Guidelines and lack of addressing the issue of parking
requirements, lack of available parking in downtown, and the impact, and/or possible hardship to the
development industry generated by additional requirements of updated Guidelines. Staff clarified with DBI
the scope of the 2016 update does not involve substantive changes to the document. In addition, staff
reiterated that in respect to parking the Guidelines do not regulate actual parking inventory, but rather focus
on the design attributes of parking associated structures and surface lots.

Input from the Joint Board Meeting scheduled December 12th included the review of Downtown Urban
Design Guidelines Draft (Appendix B) and was limited to the “Introduction”, “Section 1: The Historic
District”, and a limited review of “Section 2: The Non-Historic & Interface Areas”. Board members present

discussed the following list of summarized items:
Table 1 - Summary of December 10, 2015 Joint Board Input

Comments Reviewed Included in
Final Draft
By Staff Revision
1. | Improve the vision statement v
2. | Add a photo collage representative of downtown v
3. | Revise the maps to include more information, e.g. v
Civic Area, Bike Paths, Boulder Creek
4. | Add “Views” and “Sun and Shade” v
5. | Revise the maps and color coding of the document v
layout to be more functional and associated with the
chapters
6. | Revise the Review Process Chart, add v
‘inappropriate” illustrative images, consolidate
6
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paired imagery
7. | Provide additional information in the History v
subsection
8. | Review the details for windows, bulkheads, v
entrance and of the condensed bullets for the
anatomy
9. | Add note to distinguish commercial at grade v
entrances
10. | Add clarity in 1.3.2 regarding additions to historic v
buildings and referencing the scale and roof
patterning of the overall block
11. | Review the use of “soft” terms, e.g. consider, in v
general, etc
12. | Add requirement to wrap alley corner with frontage v
material
13. | Add note to 1.4.4 to consider the relationship v
between height and footprint
14. | Make universal edit from “handicap” to “universal v
access”
15. | Edit language in respect to Sec. of Interior v
Standards and “differentiated yet compatible”
NEXT STEPS:
February 16, 2016 - City Council
ATTACHMENTS:
A Downtown Urban Design Guidelines 2016
B Downtown Urban Design Guidelines Draft dated Dec. 10, 2015
C Legal Blackline Record
D Working Group Process Timeline
E Appendix J “Areas Where Height Modification May be Considered” map
F Joint Board Meeting and Individual Board Member Input
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Note:

The design guidelines include
photographs and diagrams to illustrate
acceptable or unacceptable approaches.
These photographs and diagrams are
provided as examples and are not
intended to indicate the only options.

Note:

In general, these guidelines adhere to
Local, State and Federal regulations, but
wherever a discrepancy may arise, the
higher standard shall be applied.

What is the purpose of the guidelines?

The purpose of this third edition of the Downtown Urban Design Guidelines is to provide a basis for understanding,
discussing, and assessing the design quality of proposed preservation, renovation and new construction projects located
within the boundaries of the Downtown Historic District, the Non-Historic Area, and the Interface Area.

Through the use of these guidelines, it is anticipated both private and public projects will endeavor to preserve and enhance
the unique form, scale, and visual character of Downtown while strengthening the identity of the area through encouraging
new, compatible development.

How are the guidelines organized?

The guidelines are organized into three sections. The first two sections address specific geographic areas of the Downtown:
the Downtown Historic District and the Non-Historic & Neighborhood Interface Areas. The last section addresses the Public
Realm.

The sections are organized around several principal guidelines and a number of “follow-up” guidelines. Within the margins
are excerpts marked “Note:” and “Code:" reserved for more in depth references to the subject matter.

How are the guidelines revised?
The guidelines are part of a Downtown Area Plan and are adopted by Planning Board and City Council with advice from the
Design Advisory Board. The Landmarks Board approves guidelines for the Downtown Historic District.

How are the guidelines administered?

Three review bodies are primarily responsible for administering these guidelines: the Landmarks Board (LB), the Design
Advisory Board (DAB), and the Downtown Management Commission (DMC). Specifically, the LB reviews all projects located
in the Downtown Historic District and landmarked properties located outside of the District but within the downtown
boundaries. The Planning Board applies these guidelines as part of the site review process. DAB reviews all projects with

a construction value over $25,000 in the Non-Historic and Interface Areas, and the DMC reviews projects located on the
Downtown Boulder Mall.

When this document uses terms such as "encouragement” and "generally”, it acknowledges that these guidelines are utilized
in a mandatory review and voluntary context; however, in the review of Landmark Alteration Certificates and Site Review
applications, the guidelines may be applied with mandatory effect in the analysis of specific review criteria.

Downtown UrBAN DEsIGN GUIDELINES
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INTRODUCTION

Downrown Vision

Downtown Boulder is characterized by the
eclectic, fine grained and compact urban
character of the Downtown Historic District
nestled in against the natural backdrop of the
Rocky Mountains. These qualities are reflected
in the traditional buildings associated with
the original settlement of the area, the street
grid and bustling economy, and civic life of
downtown. This is also where the historic
fabricis the setting for contemporary, vibrant
and active urban life where people are living,
working, shopping and recreating in the
shadow of a visible history.

The urban design quality becomes a vital
part of what makes Downtown Boulder
amemorable place. These guidelines are
intended to encourage the preservation
and enhancement of Downtown'’s built
environment through recognition of design
attributes that are intrinsic to its existing
character or essential to its ongoing appeal:

+  Design innovation and excellence in
form and visual character that respect
and reference historic architectural
context;

- (areful consideration of the urban and
natural interface including views, green
spaces, and waterways;

«  Human-scaled space that results from
the designed interplay of enclosing
mass, void, and light;

«  Street-level design oriented toward the
pedestrian in motion; and

«+  Sustainable design practice with respect
to solar access, water, energy and
materials.

Photo Credits:
DBI, Anish Palekar (OSMP), City of Boulder

Downtown Ursan Design G
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Fig. 1 Map of Downtown Boulder (City of Boulder)
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INTRODUCTION

Note:

Scheduling a design review early is
important. In addition, scheduling a
design review with the appropriate
review body is the responsibility of

the property owner, developer or their
representative. In general, a meeting
should be scheduled before a formal
application is made to the city for a
building permit or development review.
For more information regarding the
design review and application procedure
please contact (303) 441-1880.

Note:
When requested LB or DAB may act in an
advisory capacity to the other board.

Note:
For further map data please see the City
of Boulder

THE Review PRocess

The Landmark Alteration Certificate (LAC) Review Process

Landmark Alteration Certificate (LAC) review through the Historic Preservation Program is required for exterior changes

to landmarked properties and all properties located within the Downtown Historic District boundaries. The majority of
applications are reviewed by the Landmarks Design Review committee (LDRC) that meets each week. Routine changes, such as
patios and signage, are reviewed by staff. More complex projects, including demolition or new construction, are reviewed by
the Landmarks Board. To find out more or for an application, visit the City of Boulder Historic Preservation website, or call (303)
441-1880.

The Design Advisory Board (DAB) Process

The Design Advisory Board (DAB) reviews projects valued over $25,000 located in the Non-Historic Area and Interface Area
which involve the construction of a new building or exterior work on an existing building. The board provides comments to
persons responsible for the design and development, and assures compliance with the most recent Downtown Urban Design
Guidelines. DAB also reviews projects that require a discretionary review. To find out more, visit the DAB website, or call (303)
441-1880.

The Downtown Management Commission (DMC) Process

The DMC manages, controls and supervises the business affairs of the Central Area General Improvement District (CAGID)
which includes review of projects which extend into the public right-of-way in the Downtown Boulder Pedestrian Mall. Typical
projects reviewed by the DMC include outdoor eating areas, signs, awnings, and other elements. To find out more, visit the
DMC website, or call (303) 413-7300.

Downtown Ursan DESIGN GLéISDELINEs
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Staff Review &
Routine alterations: Patio railings, Administrative Approval

awnings, signage, etc. Review (may not require a
Building Permit)

Project scope involves exterior
and site feature changes
in the Downtown Historic District
or to landmarked buildings
in the Non-Historic Area

Landmark Design
More complex alterations Review Commission
(LDRC)

Staff Review &

i Approval
and the Neighborhood > 340 sf new freestanding construction, (maﬁ(’;r requirea
Interface Area i Landmarks A
. proposed demolitions or an Board Building Permit)

application referred by the LDRC

Project scope involves
exterior and site .
Downtown features with a Deci Psric;:eRe:v‘i,::vh
: : esign
A: ;zjczct'icon (:Sozn;t(;;(c)ng:n\:zlie i(|)1f Advis?) ry Design Critique Process (LUR)
Submittal T Board or Apply for
the Non-Historic Area Building
and/or the Neighborhood Permit
Interface Area. (PMT)

Project extends

in‘to the public Downtown Approval/Denial
right-of-way Management of Revocable ROW
on the Downtown Commission Permit

Boulder Mall

Fig. 2 Application progression for projects within Downtown Boulder (Source: City of Boulder)
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INTRODUCTION

Note:
More information, on the history of
Boulder, including historic photographs
and other relevant background, is
available at the

and the

Note:
Please see the National Register of
Historic Places

for more
specific details regarding the historic
context and significance as it relates to
the architectural history of the area.

Photo Credits:
Carnegie Branch Library for Local
History, City of Boulder

Downrown History

In February of 1859, the Boulder City Town Company was organized to establish a supply center for miners going into the
mountains in search of gold and silver in the hope that it would grow to "be an important town." Establishment of the two
square mile town site followed the discovery of gold near present day Denver, and a resulting flood of prospectors to the area.
One such prospector, George R. Williamson recounted that a straight line was laid out for the main street by driving a stake in
the ground at the corner of what is now Broadway and Pearl Streets and "a sighting (was made) across this stick to the black
spur on the prairie, known as Valmont Butte" made to establish the alignment of Pearl Street." From the beginning Pearl Street
has been the nucleus of the community, and its main street. In 1860, the fledgling town was described as containing about
sixty log buildings (all with dirt floors), located mainly along Pearl Street. Several years later, upon visiting Boulder the intrepid
English visitor described the town as "a hideous collection of frame houses on a burning plain." 2

While growth in Boulder was slow until after the end of the Civil War, business generated from the mining camps, together
with Boulder’s selection as the county seat in 1861, the arrival of the railroad in 1873, and establishment of a state university

in 1876, provided the foundation for steady growth and the construction of substantial business blocks in the commercial
center of the town. Businesses were established along Pearl Street and adjoining streets to supply the needs of the town, local
farmers, and mining camps.

By the 1880s, the commercial area had developed into bustling hub of restaurants, groceries, saloons, liquor stores, liveries,
lumber yards, drug stores, dry goods stores, hardware stores, feed and flour stores, barbers, paint shops, and tailors, in addition
to fraternal lodges and the county courthouse. An 1880 account of Boulder in the Boulder County News observed, "I've never
seen a city of this size with so many saloons (approximately eighteen) and so few drunks."

Streetcar service enabled residents in new areas of the city to conveniently shop and conduct business downtown as Boulder
transformed from a supply town to a sleepy university city with commercial activities centered on and around Pearl Street. The
Denver & Interurban Railroad (an intercity connection with Denver) ran along Pearl Street from 1908 until 1917. During the
1920s, several new commercial buildings were erected, updating the appearance of the downtown with Twentieth Century
influences. The first decades of the 1900s also saw a rising awareness of Boulder’s potential to draw newcomers and tourists
with construction of the Boulderado Hotel in 1909 and the citywide planning for the improvement of Boulder with the
Frederick Law Olmsted, Jr. masterplan in 1910. Increasingly, Boulder residents were becoming sensitive to the built and natural
environment, leading Saco DeBoer’s 1928 zoning proposal establishing the first zoning ordinance creating seven zoning
districts and the first height restrictions limiting downtown buildings to seventy-five feet and neighborhood shopping districts
to thirty-five feet.

Boulder experienced tremendous growth after World War Il as the university grew and the city marketed itself as a perfect
place to locate “clean” industry. This led to a number of scientific research institutions and companies locating in the city.

The resulting new jobs led to many new residential neighborhoods and automobile-oriented neighborhood shopping areas
outside of the core area, creating competition to downtown and leading to the “modernization” of storefronts during the
1950s and 1960s. By the early 1970s, a merchant-led effort to revitalize Pearl Street was underway. Recognizing Boulder’s area
growth limitations as a result of acquisition of open space around the city, community leaders joined with downtown property
owners and merchants to turn the four blocks of Pearl Street between 11th and 15th Streets into a pedestrian mall. The Pearl
Street Mall is among the most successful such pedestrian ways in the United States with many restored historic buildings and
a vibrant commercial area. In 1980, the Downtown Historic District was listed in the National Register of Historic Places and in
1999 the area was designated a local historic district.

1 “Boulder in Perspective — From Search for Gold to the Gold of Research’, J.B. Schooland, Johnson Pub., 1980, p.136
2 “ A Lady’s Life in the Rocky Mountains’, Isabella L. Bird, John Murray Pub., 1879, p.230
3 “Boulder in Perspective — From Search for Gold to the Gold of Research’, J.B. Schooland, Johnson Pub., 1980

Downtown UrBAN DEsIGN GUIDELINES
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SECTION 1

. LEGEND

@ | | Downtown Historic District

Mapleton and Chamberlain
Historic Districts

|:| Individual Landmarks

Parks
" Pedestrian Mall

Fig. 2 Downtown Historic District Map (Source: City of Boulder)
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Secrion 1 THe Historic District

The boundaries of the Downtown Historic District, designated in 1999 with a period of significance from 1858-1946,
generally conform to the boundaries of the Downtown Boulder National Register Historic District. The district contains the
City’s greatest concentration of historic commercial buildings, especially along Pearl Street which forms its central spine.
These buildings not only serve as a link with our cultural heritage, they also establish a model for design quality. Such
buildings are resources for education, recreation and human enjoyment. They provide Downtown with a rich character and

a human scale that are unique assets for both residents and visitors.
Landmark Alteration Certificate

Development in the Downtown Historic District must be especially sensitive to issues of compatibility. The economic success
of the area is in many ways dependent on maintaining the historic character and quality that sets the it apart from other
shopping areas. For this reason, the preservation, restoration, and appropriate rehabilitation of older buildings in this district
is of great importance.

The urban design objectives for the Downtown Historic District are to:
+ Preserve and restore historic buildings.

+ Preserve the integrity of the historic architectural features of individual buildings.

+ Ensure that alterations and new construction strengthen and maintain the historic integrity of individual buildings and of the
district at large.

« Encourage new development that will respect and enhance the visual character.

« Preserve the central area as a place for intense pedestrian activity.

Downtown UrRBAN DEsiGN GUIDELINES
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Historic properties are organized into three categories:

+ Local Landmark Buildings - These buildings are officially designated as City of Boulder local landmarks. They have a special
character, historic, architectural, or aesthetic interest or value in Boulder’s local history. Landmarked buildings may include
contributing properties to the Downtown Historic District. The greatest care must be given to preserving, restoring, and designing
additions to these buildings.

« Contributing Buildings - Contributing buildings are those built during the district’s period of significance (1858 through 1946)
that exist in comparatively “original” condition, or that have been appropriately restored, and that clearly contribute to the historic
significance and integrity of the area. Such buildings may have additions that are compatible with the historic character of the
original building, have original material now covered, or have experienced some alteration, yet continue to convey some sense of
history. Rehabilitations and additions should be sensitive and appropriate to the historic building and district.

City of Boulder Historic
Preservation website

THE HISTORIC DISTRICT

Non-Contributing Buildings - There are two types of non-contributing buildings in the Downtown Boulder Historic District. First,
buildings built during the district’s period of significance that have been altered to such an extent that historic information is not
interpretable and restoration is not possible. Such buildings should be evaluated on a case by case basis to determine if saving and
restoring them is feasible or desirable. Second, buildings erected after 1946 which are not individually significant. For alterations to
these buildings, the guidelines for new construction and/or remodel of non-contributing buildings in this section apply.
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Fig. 3 Downtown Historic District Properties (Source: City of Boulder)
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1.1 General guidelines for the Historic District

The following guidelines apply to all areas of the Downtown Boulder Historic District.

A. The use of traditional, durable materials as the primary building material is encouraged to reflect the historic building
construction and development pattern within the district. Choose accent materials similar in texture and scale to others in the
district.

1. These following materials are generally appropriate:
«  Full dimension brick and stone masonry
«  Finish carpentry details, e.g. cornice molding, door and window casing
«  Finished lumber to achieve traditional patterns, e.g. horizontal siding rather than diagonal
«  Finished, embossed or painted metal and sheet metal
«  Clear or lightly tinted glass
«  Ceramic tiles
«  Brick, clay and ceramic pavers
«  Slate, finished metal, glazed ceramic and tile roofs
- Brick, concrete or stone lintels
- Brick, wood or stone columns
2. The following materials are generally inappropriate:
«  Thin veneer products
«  Vinyl replacement windows
«  EIFS systems or EIFS decorative elements
«  Faux or simulated materials, including composite wood
«  Coarsely finished, “rustic” materials, such as wood shakes, shingles, barn board or stained fir plywood
«  Poorly crafted or “rustic” woodworking and finishing techniques
+ Indoor-outdoor carpeting or astro-turf
«  Corrugated metal and fiberglass (unless used sparingly)
«  Moss rock
«  “Antique”or old brick with partial paint, mottled light variegated brick, oversized brick and white brick mortar
«  Ornate wrought-iron, “New Orleans” style grille and rail work
«  Stucco surfaces that are highly textured such as those sometimes associated with a “hacienda” or “Mediterranean” style
«  Expanded metal
«  Silver or clear anodized aluminum sheets
«  Silver or clear aluminum extrusions for windows and doorways
«  Residential type sliding glass doors
« Imitation wood siding or stone
«  Flat or molded plastic sheeting in quantities exceeding five square feet when used as primary facade materials
«  Imitation metal “rock work”
«  Plastic molded imitations of any conventional building material
«  Mirror or metalized reflective glass
+  Glass block

THE HISTORIC DISTRICT

The Secretary of
the Interior Standards for the Treatment

of Historic Properties with Guidelines for
Preserving, Rehabilitating Restoring and
Reconstructing Historic Buildings
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B. Awnings may be used to provide visual depth and shade.
1. Awnings should be designed to fit the storefront opening to emphasize the building’s proportions and have at least an

Downtown UrsAN DEsIGN GUIDELINES
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eight foot clearance from the sidewalk. Awnings should not obscure or damage important architectural details.
2. Operable fabric awnings are encouraged. Metal awnings or canopies that are similar in form to fabric awnings may
be appropriate when designed as an integral part of the building facade, and do not appear as tacked-on additions.
Awning color should be coordinated with the color scheme of the entire building front. Mechanized awnings and
National Park Service (NPS) Technical awnings on the upper stories are discouraged.

B, C. Select building colors appropriate to the area’s historic character.

1. Select a color scheme that will visually link the building to its past as well as to others in the area. Consider colors that
are compatible with the building’s predominant materials, or do an analysis of colors pre-existing on the building and
use one of the colors found.

2. Develop a comprehensive color scheme. Consider the building as a whole as well as the details that need emphasis.
Softer muted colors establish a uniform background. Establish a hierarchy for the color palette with one color on similar
elements such as window frames. Reserve brighter colors for small special accents to emphasize entry ways and to
highlight special structural ornamentation.

3. Itis not appropriate to paint unpainted brick. If the brick is already painted, paint removal is preferred. Avoid paint
removal procedures that damage the original brick finish such as sand blasting or caustic chemicals. Before removing
paint conduct a test to determine detrimental effects. If the existing paint on the brick is in poor condition and paint
removal will damage the underlying brick, the brick should be repainted.

Section 9-9-16, “Outdoor Lighting”

D. Minimize the visibility of mechanical, structural, or electrical appurtenances.

Section 9-9-14, "Parking 1. Use low-profile mechanical units and elevator shafts that are not visible from the street. If this is not possible, set back or
Lot Landscaping Standards" screen rooftop equipment from view. Be sensitive to views from the upper floors of neighboring buildings. Skylights or

solar panels should have low profiles and not be visible from the public right-of-way. These features should be installed
in a manner which minimizes damage to historic materials.

E. Improve rear or side alley elevations to enhance public access from parking lots and alleys.
1. Where buildings are built to the alley edge, consider opportunities for alley display windows and secondary customer or
employee entries.
2. Screening for service equipment, trash, or any other rear-of-building elements should be designed as an integral part of
the overall design. Where intact, historic alley facades should be preserved along with original features and materials.
Alterations should be compatible with the historic scale and character of the building and block.

F.  Exterior building lighting should be designed to enhance the overall architecture of the building. Security lighting should be
designed for safety, as well as night-time appearance.

G. Reduce the visual impact of structured and surface parking.
1. Parking structures should be compatible with the historic district, overall block and adjacent buildings. All parking
structures should be architecturally screened and/or wrapped with an occupiable use.
2. Surface Parking should be located to the rear of the property and screened from view.
3. Pedestrian routes in structures and parking lots should be easily identifiable and accessed, with clear visual connections
to the sidewalks and buildings.

H. The law requires that universal access be located with the principal public entrance.
1. In existing buildings, where the only route is not accessible from the principal public entrance, a rear or side service
entrance route may be considered.
2. Ramps and related accessibility modifications to a historic property should be compatible with the character of the
building.

Downtown UrRBAN DEsiGN GUIDELINES
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THE HISTORIC DISTRICT
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Technical Briefs.

1.2 Guidelines for the preservation and restoration of local landmarks and contributing buildings
While it is acknowledged that changes to structures in the Downtown Historic District will occur over time, it is also a concern that
these changes not damage the historic building fabric and character of the area. Preservation of the exteriors and storefronts of
these buildings will continue their contribution to the unique historic character of the Downtown. Any building renovation or
alteration, no matter the planned use, must retain the overall design integrity of the historic building by protecting the original
features and materials and respecting the traditional design elements. The following are the guidelines for the preservation and
restoration of local landmarks and contributing buildings:

A. Preserve Original Character, Facades and Materials.
Wherever possible retain these elements through
restoration and repair, rather than replacement. If
portions of the original material must be replaced,
use a material similar to the original. The following
elements are part of the traditional storefront
building typology indicative to the development of
Downtown Boulder. These elements include:

Full-dimension bricks, or stone

Display window bulkheads

Large storefront display windows

Recessed and corner entrances

Secondary entrances and detailing 9
Storefront transom

Sign bands and storefront cornice

Parapet walls, caps, and/or roof cornices
Upper story vertically proportioned windows
and/or fenestrations

10. Columns, pilasters, and piers 7
11. Decorative window sills, lintels, window hoods,

and other window assembly elements 6

B. Avoid concealing or removing original materials. 3 AN

VWoONOU AWM =

If the original material has been covered, uncover it if
feasible.

C. Maintain the historic building set back line.
Preserve the historic relationship of the building
to the street or property line. Where buildings are
built to the alley edge, consider secondary customer
entries if original materials and features are not
damaged.

Fig. 4 Historic Building Elements
(Source: City of Boulder)
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1.3 Guidelines for contemporary alterations and additions to local landmarks and contributing buildings
B.R.C. Section 9-7-1, "Schedule The purpose of this section is to provide guidance for the design of additions or alterations to contributing buildings in order
of Form and Bulk Standards" to retain the historic character of the overall district. While renovations and building design is expected to reflect the character
of its own time acknowledging the Downtown as a living district, it is important that it also respect the traditional qualities that

makes the Downtown unique, such as massing, scale, use of storefront detailing, and choice of materials.

A. Distinguish additions to historic buildings.

1.

Additions to historic buildings should be differentiated, yet compatible, from the original while maintaining visual
continuity through the use of design elements such as proportion and scale, siting, facade set back, and materials that
are of a similar color and texture. When design elements contrast too strongly with the original structure, the addition
will appear visually incompatible. Conversely, when the original design is replicated, the addition is indistinguishable
and the historical evolution of the building becomes unrecognizable. New additions should be subordinate to the
original building form.

For additions to a historic building, retain the original proportions, scale, and character of the main facade. Position

the addition so it is subordinate to the original building. Express the difference between the original facade and the
addition with a subtle change in color, texture or materials.

Maintain the proportions and the established pattern of upper story windows. In addition, upper floors should
incorporate traditional vertically proportioned window openings with less window glazing and transparency than the
lower floors. Use windows similar in size and shape to those used historically to maintain the facade pattern of the block.
Maintain the rhythm established by the repetition of the traditional ~25' facade widths for projects that extend over
several lots by changing the materials, patterns, reveals, and building set backs in uniform intervals or by using design
elements such as columns or pilasters.

Set back vertical additions to historic buildings maintaining the height of the primary, historic facade. Lateral additions
should be subordinate and differentiated from the primary historic building. Additions need to demonstrate a
harmonious relationship with the historic building height, mass, and scale.

Fig. 5 A new addition to a historic block with compatible scale
(Source: National Park Service)
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Fig. 6 Historic pattern of building widths along Pearl Street Mall
(Source: City of Boulder)
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Fig. 8 A non-conforming addition with incompatible materials, massing and Fig. 7 A new addition demonstrating a harmonious use of similar materials in a differentiated,
window proportioning yet compatible manner
(Source: National Park Service) (Source: Gossens Bachman)
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Section_
8-6-6, "Requirements for Revocable
Permits, Short-Term Leases and Long-
Term Leases"

1.4 Guidelines for new construction and remodeling non-contributing buildings in the Downtown Historic District
The purpose of this section is to provide guidance for the design of new construction and the renovation of non-contributing
buildings in order to retain the historic character of the overall district. While new building design is expected to reflect the
character of its own time acknowledging the Downtown as a living district, it is important that it also respect the traditional
qualities that makes the Downtown unique, such as massing, scale, use of storefront detailing, and choice of materials.

A.

Incorporate traditional building elements in new design and construction. Careful integration of traditional facade features
reinforces patterns and visual alignments that contribute to the overall character of the district. These features may be
interpreted in new and contemporary ways. Please see Section 1.2 for a list of historic building elements.

Construct new buildings to maintain the continuity of the historic building relationship to the street, adjacent properties, and/
or the block.

Maintain a human scale rather than a monolithic or monumental scale. Smaller scale buildings and the use of traditionally-
sized building components help to establish a human scale and maintain the character of Downtown. Standard size brick,
uniform building components, and standard window sizes are most appropriate.

Consider the proportioning of the height and mass to the building footprint. In general, buildings should appear similar in
height, mass, and scale to other buildings in the historic area to maintain the historic district’s visual integrity and unique
character. At the same time, it is important to maintain a variety of heights. While the actual heights of buildings are of concern,
the perceived heights of buildings are equally important. One, two and three story buildings make up the primary architectural
fabric of the Downtown, with taller buildings located at key intersections.

1. Relate the height of buildings to neighboring structures at the sidewalk edge. For new structures that are significantly
taller than adjacent buildings, upper floors should be set-back a minimum of 15’ from the front facade to reduce the
perceived height.

2. Consider the effect of building height on shading and views. Building height can shade sidewalks during winter months
leading to icy sidewalks and unappealing pedestrian areas

Provide a variation of roof heights and types.

Buildings are expected to be designed on all exposed elevations. Primary facade materials are to extend to secondary
elevations, or wrap building corners, a proportionally relevant distance as to portray a sense of depth.

Construct residential units to include entry stoops and/or porches. Residential entry porches are encouraged to extend 18" to
30" above grade. Construct commercial buildings at grade.
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Fig. 9 A compatible renovation with references to adjacent building height and contemporary references to the storefront building typology
(Source: Olson Kundig)
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Fig. 10 New construction with compatible material, scale and window proportioning Fig. 11 New construction with contemporary, yet compatible, references to historic
(Source: City of Boulder) building elements (Source: Jorge Mastropietro Architects Atelier)
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Fig. 12 New construction with appropriate historic references including materiality and scale (Source: City of Boulder)
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Fig. 13 Map of the Downtown Historic District, Non-Hlstoric and the Interface Area (Source: City of Boulder)
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Secrion 2 THe Non-Historic & INTERFACE AREAS

Code: Important design elements are 1) the Non-Historic Area’s relationship to its surroundings, including the Historic Area, the
See the B.R.C. Section Civic Park area, and the residential quality of the Interface Area, 2) the pedestrian quality of the area including the Downtown
Boulder pedestrian mall, east and west Pearl Street, Spruce and Walnut streets, Canyon Boulevard. and the north-south
or contact the DMCat (303) streets that connect the Civic Area to the Downtown Boulder pedestrian mall area, and 3) new building design can reflect
413-7300. the character of its own time and meaningful juxtapositions, while respecting the integrity, scale, and massing of historic

buildings in the surrounding areas.

Creative interpretations of traditional design elements, and designs that reflect the character of their time, are encouraged.
The designs should be compatible with the surrounding historic context, but distinguishable. These guidelines also
discourage projects that create inhospitable pedestrian design, and buildings that are inappropriate in scale and massing to
their surroundings.

The Interface Area is composed of the blocks that link the core of the Downtown to the surrounding residential
neighborhoods. This area requires special design sensitivities that must be addressed when commercial buildings are
located adjacent to residential areas. Impacts to the surrounding residential areas can be minimized through careful design
which respects the scale and quality of adjacent residential uses and thoughtfully transitions the commercial and residential
areas.

The urban design objectives for the Non-Historic and Interface Areas are to:
- Reinforce the character of Downtown as a pedestrian place by encouraging architectural solutions that are visually pleasing,
reflective of contemporary times yet stylistically appropriate to the context, and compatible in scale and character with their
street.

« Encourage sensitive design along the edge where the Downtown commercial area abuts residential neighborhoods.
« Emphasize a clear distinction between the commercial and residential interface areas.
+ Maintain the diversity in building type and size, and respect the adjoining residential character.

- Discourage adverse impacts from noise, night lighting, poor building design, and commercial service areas on adjacent residential
neighborhoods.
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Note:

See Section 3 for encroachments into
the public right-of-way discussion
on revocable lease and allowable
dimensions.

Code:
See the B.R.C.

for parking
lot screening requirements.

Code:
See the B.R.C.
for lighting requirements.

Note:

A goal of the city is to make the
Downtown as accessible as possible.
All accessible design elements must
conform to all applicable Federal, State
and Local laws and codes. Wherever

a discrepancy may arise, the higher
standard shall be applied.

2.1 General guidelines for the Non-Historic and Interface Areas

A.

Maintain the historic or predominant building set back line.

1. Maintain the relationship and continuity of the building wall to the street or property line.

2. For commercial uses in residential buildings, maintain the predominant residential set back of the block, including any
porches.

Minimize the visibility of mechanical, structural, or electrical appurtenances

1. Use low-profile mechanical units and elevator shafts that are not visible from the street. If this is not possible, set back or
screen rooftop equipment from view. Be sensitive to views from the upper floors of neighboring buildings. Skylights or
solar panels should have low profiles and not be visible from the public right-of-way.

Design all sides of the building including alley elevations.

1. Well designed rear building entrances, windows, balconies, and planting areas are encouraged.

2. Improve rear or side alley elevations to enhance public access from parking lots and alleys.

3. Where buildings are built to the alley edge, consider opportunities for alley display windows and secondary customer or
employee entries.

4. Primary facade materials are to extend to secondary elevations, or wrap building corners, a sufficient amount as to
portray a sense of depth.

5. Screening for service equipment, trash, or any other rear-of-building elements should be designed as an integral part of
the overall design. Where intact, historic alley facades should be preserved along with original features and materials.

Exterior building lighting should be designed to enhance the overall architecture of the building. Security lighting should be
designed for safety, as well as night-time appearance.

Reduce the visual impact of structured and surface parking.

1. Parking structures should be compatible to the historic district and adjacent buildings. All parking structures should be
architecturally screened and/or wrapped with an occupiable use.

2. Locate any surface parking to the rear of the property. All surface parking must be screened.

3. Pedestrian routes in structures and parking lots should be easily identifiable and accessed, with clear visual connections
to the sidewalks and buildings.

The law requires that universal access be located with the principal public entrance.

Consider the quality of open space incorporated into new and renovated buildings. When appropriate to the context,
integrate the surrounding open spaces into the building design. Well programmed plazas, courtyards, outdoor seating and
dining areas on or adjacent to open spaces and pedestrian routes are encouraged.
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Fig. 14 A contemporary infill development with appropriate materiality, massing, and human scale elements
(Source: Beyer Blinder Belle)
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Fig. 15 A contemporary infill development with traditional materials, an innovative Fig. 16 A contemporary infill development with alternative material choices and a
approach to historic window proportioning and recessed upper floor traditional storefront building form
(Source: Jorge Mastropietro Architects Atelier) (Source: City of Boulder)
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Code: 2.2 Commercial buildings in the Non-Historic and Interface Areas

N

for specific
height and set back requirements.

2.

A. Consider incorporating traditional facade elements in new and contemporary ways. See Section 1: The Downtown Historic
District for specific building elements.

B. Consider the height, mass, and scale of buildings.
1.

In general, buildings should appear similar in height, mass, and scale to other buildings in the area. At the same time, it
is important to maintain a variety of heights. While the actual heights of buildings are of concern, the perceived heights
of buildings are equally important. One, two and three story buildings make up the primary architectural fabric of the
Downtown, with taller buildings located at key intersections.

Consider the height and proportion of buildings to neighboring structures. For new structures that are significantly
taller than adjacent buildings, upper floors should be set-back a minimum of 15 feet from the front facade to reduce the
perceived height.

Consider the effect of building height on shading and views. Building height can shade sidewalks during winter months
leading to icy sidewalks and unappealing pedestrian areas.

Maintain the traditional, established breaks between buildings, such as existing paseos.

For projects located in the Interface Area, construct buildings three floors or less and consider the adjacent residential
height, mass, and scale.

Commercial construction on a primarily residential block should be designed to reflect a residential character, e.g.
residential set back on a primarily residential street.

C. Maintain a human scale, rather than monolithic or monumental scale.
1.

Avoid large featureless facade surfaces. Include architectural elements and patterns that divide the facade into familiar
intervals. A single facade should not exceed a maximum of 75 linear feet.

Consider how the texture and pattern of building materials will be perceived. Use traditionally sized building components
in a way that incorporates details, textures, and patterns to establish a sense of human scale.

Maintain the distinction between ground and upper floors. Develop the first floor facade as primarily transparent.
Consider using windows and other architectural features to create a pattern that will reinforce the traditional facade
rhythm found on commercial buildings in the Downtown area. Lower floors are generally differentiated by a higher
percentage of glazing and transparency than upper floors.

D. Construct primary entrances at grade.
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Fig. 17 An adaptive reuse building with a contemporary interpretation of materials
(Source: McHenry Architecture/Photographer: David J. Murray)
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Fig. 18 An appropriate adaptive reuse of an existing residential building into a commercial occupancy
(Source: City of Boulder)
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Fig. 19 A contemporary commercial building with traditional storefront proportioning including delineating the bottom, middle and top sections
(Source: City of Boulder)
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2.3 Residential buildings in the Non-Historic and Interface
Areas

A. Maintain the diverse architectural character of the residential
buildings in the Interface Area.

B. Construct residential units to include entry stoops and/or
porches. Residential entry porches are encouraged to extend
18"to 30" above grade.

C. When feasible, maintain residential uses in historic residential
buildings.

Fig. 20 A well-articulated alley elevation with an appropriately screened
trash enclosure
(Source: City of Boulder)

Fig. 21 A contemporary row house with compatible materials and overall form
(Source: City of Boulder)
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Fig. 22 A contemporary multifamily residential development with compatible materials and vertically oriented exterior detailing reflecting a
townhome or rowhome building type
(Source: Studio Architects)
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Fig. 23 Contemporary single family residence in a historic district with compatible materials, scale and overall references to the surrounding vernacular roof forms
(Source: Jeff Jordan Architects)
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Fig. 23 The Downtown Pedestrian Mall (Source: City of Boulder)
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Secion3  THe PusLic Ream

The term “public realm” refers to the entire system of open space, landscaping, signage, streets and sidewalks, by which
people circulate through and experience the Downtown. Our image of Downtown Boulder, and the ease and safety with
which we move through it, is determined by the quality of the streetscape.

The urban design objectives of the Public Realm Guideline are to:

Unify the visual image of Downtown by creating a series of public sitting areas, completing the rhythm of street trees and street
lighting, and providing landscaping with seasonal color or other qualities of visual interest.

Create a pedestrian-oriented environment that is safe, accessible, visually pleasing, and comfortable.

Strengthen Downtown’s visual connections. Visually and functionally connect the Downtown Boulder pedestrian mall and Civic
Park, or east and west Pearl Street to the Downtown Boulder pedestrian mall.

Maintain the visual unity and historic character of the Downtown Boulder pedestrian mall through the use of traditional materials.
Respect and preserve adjacent residential neighborhoods through the use of residentially appropriate streetscape design.

Encourage design and sign placement that promotes Downtown businesses while complementing the character and scale of the
building.

Promote signs that are designed as an integral yet noticeable part of a building’s overall design.
Promote the sign design and placement that is effective individually and harmonious with the overall signage of the block.
Encourage comfortable spaces by integrating appropriate landscaping and street trees into the public realm.

Create an overall image in which a building, signage, and site design relate to each other.
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Fig. 25 Awning signs and patio extension (Source: City of Boulder)

Fig. 24 Downtown wall sign with directional lighting (Source: City of Boulder) Fig. 26 Projecting sign (Source: City of Boulder)
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Code:

Awnings, signage, patio extensions, and
other associated structures or objects
extending into the public right-of-

way require a revocable right-of-way
permit and/or lease agreement, see the
B.R.C

for more
information.

Note:

The following is meant as a supplement
to the city’s Sign Code. Sign permits,
obtained through the Planning
Department, are required. Signs that
extend into the Downtown Boulder
pedestrian mall will require review
by the Downtown Management
Commission. For further information
call the at (303) 413-7300 and
the at (303)
441-1880.

Code:

Signs on historic buildings or in historic

districts must comply with the B.R.C.
and

provisions.

3.1 Signs

A. Commercial signs should function to identify and locate businesses, promote commercial activity, attract customers, provide
direction and information, and in some cases create visual delight and architectural interest.

B. Following are principal sign types that are applicable in the Downtown:

1. Wall Signs:
Wall signs are limited in size and defined as projecting less than 15 inches from the building. Wall signs should be
positioned within architectural features such as the panels above storefronts, sign bands, on the transom windows, or
flanking doorways. Wall mounted signs should align with others on a block to maintain established patterns.

2. Projecting Signs:
Projecting signs should be positioned along the first floor level of the facade. Projecting signs may take on their own
special shape, or create their own symbol within the overall facade design.

3. Awning Signs:
Awnings should be positioned to emphasize special shapes or details of the facade, to draw attention to the shop
entrances or to emphasize a display window. Awning signs may be illustrated with letters or symbols.

C. Signage should be designed as an integral part of the overall building design. In general, signs should not obscure
important architectural details. When several businesses share a building, signs should be aligned or organized in a
directory.

D. Use simple signs to clearly convey their messages.

1. Sign materials should be durable and easy to maintain. Appropriate sign materials include painted or carved wood,
carved wooden letters, epoxy letters, galvanized sheet metal, stone, specialty or decorative glass, clear and colored
acrylic, or neon.

2. Lighting external to the sign surface with illumination directed toward the sign is preferred. External lighting may also
highlight architectural features. Internally lit signs are generally discouraged. The light level should not overpower the
facade or other signs on the street. The light source should be shielded from pedestrian view. The lighting of symbol
signs is encouraged. Internal lighting may be appropriate where only letters are illuminated or neon is used. Neon is
acceptable, though restricted in size, if it does not obscure architectural detail or overly illuminate display windows.

3. Signs should be designed in simple, straight-forward shapes that convey their message clearly. Symbols are easily read
and enhance the pedestrian quality of the Downtown.

4. Lettering styles should be proportioned, simple, and easy to read. In most instances, a simple typeface is preferred over
a faddish or overly ornate type style. The number of type styles should be limited to two per sign. As a general rule, the
letter forms should occupy not more than 75% of the total sign panel.
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3.2 The Streetscape
Note:

In general, the predominate material in
the Downtown is brick. The use of brick
to highlight and define the streetscape
zones is especially appropriate in the
blocks adjacent to the mall. Other
appropriate materials include sandstone,
or the use of art work which is stenciled
or sandblasted into the concrete surface.

A. The existing street hierarchy is the basis for designing the streetscape. The concept of a street hierarchy is based on
understanding how various Downtown streets function. For example, Canyon Boulevard and Broadway are major vehicular
streets, thus street improvements should provide for large volumes of traffic while buffering pedestrians from traffic impacts.
Four types of streets have been identified:

1.  The Downtown Boulder pedestrian mall (a vehicle-free pedestrian street):
The Downtown Boulder pedestrian mall, which encompasses Pearl Street from 11th to 15th Streets, is the most intensely
used pedestrian zone in the area. As a shopping, festival, and public gathering place it will remain a vehicle free area with
a unified brick paving design. Elaborate landscape treatments, including seasonally-varied plantings and coordinated
street furniture, add to the pedestrian ambiance.

2. Canyon Boulevard and Broadway (major vehicular through streets):
Canyon Boulevard and Broadway accommodate large volumes of traffic moving through the Downtown. Streetscape
features should be designed to buffer pedestrians from traffic impacts, provide greater building set backs and detached
sidewalks with planting strips between the sidewalk and curb. The exception is the section of Broadway between Canyon
Boulevard and Spruce Street in which attached sidewalks are needed to accommodate more intense pedestrian use. In
areas with detached sidewalks, well designed landscaping and street trees shall be provided. On Canyon Boulevard, the
use of landscaped median strips and pedestrian safe zones should be designed to minimize pedestrian/vehicular conflicts.

3. 9th, 10th, 11th, 13th, and 14th Streets (north/south pedestrian connectors):
These five north/south streets provide the main pedestrian connections between the Downtown Boulder pedestrian
mall and the Civic Park. Where these streets cross Canyon Boulevard, which is very wide, crosswalk designs that visually
link the north and south sides of the boulevard are important. The use of similar materials, intersection gateway features,
landscaping, and street furniture will help to visually weave the areas together and promote pedestrian access between
these two important Downtown public gathering places.

4. All other streets in the Downtown (general pedestrian-oriented streets):
In order to create a unified image in the area, all streets should share common features. At minimum, these should include
similar sidewalk scoring patterns, similar paving materials, similar street trees and tree grates, coordinated street furniture,
the inclusion of sidewalk neck downs and pedestrian safe zones, removal of pedestrian obstructions, and consolidation of
streetscape elements such as newspaper vending boxes, other traffic and directional signage, and pedestrian scale street
lighting.

5. Alleyways (minor service-oriented streets):
Alleyways serve as secondary circulation and alternative routes for both pedestrians and vehicles to navigate Downtown.
They can provide an alternate means of access to shops, restaurants and other commercial uses. Care must be taken in
balancing the service function of the alley and making the street safe for pedestrians.

6. Paseos/Multiuse paths (vehicles free pathways):
Paseos provide mid-block pedestrian only access. Multiuse paths traverse the civic and park areas. To promote pedestrian
circulation throughout the downtown area both should be encouraged in large projects. Design such connections to be
interesting places with thoughtful integration into the overall circulation. They should be handicap accessible, illuminated,
appropriately landscaped, and paved in materials compatible with their locations and surrounding context.

THE PUBLIC REALM

Note:
Colored concrete scored or formed to
imitate brick or stone is inappropriate.
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B. Use materials that reinforce the continuity and integrity of the overall Downtown district.
Any variations from the standard materials and patterns required by the Design and Construction Standards should be based
on a streetscape plan that illustrates how the variation adds to the visual unity and improves the downtown streetscape,
adjacent properties, and the overall image of the block. The design and materials should be durable, classic, and elegant
including:
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Fig. 27 Street Type Key Map (Source: City of Boulder)
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SECTION 3

Code:
See the Design and Construction
Standards

and the B.R.C.

additional requirements.

Note:

Permanent kitchen equipment, new
basement level extensions, second
floor extensions and greenhouses are
generally not permitted within the
right-of-way.

Note:

Light weight or movable handrails,
chains, ropes and unsupported railings
are inappropriate railing materials.

Note:
Improvements in the right-of-way

shall match the existing materials. Any
proposals to differentiate the materials
may require approval. For more
information visit the City of Boulder

or contact,
(303) 441-1880.

Note:

For more information on patio extensions

and cafe seating contactthe ' " at
(303) 413-7300.

uhwn =

Brick

Sandstone

Scored grey concrete

Black enamel street furniture and utility elements, e.g. right-of-way lighting, benches, trash receptacles, bollards, etc.
Outdoor seating

Use a basic sidewalk design to unify the visual image of Downtown. In most locations throughout the area, sidewalks average
15 feet wide from curb to property line. Streets should incorporate the following basic sidewalk elements:

1.

Frontage Zone

The frontage zone width may vary by street and allows for extensions into the right-of-way which create comfortable

and attractive sitting areas. Included within this zone are projecting signs, awnings, cafe seating, and gated patio

encroachments.

«  Design public right-of-way extensions that are visually appropriate to the street character.

«  Seating areas for dining are limited to the width of the building frontage. All tables and chairs are to be removable.

«  Railing designs should reflect an open, transparent feeling. Visually closed-in railings that “box-in" the extension area
are not appropriate.

+  Consider building programs and spatial layouts which provide alternative solutions to the need for gated, exterior
dining areas. There must be a minimum 7' clearance between the edge of the railing or seating area and any vertical
obstruction.

«  Create comfortable and attractive sitting areas, plazas, and small open spaces. Tables and chairs must be movable.

«  Orient seating to take advantage of views, sunshine in the winter, and shade in the summer.

Pedestrian Zone

The sidewalk pedestrian-through zone is the travel area designated for pedestrians and must be kept clear of all obstacles.

«  Pedestrian zones walkway surfaces should be delineated from the curb zone or buffer areas.

Curb Zone

The curb zone should consist of a 4’ wide area measured perpendicular from the inside of the curb.

«  Street elements and landscaping should be organized to allow for pedestrian access to adjacent street parking.

«  Onresidential transition streets in the Interface Area blocks use landscaping in the curb zone rather than hard surface
concrete.

Corner Zone

At a minimum, the standard corner zone should include the following elements:

« A pedestrian area where only essential “regulatory” elements, such as, signal posts, crosswalk signals and lighting are
allowed. All other amenities including benches, bike racks, newspaper racks, are prohibited.

«  Corner “amenity areas” are located at either side of the pedestrian area. Elements such as benches and bike racks
should be carefully arranged in an attractive and accessible fashion outside of any pedestrian throughways. Benches
should be arranged to facilitate social interaction.

Intersections

Important streets may require additional material detailing to match adjacent streetscape design and overall block

character.

«  Materials include utilizing brick and scored concrete patterning, similar to adjacent pedestrian and curb zones, in the
crosswalks and special paving within intersection squares. Important intersections are the areas between the Civic

Park and Downtown Boulder pedestrian mall.
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Frontage Zone

On the Pedestrian Mall - 10"maximum
extension of into the right-of-way.

On all other streets - 6’maximum
extension into the right-of-way.

Pedestrian Zone
On the Pedestrian Mall - The
unobstructed pedestrian throughway
must be no less than 8" A 9’6" wide
throughway is encouraged. Any type of
extensions into the right-of-way must

allow for the pedestrian circulation
requirements.

On all other streets - An unobstructed
pedestrian throughway of no less than
7" wide is required between vertical
elements such as trees or poles and
buildings.
Standard surface materials include
brushed natural color gray concrete

/7 \ \ ~ tooled in a maximum 4'x 4’ square with

~ brick accents.
/N D

\ ~ @ Curb Zone
/ \ \ ~ A minimum 4 curb zone will include
/ \ ~ trees, bike parking, landscaping strips,
\ ~ furniture, street andjor utility

\
elements.
\ \ . .
\ \ ~ Strandard suface materials include

\ brushed natural color gray concrete

tooled ina 2'x 2’ square pattern,
\ @ possibly with brick accents.
/ \ N

Fig. 28 Diagram of the typical sidewalk zones (Source: City of Boulder)
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SECTION 3

Code:
For more information on landscaping
requirements see the City of Boulder

and the B.R.C.

Note:

Unsuitable streets trees not to be placed
in the public right-of-way include
Cottonwood, Chinese and Siberian Elm,
Poplar, Russian Olive, Silver Maple, Tree
of Heaven, Willow, evergreens that
create sight obstructions, and clump
forms or multi-stem trees.

Note:

Tree and landscape maintenance on
commercially zoned properties, the
maintenance of trees, tree grates, and
surrounding hard and soft landscaping

located in the public right-of-way is the
responsibility of the private property
owner. This includes all maintenance and
repair of landscaping, trees, irrigation,
spraying, fertilizing, and replacing plant
materials and tree grates.

Note:

The city provides pruning, removal of
street trees in the public right-of-way,
safety inspections, and consultation on
street trees that may pose a health or
safety concern.

Note:

Contact the ' at (303) 413-7300 for
additional information regarding street
furniture, trash receptacles, bicycle
stands, and bollard variations for the
Pedestrian Mall.

3.3 Landscaping

A. Select street trees that are appropriate to their intended location and function.
Plant trees that will tolerate full sun, drought, varying soil pH. Keep in mind that the conditions of various planting sites in the
Downtown will vary and should be evaluated for individual landscape objectives and suitability to the specific street on which
they are to be planted. The following guidelines should be followed:

1.

Large trees should be located along Canyon Boulevard, wide right-of-way streets, and principal access streets such as Pearl
and Walnut Streets. Large trees should also be used to highlight corners, to provide cover for large plazas, or as accents
against the skyline.

Large maturing trees may be located on all downtown streets.

Small trees should be used to provide seasonal color and a visual focal point for special locations such as a building
entrance, corner area, sitting area, bus stop, or other significant area or view corridor.

Install street trees in tree grates at areas of adjacent parking and high pedestrian traffic, except at locations where they
occur in special raised planters in the curb zone, in large planted areas that are integrated with a sidewalk area, and in
locations where existing trees located in the curb zones have a root system that has pushed up above grade where the use
of a grate will injure the tree.

Maintain at least a 10 foot distance between tree trunk and building line. This refers to the distance between a tree and
building, not the distance necessary to maintain an unobstructed pedestrian area between a tree, as a vertical element,
and a railing that encloses a sidewalk restaurant

Where tree grates are used they should be aligned with paving pattern score lines and be placed with careful
consideration of sidewalk use, such as a sidewalk cafe or curb cuts.

Consider alternative methods to increase tree soil volume, e.g. modular, pre-engineered suspended pavement and
structural cell systems.

B. Select ground level plants that suit their location and function.

1.
2.

3.

4,

5.
6.

Use landscaping, shrubs and ground cover to accent areas.

Limit the use of annuals and high maintenance plants to the planting beds in the Downtown Boulder pedestrian mall. Use
drought tolerant, climate appropriate landscaping, including shrubs, flowering perennials, ground cover, and ornamental
grasses in planter beds.

Do not use gravel or rough stone in place of ground cover in the curb zone.

Whenever feasible, flowers and ornamental grasses should be used in combination to accent gateway locations and
special sites.

Plantings are preferred in natural, at-grade planting beds rather than planter pots or other containers.

Consider maintenance requirements in the placement and design of these features.

C. Maintain the character of Canyon Boulevard.

1.
2.

w

Continue the large tree rows on either side of the street and center landscape median.

In general, trees and other plant material should be arranged in an urban linear pattern that parallels the street rather than
a less formal random arrangement.

The primary trees along Canyon do not need to be planted with tree grates.

The median should be planted to enhance the “boulevard” quality of the corridor.

Incorporate grasses, paved areas or ground covers within the overall design of tree rows.
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Corner Zone - A pedestrian area or clear
zone that is free of obstacles and lined up
with the sidewalk pedestrian zone.
Standard surface treatment includes
brushed natural gray concrete scored in a
2'x 2’ square pattern parallel to the street.
e Corner“amenity areas” - The amenity
areas may incorporate benches, bike racks,
news racks, and similar elements.
Standard surface treatment includes
brushed natural gray concrete scored in a
4'x 4'square pattern and may have brick
detailing.
(rosswalks - Pedestrian crosswalks should

. L @ be a minimum of 10" wide with a 1" buffer
\ on either side.
- Standard surface treatment includes

truncated dome ramps and marking the

| crosswalk zone.
Intersection Squares - the center area of
' intersections have the same surface
| material as the surrounding street
| surfaces.

Fig. 29 Diagram of the typical corner and intersection zones (Source: City of Boulder)
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Fig. 30 Brick, sandstone, and scored concrete defining a corner zone
(Source: City of Boulder)

Fig. 31 Brick pavers and street features within the Pedestrian Mall Fig. 32 Typical bicycle rack and tree grate
(Source: City of Boulder) (Source: City of Boulder)
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Fig. 33 View of compatible patio extension with sandstone posts and iron railings
(Source: City of Boulder)
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Note:

The P DMC DAB = |
are among the groups involved

in making public art decisions in the

Downtown.

3.4 Street Furnishings

A.

Use street furnishings to create a unified visual appearance in Downtown.

In general, install standard benches, trash receptacles, appropriately sized bollards, pedestrian-scale street lighting, and bike
stands in durable black metal to unify the visual quality of the Downtown.

Strategically locate newspaper stands, kiosks and other furniture adjacent high-traffic areas, e.g. bus stops, intersections, etc.

Create attractive, safe and comfortable bus stops crafted in durable and elegant materials.

3.5 Historic Features

A.

B.

C.
3.6 Pub

A.

Preserve historic features of the streetscape. Whenever possible, preserve, restore, and reuse historic fixtures of the
streetscape, such as flagstone sidewalks, globe light fixtures, or any other existing historic features located in the public right-
of-way.

Historic signs, such as those painted on side walls, should be preserved.

Extensions into the right-of-way involving historic resources should be compatible and not substantially alter the property.
lic Art

Enrich the downtown with public art and carefully site art within appropriate areas of the public realm. Consider the context,
materials, purpose of the artwork at the proposed site.

Freestanding artwork should not obscure building elements. Thoughtfully integrated artwork may be incorporated into the
surface or facade design.

Artwork may be utilized as gateway features within discrete areas of Downtown.

Public art should be complementary and subordinate to associated historic properties and complement the period of
significance of the building or district.
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Fig. 34 West Pearl gateway obelisk (Source: City of Boulder)
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INTRODUCTION

What is the purpose of the guidelines?

The purpose of this third edition of the Downtown Urban Design Guidelines is to provides a basis for
understanding, discussing, and assessing the design quality of proposed preservation, renovation and new
construction projects located within the boundaries of the Downtown Historic District, the Non-Historic Area, and
the Interface Area.

Note:

The design guidelines include many photographs
and diagrams to illustrate acceptable or
unacceptable approaches. The illustrations are
provided as examples and are not intended to

indicate the only options. - o - . . . .
yop Through the use of these guidelines it is anticipated both private and public projects will endeavor to preserve

Note: and enhance the unique form, scale, visual character of downtown, and strengthen the identity of the area while
In general, these guidelines adhere the Local, State encouraging new compatible development.

and Federal regulations, but wherever a discrepancy

may arise, the higher standard shall be applied. . . .
How are the guidelines organized?

The guidelines are organized into three sections. The first two sections address specific geographic areas of the
downtown: the Downtown Historic District and the Non-Historic & Neighborhood Interface Areas. The last section
addresses the Public Realm.

The sections are organized around several principle guidelines and a number of “follow-up” guidelines. Within
the margins are excerpts marked “Note:” and “CODE:” reserved for more in depth references to the subject
matter.

How are the guidelines revised?

The guidelines, as part of the land use code and similar to all other area plans, are adopted by Planning Board
and City Council with advice from the Boulder Design Advisory Board. The Landmarks Board adopts guidelines
for the Downtown Historic District included in Section 1 of the guidelines.

How are the guidelines administered?

Three review bodies are primarily responsible for administering these guidelines: the Landmarks Board (LB), the
Boulder Design Advisory Board (BDAB), and the Downtown Management Commission (DMC). Specifically, the
LB reviews all projects located in the Downtown Historic District and landmarked properties located outside of
the District, BDAB reviews all projects with a construction value over $25,000 in the Non-Historic and Interface
Areas, and the DMC reviews projects located on the Downtown Boulder Mall.
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DowNTOWN ViSsION

Fig. 1 View of Downtown Boulder 2015 (Source: City of Boulder)

Downtown Boulder is characterized by the eclectic, fine
grained and compact urban character of the Downtown
Historic District. These qualities are reflected in the
traditional buildings, streetscape and bustling economy,
and the civic life of downtown. This is also where the
historic fabric is the setting for contemporary, vibrant
and active urban life where people are living, working,
shopping, and recreating in the shadow of a visible

| history.

The urban design quality becomes a vital part of what

- makes Downtown Boulder a memorable place. These

guidelines are intended to encourage the preservation
and enhancement of Downtown’s built environment
through recognition of design attributes that are intrinsic

& to its character and essential to its ongoing appeal:

¢ Design innovation, excellence in form, and visual
character that respects and references the historic
architectural context;

* Human-scaled space that results from the
designed interplay of enclosing mass, void, and
light;

¢ Street-level design oriented toward the pedestrian
in motion; and

¢ Sustainable design practice with respect to the use
of water, energy, and materials.

INTRODUCTION
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[Z0 0 Pedestrian Mall

- Non-Historic Area

Fig. 2 Area Map of Downtown Boulder (Source: City of Boulder)

INTRODUCTION 5
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THE DEsIGN REviEw PROCESS

Note: Scheduling a design review early is
important. In addition, scheduling a design

review with the appropriate review body is the
responsibility of the property owner, developer or
their representative. In general a meeting should be
scheduled before formal application is made to the
city for a building permit or development review.
For more information regarding the design review
and application procedure please contact (303)
441-1880.

Note: When requested LB or BDAB may actin an
advisory capacity to the other board.

Note: For further map data please see the City of
Boulder eMapLink GIS at http://gisims.ci.boulder.
co.us/website/pds/pds_eMaplLink/viewer.htm .

The Landmark Alteration Certificate (LAC) Review Process

Landmark Alteration Certificate (LAC) review through the Historic Preservation Program is required for exterior
changes to landmarked properties and all properties located within the Downtown Historic District boundaries.
The majority of applications are reviewed by the Landmarks Design Review committee (LDRC), that meets each
week. Routine changes, such as patios and signage, are reviewed by staff. More complex projects, including
demolition or new construction, are reviewed by the Landmarks Board. To find out more or for an application,
visit www.boulderhistoricpreservation.net or call (303) 441-1880.

The Boulder Design Advisory Board (BDAB) Process

The Boulder Design Advisory Board (BDAB) reviews projects valued over $25,000 located in the Non-Historic
and Interface Area which involve the construction of a new building or exterior work on an existing building. The
board provides comments to persons responsible for the design and development, and assures compliance with
the most recent Downtown Urban Design Guidelines. BDAB also reviews projects that require a discretionary
review. To find out more, visit www.bouldercolorado.gov/boards-commissions/bdab, or call (303) 441-1880.

The Downtown Management Commission (DMC) Process

The DMC manages, controls and supervises the business affairs of the Central Area General Improvement
District (CAGID) which includes review of projects which extend into the public right-of-way in the downtown
Boulder Pedestrian Mall. Typical projects reviewed by the DMC include outdoor eating areas, signs, awnings,
and other elements. To find out more, visit www.bouldercolorado.gov/boards-commissions/downtown-
management-commission, or call (303) 413-7300.

INTRODUCTION
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Projects scope requires a
Site Review

(See Boulder Revised Code
Site Review Threshold Table )

Project involves exterior

and site feature changes

in the Downtown Historic
District or to landmarked
buildings in the Non-Historic
Area and the Neighborhood
Interface Area.

Downtown
Project

Application
Submittal

Project involves

exterior and site

features with a construction
value of $25,000, or more, in
the Non-Historic Area and
Neighborhood Interface
Area.

Project extends into the
public right-of-way on the
Downtown Boulder Mall

Staff
Review

Planning board call up,
Reduction in off-street
parking, Reduction in
open space, and/or
Building above the
permitted height

Routine alterations: Patio railings,
awnings, signage, etc.

More complex alterations

> 340 sf new freestanding
construction, proposed
demolitions or an

application referred by the LDRC

Design
Advisory
Board

Downtown
Management
Commission

Approval/Denial
of Land Use Review
(LUR)

Approval/Denial
of Land Use Review
(LUR)

Administrative
Review

Landmark Design
Review Commission
(LDRC)

Landmarks
Board

Technical Document
(TEC) Submittal
with Approval

Staff Review &
Approval

(may not requirea
Building Permit)

Approval/Denial
of Landmark
Alteration
Certificate
(LAQ)

Design Review

Approval/Denial
of Revocable ROW
Permit
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Fig. 3 Project Application Process (Source: City of Boulder)

Apply for
Building
Permit

(PMT)
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HisTORY

Text currently under review On February 10, 1859, the Boulder City Town Company was organized by A.A. Brookfield, the first president,
by city Historic Preservation and 56 shareholders. Boulder city developed as a supply base for miners going into the mountains in search
Staff. of gold and silver providing miners with equipment, agricultural products, housing and transport services, and

gambling and drinking establishments. The downtown section of Boulder was the nucleus of the fledgling
community, and its main thoroughfare, Pearl Street, led into Boulder Canyon and the mining camps.

The business generated from the mining camps, together with Boulder’s selection as the county seat in 1861
and the site for the state university in 1876, provided the foundation for steady growth and the erection of
substantial business blocks in the commercial center of the town. Businesses were established along Pearl and
adjoining streets to supply every need of the urban community, local farmers, and mining camps. The downtown
experienced steady growth after the 1860s. By 1883, the commercial area included enterprises such as
restaurants, groceries, saloons and liquor stores, lumber yards, drug stores, dry goods stores, hardware stores,
feed and flour stores, barbers, paint shops, and tailors, in addition to fraternal lodges and the county courthouse.

Streetcar service enabled residents in new areas of the city to conveniently shop and conduct business
downtown. In addition, the Denver & Interurban Railroad (an intercity connection with Denver) ran along

Pearl Street from 1908-1917. During the 1920s, several new commercial buildings were erected, updating

the appearance of the downtown with 20th Century influences. The early 1900s saw the planning for the
improvement of Boulder with the Frederick Law Olmsted, Jr. master plan in 1910 and the Saco DeBoer’s
zoning proposal establishing the first height restrictions limiting downtown buildings to 75 feet and neighborhood
shopping districts to 35 feet, as well as seven zoning districts.

By the 1950s, competition from economic development in other areas of the City led to the modernization of
historic storefronts downtown. By 1977, Boulder began a period of infill, restoration, and re-use of its past
architectural development which continues to present and establishment of The Pearl Street Mall in 1976-1977.
The redevelopment of the downtown area during this period led to the Historic Preservation Code and nomination
of Downtown Boulder to the National Register of Historic Places in 1980.

8 INTRODUCTION
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Fig. 4 Development of along Pearl Street ca. 1890, 1927, 1945 and 1976 (clockwise from top left)
(Source: Carnegie Branch Library for Local History) Acquiring permission

INTRODUCTION 9
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. LEGEND

@ - Downtown Historic District

Mapleton/Chamberlain
20/ Historic Districts

[ Parks/Pedestrian Mall
- Pedestrian Mall

Fig. 5 Downtown Historic District Map (Source: City of Boulder)

10
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SEcTION 1: THE DowNTOWN HisToRIC DISTRICT

Note: All buildings in the district have been

The boundaries of the Downtown Historic District, designated in 1999 with a period of significance from 1858-
evaluated for historic significance and are subject

) X 1946, generally conform to the boundaries of the Downtown Boulder National Register Historic District. The
to Landmarks Board review when exterior work s . s . . . . . .
o - ) district contains the city’s greatest concentration of historic commercial buildings, especially along Pearl Street
isinvolved. Any changes to a building, or site, . . . . . . .
require a Landmark Alteration Certificate prior to which forms its central spine. These buildings not only serve as a link with our cultural heritage; they also
commencement. establish a model for design quality. Such buildings are resources for education, recreation and human
enjoyment. They provide downtown with a rich character and a human scale that are unique assets for both
residents and visitors.

Development in the Downtown Historic District must be especially sensitive to issues of compatibility. The
economic success of the downtown is in many ways dependent on maintaining the historic character and quality
that sets the downtown apart from other shopping areas. For this reason, the preservation, restoration, and
appropriate rehabilitation of older buildings in this district is of great importance.

The urban design objectives for the Downtown Historic District are to:
* Preserve and restore historic buildings.

* Preserve the integrity of the historic architectural features of individual buildings.

* Ensure that alterations and new construction strengthen and maintain the historic integrity of individual
buildings and of the district at large.

* Encourage new development that will respect and enhance the visual character.

* Preserve the central area as a place for intense pedestrian activity.

11
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Note: The city’s planning department maintains a
file of each building in the downtown area more
than 50 years in age. The official Inventory/Survey
forms on file indicate the level of significance

of each building within the Downtown Historic
District. For more information please visit www.
boulderhistoricpreservation.net, or call (303)
441-1800.

12
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There are three categories of historic properties:

Local Landmark Buildings

These buildings are officially designated as city of Boulder local landmarks. They have a special character,
historic, architectural, or aesthetic interest or value in Boulder’s local history. Landmarked buildings may include
contributing properties to the Downtown Historic District. The greatest care must be given to preserving,
restoring, and designing additions to these buildings.

Contributing Buildings

Contributing buildings are those built during the district’s period of significance (1858 through 1946), that exist

in comparatively “original” condition, or that have been appropriately restored, and that clearly contribute to the
historic significance and integrity of the area. Such buildings may have additions that are compatible with the
historic character of the original building, have original material now covered, or have experienced some alteration
yet continue to convey some sense of history. Rehabilitations and additions should be sensitive and appropriate
to the historic building and district.

Non-Contributing Buildings

There are two types of non-contributing buildings in the historic area: 1) buildings built during the district’s
period of significance that have been altered to such an extent that historic information is not interpretable and
restoration is not possible. Such buildings should be evaluated on a case by case basis to determine if saving
and restoring them is feasible or desirable; and, 2) buildings erected after 1946 which are not individually
significant. For alterations to these buildings, the guidelines for new construction and/or remodel of non-
contributing buildings in this section apply.

Section 1: THE Downtown Historic DisTRICT
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@l | Downtown Historic District

Fig. 6 Downtown Historic District Properties (Source: City of Boulder)

Section 1: THE Downtown Historic DisTRICT

- Landmarked & Contributing
I Contributing Buildings
[ ] Individually Landmarked
~ Parks

[0 Pedestrian Mall
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Note: Itis neither the intention of this guideline to
recreate the past, nor to encourage theme design in
the historic district, if the original building facade or
original building materials do not exist. However, if
documentary evidence such as photographs of the
original does exist, then an acceptable alternative is
to reconstruct the facade.

14
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1.1 Use building materials that reinforce the integrity of the overall historic district

The use of traditional, durable materials as the primary building material is encouraged to reflect the
historic building construction and development pattern within the district. Choose accent materials similar in
texture and scale to others in the district.

These following materials are generally appropriate:

¢ Full dimension brick and stone masonry

¢ Finish carpentry details, e.g. cornice molding, door and window casing

¢ Finished lumber to achieve traditional patterns, e.g. horizontal siding rather than diagonal
¢ Finished, embossed or painted metal and sheet metal

¢ Clear or lightly tinted glass

¢ Ceramic tiles

e Brick, clay and ceramic pavers

¢ Slate, finished metal, glazed ceramic and tile roofs

¢ Brick, concrete and stone lintels

¢ brick, wood or stone columns

The following materials are generally inappropriate:

¢ Thin veneer products

¢ Vinyl Replacement Windows

* EIFS systems, or EIFS decorative elements

¢ Faux or simulated materials

¢ Coarsely finished, “rustic’ materials, such as wood shakes, shingles, barn board or stained fir
plywood.

* Poorly crafted or “rustic” woodworking and finishing techniques

* Indoor-outdoor carpeting or astro-turf

* Corrugated metal and fiberglass (unless used sparingly)

*  Moss rock

*  “Antique” or old brick with partial paint, mottled light variegated brick, oversized brick and white
brick mortar

*  Ornate wrought-iron, “New Orleans” style grille and rail work

e Stucco surfaces that are highly textured such as those sometimes associated with a “hacienda”
or “Mediterranean” style

* Expanded metal

e Silver or clear anodized aluminum sheets

e Silver or clear aluminum extrusions for windows and doorways

* Residential type sliding glass doors

Section 1: THE Downtown Historic DisTRICT
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) ' Imitation wood siding or stone
Note: Forfurthe'r mfgrmanon on recommended Flat or molded plastic sheeting in quantities exceeding five square feet when used as primary
treatmentsforhwtonF properties please see The facade materials
Secretary of the Interior Standards for the Treatment e
of Historic Properties with Guidelines for Preserving, Imitation metal “rock work”
Rehabilitating Restoring & Reconstructing Historic Plastic molded imitations of any conventional building material
Buildings. Mirror or metalized reflective glass
Glass block
Secrion 1: THE Downtown Historic DisTrICT 15
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1.2.1

1.2 Guidelines for the preservation and restoration of local landmarks and
contributing buildings

While it is acknowledged that changes to structures in the Local Downtown Historic District will occur over
time, it is also a concern that these changes do not damage the historic building fabric and character of
downtown.
the unique historic character of the downtown. Any building renovation or alteration, no matter the planned
use, must retain the overall design integrity of the historic building by protecting the original features and
materials and respecting the traditional design elements.

Preservation of the exteriors and storefronts of these buildings will continue their contribution to

The following are the guidelines for the preservation and restoration of local landmarks and contributing
buildings:

Preserve Original Character, Facades and Materials

Wherever possible retain these elements through restoration and repair, rather than replacement. If
portions of the original material must be replaced, use a material similar to the original.

These elements include:

« -

I omTmoo» >

Full-dimension bricks, or stone

Display window bulkheads

. Storefront display windows

. Recessed and corner entrances

Secondary entrances and detailing

Storefront transom

. Sign bands and storefront cornice

. Parapet walls, caps, and roof cornices

Upper story vertically proportioned windows and fenestrations

Columns, pilasters, and piers

K. Decorative window sills, lintels, window hoods, and other window assembly elements

Section 1: THE Downtown Historic DisTRICT
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Fig. 7 Historic Building Facade Elements (Source: City of Boulder)
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Note: For more information on paint removal,
restoration and rehabilitation of decorative wood
elements and brick please see the Secretary of
Interior Technical Preservation Services publications

at http://www.nps.gov/tps/how-to-preserve/briefs.

htm.

18

1.2.2

1.2.3

Avoid concealing or removing original materials.

If the original material has been covered, uncover it if feasible. See the Secretary of Interior
Technical Preservation Services publications for specific recommendations to preserve, rehabilitate,
and restore historic buildings.

Maintain the historic building setback line

Preserve the historic relationship of the building to the street or property line. Where buildings are
built to the alley edge, consider secondary customer entries if original materials and features are
not damaged.

1.3 Guidelines for contemporary alterations and additions to local landmarks and
contributing buildings

1.3.1

1.3.2

Awnings may be used to provide visual depth and shade

Awnings should be designed to fit the storefront opening to emphasize the building’s proportions.
Awnings should not obscure or damage important architectural details. An eight foot clearance from
the sidewalk to the awning is required.

Operable fabric awnings are encouraged. Metal awnings or canopies that are similar in form to
fabric awnings may be appropriate when designed as an integral part of the building facade, and
do not appear as tacked-on additions. Awning color should be coordinated with the color scheme of
the entire building front. Mechanized awnings and awnings on the upper stories are discouraged.

Distinguish additions to historic buildings

Additions to historic buildings should be subtly distinguishable from the original while maintaining
visual continuity through the use of design elements such as proportion and scale, siting, facade
set-back, and materials that are of a similar color and texture.

When design elements contrast too strongly with the original structure, the addition will appear
visually incompatible. Conversely, when the original design is replicated, the addition is
indistinguishable and the historical evolution of the building becomes unrecognizable.

A. For additions to a historic building, retain the original proportions, scale, and character of
the main facade. Position the addition so it is subordinate to the original building. Express the
difference between the original facade and the addition with a subtle change in color, texture or
materials.

Section 1: THE Downtown Historic DisTRICT
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for additional information on heights, setback,
encroachments into the setback, and other zoning
district specific requirements.

1.3.3

1.3.4
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B. Maintain the proportions and the established pattern of upper story windows. In additions,
upper floors should incorporate traditional vertically proportioned window openings with less window
glazing and transparency than the lower floors. Use windows similar in size and shape to those
used historically to maintain the facade pattern of the block.

C. Maintain the rhythm established by the repetition of the traditional 25’ facade widths for projects
that extend over several lots by changing the materials, patterns, reveals, building setbacks, or by
using design elements such as columns or pilasters.

D. Set back additions to roofs of historic buildings, in order to maintain the height of the primary
facade. New floors should be substantially set back from the primary facade so that the original
building height and facade are clearly distinguishable from the new upper floor as seen from the
street.

Select building colors appropriate to the area’s historic character

In general, select a color scheme that will visually link the building to its past as well as to others
in the area. Consider colors that are compatible with the building’s predominant materials, or do an
analysis of colors pre-existing on the building and use one of the colors found.

A. Develop a comprehensive color scheme. Consider the building as a whole as well as the
details that need emphasis. Softer muted colors establish a uniform background. Establish a
hierarchy for the color palette with one color on similar elements such as window frames. Reserve
brighter colors for small special accents to emphasize entry ways and to highlight special structural
ornamentation.

B. It is not appropriate to paint unpainted brick. If the brick is already painted, paint removal

is preferred. Avoid paint removal procedures that damage the original brick finish such as sand
blasting or caustic chemicals. Before removing paint conduct a test to determine detrimental effects.
If the existing paint on the brick is in poor condition and paint removal will damage the underlying
brick, the brick should be repainted.

Minimize the visibility of mechanical, structural, or electrical appurtenances

Use low-profile mechanical units and elevator shafts that are not visible from the street. If this is
not possible, setback or screen rooftop equipment from view. Be sensitive to views from the upper
floors of neighboring buildings. Skylights or solar panels should have low profiles and not be visible
from the public right-of-way. These features should be installed in a manner which minimizes
damage to historic materials.

Section 1: THE Downtown Historic DiISTRICT 19
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Note: Furthermore, architectural styles that directly
copy historic buildings, and theme designs, such as
“wild west” are not appropriate.

Note:
1.4.1 Items are for reference and are not intended to
be used as comprehensive checklist

20
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1.4 Guidelines for new construction and remodeling non-contributing buildings in
the downtown historic district
The purpose of this section is to provide guidance for the design of new construction and the renovation
of non-contributing buildings in order to retain the historic character of the overall district. While new
building design is expected to reflect the character of its own time acknowledging the downtown as a living

district, it is important that it also respect the traditional qualities that makes the downtown unique such as
massing, scale, use of storefront detailing, and choice of materials.

Guidelines from Section 1.3 concerning awnings, paint color, lighting, and appurtenances are also
applicable to the non-contributing buildings.

1.4.1 Consider traditional design elements in new designs

Careful integration of traditional facade features reinforces patterns and visual alignments that
contribute to the overall character of the district. While these features may be interpreted in new
and contemporary ways, they generally include the following:

Full-dimension brick or stone
Display window bulkheads

. Display windows

. Recessed and corner entrances
Entry door(s) and detailing
Storefront transom

. Sign bands and storefront cornice

I oM MmMmoOOw®>

. Parapet walls, caps, and roof cornices

Upper story vertical window patterns, shapes, and fenestrations
J. Pilasters and piers
K. Decorative window sills, lintels, window hoods and other window assembly elements
L

. Historic 25’ building modules rhythm

1.4.2 Maintain the historic building setback line

Construct new buildings to maintain the continuity of the relationship of the historic building line to
the street and adjacent properties, and/or the block.

Section 1: THE Downtown Historic DisTRICT
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Penzeys Spices

Fig. 8 Historic building 25" module rhythm (Source: City of Boulder)

Section 1: THE Downtown Historic DiISTRICT 21
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(ODE: See B.R.C Form and Bulk Standards for more
information on height limits and specific zoning
districts.

22

1.4.3

1.4.4

1.4.5

1.4.6
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Construct residential units to include entry stoops and/or porches

Residential entry porches are encouraged to extend 18” to 30” above grade.

Consider the height and mass of buildings

In general, buildings should appear similar in height, mass, and scale to other buildings in the
historic area to maintain the historic district’s visual integrity and unique character. At the same
time, it is important to maintain a variety of heights. While the actual heights of buildings are

of concern, the perceived heights of buildings are equally important. One, two and three story
buildings make up the primary architectural fabric of the downtown, with taller buildings located at
key intersections.

A. Relate the height of buildings to neighboring structures at the sidewalk edge. For new
structures that are significantly taller than adjacent buildings, upper floors should be set-back a
minimum of 15’ from the front facade to reduce the perceived height.

B. Consider the effect of building height on shading and views. Building height can shade sidewalks
during winter months leading to icy sidewalks and unappealing pedestrian areas.

Maintain a human scale rather than a monolithic or monumental scale

Smaller scale buildings and the use of traditionally-sized building components help to establish
a human scale and maintain the character of downtown. Standard size brick, uniform building
components, and standard window sizes are most appropriate.

Improve rear or side alley elevations to enhance public access from parking lots and
alleys.

Where buildings are built to the alley edge, consider opportunities for alley display windows and
secondary customer or employee entries.

Screening for service equipment, trash, or any other rear-of-building elements should be designed
as an integral part of the overall design. Where intact, historic alley facades should be preserved
along with original features and materials. Alterations should be compatible with the historic scale
and character of the building and block.

Section 1: THE Downtown Historic DisTRICT
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Fig. 9 Infill development with compatible materiality, historic building proportioning, and distinguishing contemporary features, Boulder, CO
(Source: Studio Architects)

Section 1: THE Downtown Historic DisTRICT Placeholder - Pending image selection and licensing acquisition 23
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Fig. 10 Surface parking located towards the rear of the property and screened
from the street (Source: City of Boulder)

Fig. 11 Building integrated trash enclosure

(Source: City of Boulder) Fig. 12 Secondary alley entrance (Source: City of Boulder)

24  Placeholder - Pending image selection Section 1: THE Downtown Historic DisTricT
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CODE: All lighting must also comply with B.R.C.
Section 9-9-16, “Outdoor Lighting”.

Note: All surface parking lots are required to meet
the B.R.C. development standards for parking lot
landscaping and screening.
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1.5 Exterior building lighting should be designed to enhance the overall
architecture of the building

1.6 Reduce the visual impact of structured and surface parking

A.

mo 0w

F.

Parking structures are should be compatible to the historic district and adjacent buildings.
All parking structures should be architecturally screened and/or wrapped with an occupiable use.

Locate any surface parking to the rear of the property.

All surface parking must be screened.

Pedestrian routes in structures and parking lots should be easily identifiable and accessed, with clear
visual connections to the sidewalks and buildings.

Security lighting should be designed for safety, as well as night-time appearance.

1.7 Handicapped access shall be appropriately designed

A. In most cases the principal public entrance to a building should also be the principal entrance for
handicapped accessibility. In existing buildings, where the only route is not accessible from the principal
public entrance a rear or side service entrance route may be considered.

B. Ramps and related accessibility modifications to a historic property should be compatible with the
character of the building.

Secrion 1: THE Downtown Historic DisTricT 25
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@ I:l Downtown Historic District
[ Interface Area
. Parks
[0 Pedestrian Mall
- Non-Historic Area

Fig. 9 Map of the Downtown Historic District, Non-Hlstoric and the Interface Area (Source: City of Boulder)
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SEcTION 2: THE NoN-HisToRric & INTERFACE AREAS

Notes: A good neighborhood policy has been
implemented by downtown property and business
owners and residents living in adjacent residential
neighbor- hoods as a positive way to communicate
about issues of “livability”in the interface area. Its
purpose is to establish a standard of cooperation
and a code of conduct not generally addressed by
existing law. While compliance is voluntary, the
policy asks that a“Good Neighbor Agreement”
between commercial property or business owners
and surrounding neighborhood residents be agreed
to and signed. The policy asks owners to take
action on a number of issues including: trash; litter;
graffiti removal; the use of alternate transportation
modes by employees; employee parking; noise,
animal, pest, and weed control; deliveries; and
employee/tenant education. For information on
how businesses in the interface area can participate
in the Good Neighbor Policy contact the DMC at
(303) 441-4000.

Important design elements are 1) the Non-historic Area’s relationship to its surroundings, including the Historic
Area, the Civic Park area, and the residential quality of the Interface Area, 2) the pedestrian quality of the area
including the downtown Boulder mall, east and west Pearl Street, Spruce and Walnut streets, Canyon Boulevard.
and the north-south streets that connect Civic Park to the mall area, and 3) new building design can reflect the
character of its own time and meaningful juxtapositions, while respecting the integrity, scale, and massing of
historic buildings in the area.

Creative interpretations of traditional design elements, and designs that reflect the character of their time, are
encouraged. The designs should be compatible with the surrounding historic context, but distinguishable. These
guidelines also discourage projects that create inhospitable pedestrian design, and buildings that are inappropriate
in scale and massing to their surroundings.

The Interface Area is composed of the blocks that link the core of the downtown to the surrounding residential
neighborhoods. This area requires special design sensitivities that must be addressed when commercial buildings
are located adjacent to residential areas. Impacts to the surrounding residential areas can be minimized

through careful design which respects the scale and quality of adjacent residential uses and deftly transitions the
commercial and residential areas.

The urban design objectives for the Non-Historic and Interface Areas are to:
* Reinforce the character of downtown as a pedestrian place by encouraging architectural solutions that are
visually pleasing, reflective of contemporary times yet stylistically appropriate to the context, and compatible
in scale and character with their street.

¢ Encourage sensitive design along the edge where the downtown commercial area abuts residential
neighborhoods.

* Emphasizes a clear distinction between the commercial and residential interface areas.
* Maintain the diversity in building type and size, and respect the adjoining residential character.

¢ Discourage adverse impacts from noise, night lighting, poor building design, and commercial service areas on
adjacent residential neighborhoods.

27
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Fig. 10 Conterhporary storefront facade with transparency,
compatible height, and innovative use of materials, Palo Alto,
California (Source: Olson Kundig)

e = < -f

Fig. 12 Contemporary multi-family residential with human scale
materials in Boulder, CO (Source: Studio Architects)

-4%-._ -
Fig. 11 Contemporary rowhome with traditional roof form and contemporary use of
traditional materials in Goes, Netherdlands (Source: Pasel Kuenzel)

28 Placeholder - Pending image selection and licensing acquisitionSEcTION 2: THE NoN-HisToRric & INTERFACE AREAS
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N°tt€ ‘Slee Section 1.1 for recommended building 2.1 Commercial buildings in the Non-Historic and Interface Areas
materials
2.1.1 Consider incorporating traditional facade elements in new and
contemporary ways
See Section 1: The Downtown Historic District for specific building elements.
2.1.2 Maintain the historic or predominant building setback line.
A. Maintain the relationship and continuity of the building wall to the street or property line.
B. For commercial uses in residential buildings, maintain the predominant residential setback of the
block, including any porches.
2.1.3 Consider the height, mass, and scale of buildings
In general, buildings should appear similar in height, mass, and scale to other buildings in the
area. At the same time, it is important to maintain a variety of heights. While the actual heights of
buildings are of concern, the perceived heights of buildings are equally important. One, two and
three story buildings make up the primary architectural fabric of the downtown, with taller buildings
located at key intersections.
A. Consider the height and proportion of buildings to neighboring structures. For new structures
that are significantly taller than adjacent buildings, upper floors should be set-back a minimum of 15
feet from the front facade to reduce the perceived height.
B. Consider the effect of building height on shading and views. Building height can shade sidewalks
during winter months leading to icy sidewalks and unappealing pedestrian areas.
C. Maintain the traditional, established breaks between buildings, such as alleyways.
D. For projects located in the Interface Area, construct buildings three floors or less and consider
the adjacent residential height, mass, and scale.
E. Commercial construction on a primarily residential block should be designed to reflect a
residential character, e.g. residential setback on a primarily residential street.
2.1.6 Maintain a human scale, rather than monolithic or monumental scale
A. Avoid large featureless facade surfaces. Include architectural elements and patterns that divide
the facade into familiar intervals. A single facade should not exceed a maximum of 75 linear feet.
B. Consider how the texture and pattern of building materials will be perceived. Use traditionally
sized building components in a way that incorporates details, textures, and patterns to establish a
sense of human scale.
Secrion 2: THE Non-HisToriC & INTERFACE AREAS 29
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Note: A goal of the city is to make the downtown as
accessible as possible. All accessible design elements
must conform to all applicable Federal, State and
Local laws and codes. Wherever a discrepancy may
arise, the higher standard shall be applied.

Note: See Section 3 for encroachments into the
public right-of-way discussion on revocable lease
and allowable dimensions.

CODE: All lighting must also comply with B.R.C.
Section 9-9-16, “Outdoor Lighting”.
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C. Maintain the distinction between upper and lower floors. Develop the first floor facade as
primarily transparent. Consider using windows and other architectural features to create a pattern
that will reinforce the traditional facade rhythm found on commercial buildings in the downtown
area. Lower floors are generally differentiated by a higher percentage of glazing and transparency
than upper floors.

2.2 Residential buildings in the Non-Historic and Interface Areas

A
B.

C.

Maintain the diverse architectural character of the residential buildings in the interface area.

Construct residential units to include entry stoops and/or porches. Residential entry porches are
encouraged to extend 18” to 30” above grade.

When feasible, maintain residential uses in historic residential buildings.

2.3 Handicapped access shall be appropriately designed

A.

In most cases the principal public entrance to a building should also be the principal entrance for
handicapped accessibility.

Ramps and related elements should be modest in their design and be visually integrated with the overall
building design and site plan. They should not appear as a separate addition to a building facade.

2.4 Open space and right-of-way considerations for the Non-Historic and

A.
B.

Interface Areas
Consider the quality of open space incorporated into new and renovated buildings

When appropriate, integrate the surrounding open spaces into the building design. Well programmed
plazas, courtyards, outdoor seating and dining areas on or adjacent to open spaces and pedestrian routes
are encouraged.

2.5 Exterior building lighting should be designed to enhance the overall

architecture of the building

2.6 Design attractive alleys and rear building facades

A.

Design all sides of the building including alley elevations. Well designed rear building entrances,
windows, balconies, and planting areas are encouraged.

All trash enclosures should be integral to the building and all receptacles screened from view.

All lighting should provide security and pedestrian visibility.

Section 2: THE Non-Historic & INTERFACE AREAS
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Fig. 13 Contemporary infill with a differentiated first floor to upper floor and Fig. 14 Contemporary infill with a storefront first floor, contemporary awnings
sophisticated references to the adjacent building (Source: Jorge Mastropietro)  and references to the adjacent building’s mass and scale (Source: City of Boulder)
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CODE: All parking lots are required to meet the
B.R.C. development standards for parking lot
landscaping and screening..

32
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2.7 Reduce the visual impact of structured and surface parking

A.

B
C.
D

All parking structures should be architecturally screened and/or wrapped with an occupiable use.

Locate any surface parking to the rear of the property.

All surface parking must be screened.

Pedestrian routes in structures and parking lots should be easily identifiable and accessed, with clear
visual connections to the sidewalks and buildings.

Security lighting should be designed for safety as well as night-time appearance.

Section 2: THE Non-Historic & INTERFACE AREAS
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SecTiON 3: THE PuBLICc REALM

The term “public realm” refers to the entire system of open space, landscaping, signage, streets and sidewalks,
by which people circulate through and experience the downtown. Our image of downtown Boulder, and the ease
and safety with which we move through it, is determined by the quality of the streetscape.

The urban design objectives of the Public Realm Guideline are to:

CODE: . ; . . . L .

Awnings, signage, patio extensions, and other ¢ Unify the visual image of downtown by creating a series of public sitting areas, completing the rhythm of
associated structures or objects extending into street trees and street lighting, and providing landscaping with seasonal color or other qualities of visual
the public right-of-way require a revocable right- interest.

of-way permit and/or lease agreement, see B.R.C K

! X A Create a pedestrian oriented environment that is safe, accessible, visually pleasing, and comfortable.
Section 8-6-6 for more information.

* Strengthen downtown’s visual connections. Visually and functionally connect the downtown Boulder mall and
Civic Park, or east and west Pearl Street to the mall.

* Maintain the visual unity and historic character of the downtown Boulder mall through the use of traditional
materials.

* Respect and preserve adjacent residential neighborhoods through the use of sensitive streetscape design.

¢ Encourage design and sign placement that promotes downtown businesses while complementing the
character and scale.

* Promote signs that are designed as an integral yet noticeable part of a building’s overall design.
* Promote the design of signs that are good neighbors within their block.

* Encourage comfortable spaces by integrating appropriate landscaping and street trees into the public realm.

¢ Create an overall image in which a building, signage, and site design relate to each other.

35
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Note:

The following is meant as a supplement to the
city's Sign Code. Sign permits, obtained through
the Planning Department, are required. Signs that
extend into the downtown Boulder mall public-
right-of-way, will require review by the Downtown
Management Commission. For further information
call the DMC (303) 441-4000 and the Planning
Department (303) 441-3270.

(ODE:

Signs on historic buildings or in historic districts
must also comply with the B.R.C. Chapter
10-13 “Historic Preservation”and “Signs” 9-9-21
provisions.

36

3.1 Signs

Commercial signs should function to identify and locate businesses, promote commercial activity, attract
customers, provide direction and information, and in some cases create visual delight and architectural
interest.

3.1.1 Following are principle sign types that are applicable in the downtown:
A. Wall Signs:
Wall signs are limited in size and defined as projecting less than 15 inches from the building. Wall
signs should be positioned within architectural features such as the panels above storefronts, sign
bands, on the transom windows, or flanking doorways. Wall mounted signs should align with others
on a block to maintain established patterns.

B. Projecting Signs:
Projecting signs should be positioned along the first floor level of the facade. Projecting signs may
take on their own special shape, or create their own symbol within the overall facade design.

C. Awning Signs:

Awnings should be positioned to emphasize special shapes or details of the facade, to draw attention
to the shop entrances or to emphasize a display window. Awning signs may be illustrated with letters
or symbols.

3.1.2 Signage should be designed as an integral part of the overall building design
In general, signs should not obscure important architectural details. When several businesses share
a building, signs should be aligned or organized in a directory.

3.1.3 Use simple signs clearly convey a message
A. Sign Materials:
Sign materials should be durable and easy to maintain. Appropriate sign materials include painted
or carved wood, carved wooden letters, epoxy letters, galvanized sheet metal, stone, specialty or
decorative glass, clear and colored acrylic, or neon.

B. lllumination:

Lighting external to the sign surface with illumination directed toward the sign is preferred. External

lighting may also highlight architectural features. Internally lit signs are generally discouraged. The

light level should not overpower the facade or other signs on the street. The light source should be
shielded from pedestrian view. The lighting of symbol signs is encouraged. Internal lighting may be

appropriate where only letters are illuminated or neon is used. Neon is acceptable, though restricted
in size, if it does not obscure architectural detail or overly illuminate display windows.

Section 3: THE PusLic REALM
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Fig. 18 Downtown wall sign with directional lighting (Source: City of Boulder) Fig. 20 Projecting sign (Source: City of Boulder)
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Fig. 21 Street Type Key Map (Source: City of Boulder)

38 Section 3: THE PusLic REALM
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C. Sign Shapes:
Signs should be designed in simple, straight-forward shapes that convey their message clearly.
Symbols are easily read and enhance the pedestrian quality of the downtown.

D. Graphics:

Lettering styles should be proportioned, simple, and easy to read. In most instances, a simple
typeface is preferred over a faddish or overly ornate type style. The number of type styles should be
limited to two per sign. As a general rule, the letter forms should occupy not more than 75% of the
total sign panel.

3.2 The Streetscape

3.2.1 Use the existing street hierarchy as a basis for designing the streetscape

The concept of a street hierarchy is based on understanding how various downtown streets function.

For example, Canyon Boulevard and Broadway are major vehicular streets, thus street improvements
should provide for large volumes of traffic while buffering pedestrians from traffic impacts. Four types
of streets have been identified:

A. The downtown Boulder mall (a vehicle-free pedestrian street):

The downtown Boulder mall, which encompasses Pearl Street from 11th to 15th Streets, is the most
intensely used pedestrian zone in the downtown. As a shopping, festival, and public gathering place
it will remain a vehicle free area with a unified brick paving design. Intense landscape treatments,
including seasonally-varied plantings and coordinated street furniture, add to the pedestrian ambiance.

B. Canyon Boulevard and Broadway (major vehicular through streets):

Canyon Boulevard and Broadway accommodate large volumes of traffic moving through the
downtown. Streetscape features should be designed to buffer pedestrians from traffic impacts, provide
greater building setbacks and detached sidewalks with planting strips between the sidewalk and

curb. The exception is the section of Broadway between Canyon Boulevard and Spruce Street in
which attached sidewalks are needed to accommodate more intense pedestrian use. In areas with
detached sidewalks, well designed landscaping and street trees should be provided. On Canyon
Boulevard, the use of landscaped median strips and pedestrian safe zones should be designed to
minimize pedestrian/vehicular conflicts.

C. 9th, 10th, 11th, 13th, and 14th Streets (north/south pedestrian connectors):

These five north/south streets provide the main pedestrian connections between the downtown
Boulder mall and the Civic Park. Where these streets cross Canyon Boulevard, which is very wide,
crosswalk designs that visually link the north and south sides of the boulevard are important. The use
of similar materials, intersection gateway features, landscaping, and street furniture will help to visually

39
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Note:

In general, the predominate material in the
downtown is brick. The use of brick to highlight
and define the streetscape zones is especially
appropriate in the blocks adjacent to the mall.
Other appropriate materials include sandstone, or
the use of art work which is stenciled or sandblasted
into the concrete surface.

Note:

Colored concrete scored or formed to imitate brick or
stone is inappropriate .

40

weave the areas together and promote pedestrian access between these two important downtown
public gathering places.

D. All other streets in the downtown (general pedestrian oriented streets):

In order to create a unified downtown image, all streets should share common features. At minimum,
these should include similar sidewalk scoring patterns, similar paving materials, similar street trees
and tree grates, coordinated street furniture, the inclusion of sidewalk neck downs and pedestrian
safe zones, removal of pedestrian obstructions, and consolidation of streetscape elements such as
newspaper vending boxes, other traffic and directional signage, and pedestrian scale street lighting.

E. Alleys (general pedestrian oriented streets):

Alleys serve as secondary circulation and alternative routes for both pedestrians and vehicles

to navigate downtown. Downtown alleys can provide an alternate means of access to shops,
restaurants and other commercial uses. Care must be taken in balancing the service function of the
alley and making alley’s safe and functional for pedestrians.

F. Paseos (pedestrian only streets):

Paseos in downtown provide mid-block pedestrian only access. Paseos should be encouraged in
large projects to promote pedestrian circulation throughout the downtown. Design such connections to
be interesting places, not merely hallways to parking lots or alley service loading areas. They should
be handicap accessible, illuminated, appropriately landscaped, and paved in materials compatible with
their locations and surrounding context.

3.2.2 Use materials that reinforce the continuity and integrity of the overall downtown
district
Any variations from the standard materials and patterns required by the Design and Construction
Standards should be based on a streetscape plan that illustrates how the variation adds to the visual
unity of the downtown streetscape, adjacent properties, and the overall image of the block. The
design and materials should be durable, classic, and elegant including:

A Brick

B. Sandstone

C. Scored grey concrete

D Black enamel street furniture and utility elements, e.g. right-of-way lighting, benches, trash cans,
bollards, etc.

E. Outdoor seating

Section 3: THE PusLic REALM
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Fig. 22 Brick, sandstone, and scored concrete defining a corner zone
(Source: City of Boulder)

§ s

Fig. 23 Brick pavers and street features within the Pedestria Mall Fig. 24 Typical bicycle rack and tree grate
(Source: City of Boulder) (Source: City of Boulder)
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(ODE:
See B.R.C. Section 9-9-1," Streetscape Design
Standards” for additional requirements.

Note:

Permanent kitchen equipment, new basement
level extensions, second floor extensions and
greenhouses are generally not permitted within the
right-of-way.

Note:

Light weight or movable handrails, chains, ropes
and unsupported railings are inappropriate railing
materials.
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3.2.3 Use a basic sidewalk design to unify the visual image of downtown
In most locations throughout the downtown, sidewalks average 15 feet wide from curb to property
line. Streets in the downtown should incorporate the following basic sidewalk elements:

A. Frontage zone
The frontage zone width may vary by street and allows for extensions into the right-of-way which
create comfortable and attractive sitting areas. Included within this zone are projecting signs,
awnings, cafe seating, and gated patio encroachments.

¢ Design public right-of-way extensions that are visually appropriate to the street character.

¢ Seating areas for dining are limited to the width of the building frontage. All tables and chairs
are to be removable.

° Railing designs should reflect an open, transparent feeling. Visually closed-in railings that
“box-in” the extension area are not appropriate.

¢ Consider building programs and spatial layouts which provide alternative solutions to the need
for gated, exterior dining areas.

¢ Create comfortable and attractive sitting areas, plazas, and small open spaces.
¢ Orient seating to take advantage of views, sunshine in the winter, and shade in the summer.
B. Pedestrian zone
The sidewalk pedestrian through zone is the area that must be kept clear of all obstacles.
¢ Pedestrian zones should be delineated from the curb zone or buffer areas.
C. Curb zone
The curb zone should consists of a 4’ wide area measured perpendicular from the inside of the curb.
e Street elements and landscaping should be organized to allow for pedestrian access to
adjacent street parking.

¢ On residential transition streets in the Neighborhood Interface blocks use landscaping in the
curb zone rather than hard surface concrete.

D. Corner Zone
At a minimum, the standard corner zone should include the following elements:
¢ A pedestrian area with only essential “regulatory” elements such as signal posts are allowed.
All other amenities such as benches, bike racks, newspaper racks, are prohibited.

¢ Corner “amenity areas” are located at either side of the pedestrian area. Elements such as
benches and bike racks should be carefully arranged in an attractive and accessible fashion.

Section 3: THE PusLic REALM
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Pedestrian Mall - 10’ maximum
extension into the right-of-way.

All other streets - 6"maximum
extension into the right-of-way.

Pedestrian Mall - An unobstructed
pedestrian area of between 8" t0 9'6” is
required on the downtown Boulder
mall.

All other streets - An unobstructed
pedestrian area of no less than 7 feet is
required between vertical elements
such as trees or poles and buildings.

Basic surface treatment includes
brushed natural color gray concrete
tooled in a maximum 4'x 4’ square with
brick accents

A minumum 4’ wide curb zone includes
the street trees, street furniture and
utility elements.

Basic suface treatment includes
brushed natural color gray concrete
tooled in a 2'x 2’ square pattern,
possibly with brick accents

Street elements which do not interfere
with people accessing cars parked at
the curb, mail boxes, trash receptacles,
bus stops, bollards, and news racks.

ok b \ X /

Frontage Pedestrian Curb
/ ®Zone \\ ‘Zone N Zone
/ N

Fig. 25 Diagram of the typical sidewalk zones (Source: City of Boulder)

Section 3: THE PusLic REALM 43
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Corner Zone - A pedestrian area or clear
zone that is free of obstacles and lined up
with the sidewalk pedestrian zone.
Standard surface treatment includes
brushed natural gray concrete scored in a
2'x 2’ square pattern parallel to the street.
e Corner“amenity areas” - The amenity
areas may incorporate benches, bike racks,
news racks, and similar elements.
Standard surface treatment includes
brushed natural gray concrete scored in a
4'x 4 square pattern and may have brick
detailing.
Crosswalks - Pedestrian crosswalks should
be a minimum of 10 feet wide witha 1’
buffer on either side.

Standard surface treatment includes
truncated dome ramps and marking the
crosswalk zone.

Intersection Squares - the center area of
intersections have the same surface
material as the surrounding street
surfaces.

Fig. 26 Diagram of the typical corner and intersection zones (Source: City of Boulder)

44 Section 3: THE PusLic REALM
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3.3 Items currently under
review by City Landscape
Architect for code redun-

dancies

Note: Unsuitable streets trees not to be placed

in the public right-of-way include Box Elder,
Cottonwood, Chinese and Siberian Elm, Poplar,
Russian Olive, Silver Maple, Tree of Heaven, Willow,
evergreens that create sight obstructions, and clump
forms or multi-stem trees.
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Benches should be arranged to facilitate social interaction.

E. Intersections
Important streets may require additional material detailing to match adjacent streetscape design and
overall block character.

* Materials include utilizing brick and scored concrete patterning similar to adjacent pedestrian
and curb zones in the crosswalks and special paving within intersection squares. Important
intersections are the areas between the Civic Park and downtown Boulder.

3.3 Landscaping

3.3.1 Select street trees that are appropriate to their intended location and function
Plant trees that will tolerate full sun, drought, varying soil pH and will have a relatively compact
crown. Keep in mind that the conditions of various planting sites in the downtown will vary and should
be evaluated for individual landscape objectives and suitability to the specific street they are to be
planted. The following guidelines should be followed:

A. Large trees should be located along Canyon Boulevard, wide right-of-way streets, and principal
access streets such as Pearl and Walnut Streets. Large trees should also be used to highlight
corners, to provide cover for large plazas, or as accents against the skyline.

B. Medium or large scale trees may be located on all other downtown streets.

C. Medium trees, with narrow spread canopies, should be located in narrow streets, to fill in mid-
block areas, provide visual relief and scale definition to large walls, provide shade and canopies
for sidewalks and plaza areas, and establish large areas of color above eye level.

D. Small trees should be used to provide seasonal color and a visual focal point for special
locations such as a building entrance, corner area, sitting area, bus stop, or other significant
area or view corridor.

E. Trees in rights-of-way should be maintained with a minimum head height of 8’ over sidewalks
and 14’ over the vehicular streets.

F. Low maintenance trees are desirable which have low water requirements and can adapt to the
downtown environment.

G. Install street trees in tree grates except at locations where they occur in special raised planters
in the curb zone, in large planted areas that are integrated with a sidewalk area, and in
locations where existing trees located in the curb zones have a root system that has pushed up
above grade where the use of a grate will injure the tree.

H. Maintain at least a 10 foot distance between tree trunk and building line. This refers to the
distance between a tree and building, not the distance necessary to maintain an unobstructed
pedestrian area between a tree, as a vertical element, and a railing that encloses a sidewalk

Section 3: THE PuBLic REALM 45
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Note:

Tree and landscape maintenance or commercially
zoned properties, the maintenance of trees,

tree grates, and surrounding hard and soft
landscaping located in the public right-of-way is
the responsibility of the private property owner. This
includes all maintenance and repair of landscaping,
trees, irrigation, spraying, fertilizing, and replacing
plant materials and tree grates.

The city provides pruning, removal of street trees
in the public right-of-way, safety inspections, and
consultation on street trees that may pose a health
or safety concern.

Note: Contact the Downtown Management
Commission and for additional information
regarding street furniture, trash receptacles, bicycle
stands, and bollard variations for the Pedestrian
Mall.
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restaurant

I Tree grates should be aligned with paving pattern score lines and be placed with careful
consideration of sidewalk use, such as a sidewalk cafe or curb cuts.

J. Do not locate trees that will obstruct building entrances, corner visibility, or within any sidewalk
pedestrian zones that must remain unobstructed.

K.  Consider alterative methods to increase tree soil volume, e.g. Modular, pre-engineered
suspended pavement and structural cell systems.

3.3.2 Select Ground Level Plants That Suit Their Location And Function

A. Use landscaping, shrubs and ground cover to accent areas.

B. Limit the use of annuals and high maintenance plants to the planting beds in the pedestrian
mall. Use drought tolerant, climate appropriate landscaping, including scrubs, flowering
perennials, ground cover, and ornamental grasses in planter beds.

C. Do not use gravel or rough stone in place of ground cover in the curb zone.

D. Whenever feasible, flowers and ornamental grasses should be used in combination to accent
gateway locations and special sites.

E. Plantings are preferred in natural, at-grade planting beds rather than planter pots or other
containers.

F.  Consider maintenance requirements in the placement and design of these features.

3.3.3 Maintain the character of Canyon Boulevard
A. Continue the large tree rows on either side of the street and center landscape median.
B. In general, trees and other plant material should be arranged in an urban linear pattern that
parallels the street rather than a less formal random arrangement.
C. The primary trees along Canyon do not need to be planted with tree grates.
D. The median should be planted to enhance the “boulevard” quality of the corridor.
E. Incorporate grasses, paved areas or ground covers within the overall design of tree rows.

3.4 Street furnishings create a unified visual appearance in downtown

A. In general, install standard benches, trash receptacles, appropriately sized-bollards, pedestrian-scale street
lighting, and bike stands in durable black metal to unify the visual quality of the downtown.

B. Strategically locate newspaper stands, kiosks and other furniture adjacent high-traffic areas, e.g. bus
stops, intersections, etc.

C. Create attractive, safe and comfortable bus stops crafted in durable and elegant materials.

3.5 Preserve historic features of the streetscape

A. Whenever possible, preserve, restore, and reuse historic fixtures of the streetscape, such as a flagstone
sidewalks, globe light fixtures, or any other existing historic features located in the public right-of-way.

Section 3: THE PusLic REALM
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Fig. 27 Sandstone and iron patio railing extending into the right-of-way (Source: City of Boulder)
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Note: The Arts Commission, the Downtown
Management Commission, the DDAB, and the LPAB
are among the groups involved in making public art
decisions in the downtown.
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B.
C.

Historic signs, such as those painted on side walls, should be preserved.

Extensions into the right-of-way involving historic resources should be compatible and not substantially
alter the property.

3.6 Enrich the downtown with public art

A.

Carefully site public art within appropriate areas of the public realm. Consider the context, materials,
purpose of the artwork at the proposed site.

Freestanding artwork should not obscure building elements. Thoughtfully integrated artwork may be
incorporated into the surface or facade design.

Artwork may be utilized as gateway features within discrete areas of downtown.

Public art should be complementary and subordinate to associated historic properties.

Section 3: THE PusLic REALM
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Fig. 28 West Pearl gateway obelisk (Source: City of Boulder)
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Introduction

The purpose of this third edition of the Downtown Urban Design Guidelines is to provide a basis
for understanding, discussing, and assessing the design quality of proposed preservation, renovation
and new construction projects located within the boundaries of the Downtown Historic District, the
Non-Historic Area, and the Interface Area.

Through the use of these guidelines it is anticipated both private and public projects will endeavor
to preserve and enhance the unique form, scale, and visual character of Downtown while strengthening
the identity of the area through encouraging new, compatible development.
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How are the guidelines organized?
The guidelines are organized into =:<three sections. The first two sections address specific
geographic areas of the Downtown: the Downtown Historic District; and the Non-Historic
& Neighborhood Interface Areas. The last
section addresses the Public Realm.

The sections are organized around several principal guidelines and a number of “follow-
up” guidelines.

Within the margins are excerpts marked “Note:” and “Code:” reserved for more in depth references to
the subject matter.

How are the guidelines revised?
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The guidelines are part of a Downtown Area Plan and are adopted by Planning Board and City Council
with advice from the Design Advisory Board. The Landmarks Board approves guidelines for the
Downtown Historic District.

How are the guidelines administered?

Three review bodies are primarily responsible for administering these guidelines: the Landmarks
Board ( LB), the Design Advisory Board (~DAB), and the

Downtown Management Commission (DMC).

Specifically, the LB reviews all projects located in the Downtown Historic District and landmarked

properties located outside of the District but within the downtown boundaries.
The Planning Board applies these guidelines as part of the site review process. ~DAB reviews all projects
with a construction value over $1225,000 in the Non-Historic and Interface Areas, and the
DMC reviews projects located on the Downtown Boulder Mall.

When this document uses terms such as "encouragement" and "generally", it acknowledges that these
guidelines are utilized in a mandatory review and voluntary context; however, in the review of Landmark
Alteration Certificates and Site Review applications, the guidelines may be applied with mandatory
effect in the analysis of specific review criteria.

Note:

The design guidelines include photographs and diagrams to illustrate acceptable or unacceptable
approaches. These photographs and diagrams are provided as examples and are not intended to
indicate the only options.

Note:
In general, these guidelines adhere to Local, State and Federal regulations, but wherever a discrepancy
may arise, the higher standard shall be applied.

DOWNTOWN VISION

Downtown Boulder is characterized by the eclectic, fine grained and compact urban character of the
Downtown Historic District nestled in against the natural backdrop of the Rocky Mountains. These
gualities are reflected in the traditional buildings associated with the original settlement of the area, the
street grid and bustling economy, and civic life of downtown. This is also where the historic fabric is the
setting for contemporary, vibrant and active urban life where people are living, working, shopping and
recreating in the shadow of a visible history.

The urban design quality becomes a vital part of what makes Downtown Boulder a memorable place.
These guidelines are intended to encourage the preservation and enhancement of Downtown’s built
environment through recognition of design attributes that are intrinsic to its existing character or
essential to its ongoing appeal:
e Design innovation and excellence in form and visual character that respect and reference
historic architectural context;
e Careful consideration of the urban and natural interface including views, green spaces, and
waterways;
® Human-scaled space that results from the designed interplay of enclosing mass, void, and light;
e Street-level design oriented toward the pedestrian in motion; and
e Sustainable design practice with respect to solar access, water, energy and materials.
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The Review Process

The Landmark Alteration Certificate (LAC) Review Process
Landmark Alteration Certificate (LAC) review through the Historic Preservation Program is required for

exterior changes to landmarked properties and all properties located within the Downtown Historic
District boundaries.

The majority of applications are reviewed by the Landmarks Design Review committee (LDRC), that
meets each week. Routine changes, such as patios and signage, are reviewed by staff. More complex
projects, including demolition or new construction, are reviewed by the Landmarks Board. To find out
more or for an application, visit the City of Boulder Historic Preservation, or call (303) 441-1880.
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The Design Advisory Board (DAB) Process

The Design Advisory Board (DAB) reviews projects valued over $25,000 located in the Non-Historic Area
and Interface Area which involve the construction of a new building or exterior work on an existing
building. The board provides comments to persons responsible for the design and development, and
assures compliance with the most recent Downtown Urban Design Guidelines.DAB also reviews projects
that require a discretionary review. To find out more, visit the DAB, or call (303)441-1880.
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The Downtown Management Commission (DMC) Process

The DMC manages, controls and supervises the business affairs of the Central Area General
Improvement District (CAGID) which includes review of projects which extend into the public right-of-
way in the Downtown Boulder Pedestrian Mall. Typical projects reviewed by the DMC include outdoor

eating areas, signs, awnings, and other elements. To find out more, visit the DMC, or call (303) 413-
7300.
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Note:
Scheduling a design review early is important:. In addition, scheduling a design review with the
appropriate review body is the responsibility of the property owner, developer or their representative

. In general, a meeting should be scheduled before a formal application is made to
the city for a building permit or development review. For more information regarding the design review
and application procedure please contact (303) 441-1880.

Note:
When requested LB or DAB may act in an advisory capacity to the other board.

Note:
For further map data please see the City of Boulder eMaplLink.

Downtown History
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In February 2, of 1859, the
Boulder «i+/City Town Company was organized

to establish a supply center for miners going into the mountains in
search of gold and silver
in the hope that it would grow to "be an important town." Establishment of the two

square mile town site followed the discovery of gold near present day Denver, and a resulting flood of

prospectors to the area. One such prospector, George R. Williamson recounted that a straight line was

laid out for the main street by driving a stake in the ground at the corner of what is now 12th and Pearl

Streets and
"a sighting (was made) across this stick to the black spur on the prairie, known as Valmont

Butte" made to establish the alighment of Pearl Street.1 From the beginning Pearl Street has been the

nucleus of the community, and its main
street. In 1860, the fledgling town was described as containing about sixty log

buildings (all with dirt floors), located mainly along Pearl Street. Several years later, upon visiting

Boulder the intrepid English visitor described the town as "a hideous collection of frame houses on a

burning plain." 2

While growth in Boulder was slow until after the end of the Civil War, business generated from the

mining camps, together with Boulder’s selection as the county seat in 1861, the arrival of the railroad in

1873, and establishment of a state university in 1876, provided the foundation for steady
growth and the construction of substantial business blocks in the commercial center of the
town. Businesses were established along Pearl Street and adjoining streets to supply the need of

the urban community, local farmers, and mining camps.

By the 1880s, the commercial area had developed into bustling hub of

restaurants, groceries, saloons , liquor stores, liveries, lumber yards, drug stores, dry goods stores,
hardware stores, feed and flour stores, barbers, paint shops, and tailors, in addition to fraternal lodges
and the county courthouse. An 1880 account of Boulder in the Boulder County News observed, "I've

never seen a city of this size with so many saloons (approximately eighteen) and so few drunks."3
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Streetcar service enabled residents in new
areas of the city to conveniently shop and conduct business downtown as Boulder
transformed from a supply town to a sleepy university city with commercial activities centered on and

around Pearl Street. The Denver & Interurban Railroad (an intercity connection with Denver) ran along

Pearl Street from 1908 until1917. During the 1920s, several new commercial buildings were
erected, updating the appearance of the downtown with

Twentieth Century influences. The first decades of the 1900s also
saw a rising awareness of Boulder’s potential to draw newcomers and tourists with construction of the

Boulderado Hotel in 1909 and citywide planning for the improvement of Boulder with the Frederick Law

Olmsted, Jr. masterplan in 1910. Increasingly, Boulder residents were becoming sensitive to the built

and natural environment, leading Saco DeBoer’s 1928 zoning proposal establishing the first height

restrictions limiting downtown buildings to seventy-five feet and neighborhood shopping districts to

thirty-five feet, as well as seven zoning districts.

Boulder experienced tremendous growth after World War Il

as the university grew and the city marketed itself as a perfect place to locate “clean”

industry. This led to a number of scientific research institutions and companies locating
in the city. The resulting new

jobs led to many
new residential neighborhoods and automobile-oriented neighborhood shopping areas outside of the

core area, creating competition to downtown and leading to the “modernization” of storefronts

during the 1950s and 1960s. By the early 1970s, a
merchant-led effort to revitalize Pearl Street was underway. Recognizing Boulder’s area growth

limitations as a result of acquisition of open space
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around the city, community leaders joined with downtown property owners and

merchants to
turn the four blocks of Pearl Street between 11th and 15th Streets

into a pedestrian mall. The Pearl Street Mall

identified among the most
successful such pedestrian ways in the United States with many restored historic buildings
and vibrant commercial area it is today.4 In 1980, the Downtown Historic District was listed in
the National Register of Historic Places and in 1999 the area was designated =:-a local

historic district.
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Section 1: The Historic District

The boundaries of the Downtown Historic District, designated in 1999 with a period of significance from
1858-1946, generally conform to the boundaries of the Downtown Boulder National Register Historic
District

_The district contains the city’s greatest concentration of historic commercial buildings, especially along
Pearl Street which forms its central spine-. These buildings not only serve as a link with our cultural
heritage;; they also establish a model for design quality. Such buildings are resources for education,
recreation and human enjoyment. They provide Downtown with a rich character and a human scale that
are unique assets for both residents and visitors 3
Development in the Downtown Historic District must be especially sensitive to issues of compatibility.

The economic success of the Downtown is in many ways dependent on maintaining the
historic character and quality that sets the Downtown apart from other shopping areas. For this reason,
the preservation , restoration, and appropriate rehabilitation of older buildings in this district is of
great importance.

The urban design objectives for the Downtown Historic District are to:
e Preserve and restore historic buildings.
e Preserve the integrity of the historic architectural features of individual buildings.
e Ensure that alterations and new construction strengthen and maintain the historic integrity of
individual buildings and of the district at large.
e Encourage new development that will respect and enhance the visual character._

e Preserve the central area as a place for intense pedestrian activity.

Note:
All buildings in the district have been evaluated for historic significance and are subject to
Landmarks Board review =‘when exterior work is involved. Any changes to a building, or
site, require a Landmark Alteration prior to commencement.

Historic properties are organized into three categories

Local Landmark Buildings

These buildings are officially designated as city of Boulder local landmarks. They have a special
character, historic=/, architectural, or aesthetic interest or value in Boulder’s local history.
Landmarked buildings may include contributing properties to the Downtown Historic District. The
greatest care must be given to preserving, restoring, and designing additions to these buildings.
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Contributing Buildings
Contributing buildings are those built during the district’s period of significance (1858 through
1946), that exist in comparatively “original” condition, or that have been appropriately restored, and
that clearly contribute to the historic significance and integrity of the area. Such buildings may
have additions that are compatible with the historic character of the original building , have
original material now covered, or have experienced some alteration yet continue to convey some sense
of history. Rehabilitations and additions should be sensitive and appropriate to the

historic building and district.

Non-Contributing Buildings

There are two types of non-contributing buildings in the historic area. - First buildings built during the
district’s period of significance that have been altered to such an extent that historic information is not

interpretable and restoration is not possible. Such buildings should be evaluated on a case by case basis

to determine if saving and restoring them is feasible or desirable. Second, -buildings erected
after 1946 which are not individually significant.- For alterations to these buildings, the

guidelines for new construction and/or remodel of non-contributing buildings in this section apply

Note:

The city’s planning department maintains a file of each building in the
Downtown area more than 50 years ='<lin age. The official Inventory/Survey forms on file

indicate the level of significance of each building within the Downtown Historic District.

For more information <=!'please visit the City of Boulder Historic Preservation

website or call (303) 441- 1800.

1.1 General guidelines for the Historic District

The following guidelines apply to all areas of the Downtown Boulder Historic District.
A. The use of traditional, durable materials as the primary building material is encouraged to
reflect the historic building construction and development pattern within the district. Choose accent
materials similar in texture and scale to others in the district.
1. These following materials are generally appropriate:

e Full dimension brick and stone masonry
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e Finish carpentry details, e.g. cornice molding, door and window casing
e Finished lumber to achieve traditional patterns, e.g. horizontal siding rather than diagonal
Finished, embossed or painted metal and sheet metal
® Clear or lightly tinted glass Ceramic tiles
e Brick, clay and ceramic pavers
e Slate, finished metal, glazed ceramic and tile roofs Brick, concrete or stone lintels
e brick, wood or stone columns
The following materials are generally inappropriate:
e Thin veneer products
e Vinyl Replacement Windows
EIFS systems or EIFS decorative elements
e Faux or simulated materials, including composite wood
Coarsely finished, “rustic” materials, such as wood shakes, shingles, barn board or stained fir
plywood
Poorly crafted or “rustic” woodworking and finishing technigues Indoor-outdoor carpeting or
astro-turf
e Corrugated metal and fiberglass (unless used sparingly)
e Moss rock
e “Antigue” or old brick with partial paint, mottled light variegated brick, oversized brick and
white brick mortar
e Ornate wrought-iron, “New Orleans” style grille and rail work

e Stucco surfaces that are highly textured such as those sometimes associated with a “hacienda”
or “Mediterranean” style

e Expanded metal

e Silver or clear anodized aluminum sheets

e Silver or clear aluminum extrusions for windows and doorways Residential type sliding glass
doors
e Imitation wood siding or stone

e Flat or molded plastic sheeting in guantities exceeding five square feet when used as primary
facade materials

e Imitation metal “rock work”

e Plastic molded imitations of any conventional building material Mirror or metalized reflective
glass
e Glass block
B. Awnings may be used to provide visual depth and shade

1. Awnings should be designed to fit the storefront opening to emphasize the building’s
proportions and have at least an eight foot clearance from the sidewalk. Awnings should not obscure or
damage important architectural details

2. Operable fabric awnings are encouraged. Metal awnings or canopies that are similar in form to
fabric awnings may be appropriate when designed as an integral part of the building facade, and do not
appear as tacked-on additions. Awning color should be coordinated with the color scheme of the entire
building front. Mechanized awnings and awnings on the upper stories are discouraged.

C. Select building colors appropriate to the area’s historic character

1. Select a color scheme that will visually link the building to its past as well as to others in the
area. Consider colors that are compatible with the building’s predominant materials, or do an analysis of
colors pre-existing on the building and use one of the colors found.
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2. Develop a comprehensive color scheme. Consider the building as a whole as well as the details
that need emphasis. Softer muted colors establish a uniform background. Establish a hierarchy for the
color palette with one color on similar elements such as window frames. Reserve brighter colors for
small special accents to emphasize entry ways and to highlight special structural ornamentation.

3. It is not appropriate to paint unpainted brick. If the brick is already painted, paint removal is

preferred. Avoid paint removal procedures that damage the original brick finish such as sand blasting or
caustic chemicals. Before removing paint conduct a test to determine detrimental effects. If the existing

paint on the brick is in poor condition and paint removal will damage the underlying brick, the brick
should be repainted.

D. Minimize the visibility of mechanical, structural, or electrical appurtenances
1. Use low-profile mechanical units and elevator shafts that are not visible from the street. If this is

not possible, setback or screen rooftop equipment from view. Be sensitive to views from the upper
floors of neighboring buildings. Skylights or solar panels should have low profiles and not be visible from

the public right-of-way. These features should be installed in a manner which minimizes damage to
historic materials.

E. mprove rear or side alley elevations to enhance public access from parking lots and alleys.

1. Where buildings are built to the alley edge, consider opportunities for alley display windows and
secondary customer or employee entries.

2. Screening for service equipment, trash, or any other rear-of-building elements should be

designed as an integral part of the overall design. Where intact, historic alley facades should be

preserved along with original features and materials. Alterations should be compatible with the historic
scale and character of the building and block.

F. Exterior building lighting should be designed to enhance the overall architecture of the building.
Security lighting should be designed for safety, as well as night-time appearance.

G. Reduce the visual impact of structured and surface parking.

1. Parking structures should be compatible to the historic district and adjacent buildings. All
parking structures should be architecturally screened and/or wrapped with an occupiable use.

2. Locate any surface parking to the rear of the property. All surface parking must be screened.

3. Pedestrian routes in structures and parking lots should be easily identifiable and accessed, with

clear visual connections to the sidewalks and buildings.

H. The law requires that universal access be located with the principal public entrance.

1. In existing buildings, where the only route is not accessible from the principal public entrance, a
rear or side service entrance route may be considered.

2. Ramps and related accessibility modifications to a historic property should be compatible with

the character of the building.

Note:

It is neither the intention of this guideline to recreate the past, nor to encourage theme design in the
historic district, if the original building facade or original building materials do not exist. However, if
documentary evidence exists, such as photographs, then an acceptable alternative is to reconstruct the
facade.

Note:
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For further information on recommended treatments for historic properties please see The Secretary of
the Interior Standards for the Treatment of Historic Properties with Guidelines for Preserving,
Rehabilitating Restoring and Reconstructing Historic.

Note:
For detailed information on historic buildings and preservation information on individual building

elements see the NPS Technical Briefs.

Code:
See the B.R.C. Section 9-9-16, “Outdoor Lighting” for lighting requirements.

Code:
See the B.R.C. Section 9-9-14, "Parking Lot Landscaping Standards" for parking lot screening

requirements.

1.2 Guidelines for the preservation and restoration of local landmarks and contributing buildings
While it is acknowledged that changes to structures in the Local Downtown Historic District will occur
over time, it is also a concern that these changes do not damage the historic building fabric and
character of Downtown. Preservation of the exteriors and storefronts of these buildings will continue
their contribution to the unique historic character of the Downtown. Any building renovation or
alteration, no matter the planned use, must retain the overall design integrity of the historic building by
protecting the original features and materials and respecting the traditional design elements. The
following are the guidelines for the preservation and restoration of local landmarks and contributing

buildings:
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A. Preserve Original Character, Facades and Materials.
Wherever possible retain these elements through restoration and repair, rather than replacement

. If portions of the original material must be replaced, use a material similar to the
original.

The following elements are part of the traditional storefront building
typology indicative to the development of Downtown Boulder. These elements include:

Full-dimension bricks, or stone
Display window bulkheads

Large storefront display windows_
Recessed and corner entrances
Secondary entrances and detailing
Storefront transom

Sign bands and storefront cornice

Parapet walls, caps, and/or roof cornices

Upper story vertically proportioned windows and/or fenestrations

Columns, pilasters, and piers

Decorative window sills, lintels, window hoods, and other window assembly elements
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B. Avoid concealing or removing original materials. If the original material has been covered,
uncover it if feasible.

C. Maintain the historic building setback line Preserve the historic relationship of the building to
the street or property line. Where buildings are built to the alley edge, consider
secondary customer entries if original materials and features are not damaged.

Note:
For detailed information the preservation, rehabilitation and restoration of historic buildings and
specific building elements see the NPS Technical Briefs.
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1.3 Guidelines for contemporary alterations and additions to local landmarks and contributing

buildings
The purpose of this section is to provide guidance for the design of additions or alterations to

contributing buildings in order to retain the historic character of the overall district. While renovations
and building design is expected to reflect the character of its own time acknowledging the Downtown as
a living district, it is important that it also respect the traditional qualities that makes the Downtown
unigue such as massing, scale, use of storefront detailing, and choice of materials.

A. Distinguish additions to historic buildings

1. Additions to historic buildings should be differentiated, yet compatible,
from the original while maintaining visual continuity through the use of design elements such as
proportion and scale, siting, facade set-back, and materials that are of a similar color and texture. When
design elements contrast too strongly with the original structure, the addition will appear visually
incompatible. Conversely, when the original design is replicated, the addition is indistinguishable and
the historical evolution of the building becomes unrecognizable. New additions should be subordinate
to the original building form.

2. For additions to a historic building, retain the original proportions, scale, and
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character of the main facade. Position the addition so it is
subordinate to the original building. Express the difference between the original facade and the
addition with a subtle change in color, texture or materials.

3. Maintain the proportions and the established pattern of upper story windows. In additions,
upper floors should incorporate traditional vertically proportioned window openings

with less window glazing and transparency than the lower floors. Use windows similar
in size and shape to those used historically to maintain the facade pattern of the block.

4. Maintain the rhythm established by the repetition of the traditional ~25’ facade
widths for projects that extend over
several lots; by changing the materials, patterns, reveals, and building setbacks in

uniform intervals or by using design elements such as columns or pilasters.

5. Set back vertical additions to historic buildings maintaining the height of the primary, historic
facade. Lateral additions should be subordinate to the primary historic building and respond to the
historic building height, mass, and scale.

Code:
See the B.R.C. Section 9-7-1, "Schedule of Form and Bulk Standards" for additional information on height
and setback requirements.
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1.4 Guidelines for new construction and remodeling non-contributing buildings in the Downtown
historic district

The purpose of this section is to provide guidance for the design of new construction and the renovation
of non-contributing buildings in order to retain the historic character of the overall district. While new
building design is expected to reflect the character of its own time acknowledging the Downtown as a
living district, it is important that it also respect the traditional qualities that makes the Downtown
unigue such as massing, scale, use of storefront detailing, and choice of materials.

A. Incorporate traditional design building elements in new design: and construction.
Careful integration of traditional facade features reinforces patterns and visual
alignments that contribute to the overall character of the district. These features may be

interpreted in new and contemporary ways. Please see Section 1.2 for a list of historic building
elements.
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B. Construct new buildings to maintain the continuity of the historic
building relationship to the street, adjacent properties, and/or the block.

C. Maintain a Human Building Scale Rather Than a Monolithic or

Monumental Scale. Smaller scale buildings and the use of traditionally-
sized building components help to establish human scale and maintain the character of Downtown.
Standard size brick, uniform building components, and standard window sizes are most appropriate.

D. Consider the proportioning of the height and mass to the building footprint. In general, buildings
should appear similar in height, mass, and scale to other buildings in the historic area to maintain the

historic district’s visual integrity and unique character. At the same time, it is important to
maintain a variety of heights . While the actual heights of buildings are of
concern, the perceived heights of buildings are equally important. One, two and three story buildings
make up the primary architectural fabric of the Downtown, with taller buildings located at key
intersections._
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1. Relate the height of buildings to neighboring structures at the
sidewalk edge. For new structures that are significantly taller than
adjacent buildings, upper floors should be set-back a minimum of

15’ from the front facade to reduce the perceived height

2. Consider the effect of building height on shading and views.
Building height can shade sidewalks during winter months leading to
icy sidewalks and unappealing pedestrian areas.

E. Provide a variation of roof heights and types.

F. Buildings are expected to be designed on all exposed
elevations. Primary facade materials are to extend to secondary
elevations, or wrap building corners, a proportionally relevant
distance as to portray a sense of depth.

G. Construct residential units to include entry stoops and/or
porches. Residential entry porches are encouraged to extend 18” to
30” above grade. Construct commercial buildings at grade.

Code:
Obijects or building elements extending into the public right-of-way require a revocable right-of-way
permit and/or lease agreement, see the B.R.C Section 8-6-6, "Requirements for Revocable Permits,
Short-Term Leases and Long- Term Leases" for more information.
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Section 2: The Non-Historic Area & Interface Areas

Important design elements are 1) the Non-historic Area’s relationship to its surroundings,
including the Historic Area, the Civic Park area, and the residential quality of
the Interface Area, 2) the pedestrian quality of the area including the Downtown Boulder mall, east and
west Pearl Street, Spruce and Walnut streets, Canyon Boulevard. and the north-south streets that
connect Civic Park to the mall area, and 3) new building design can reflect the character of its own
time_and meaningful juxtapositions, while respecting the integrity, scale, and massing of historic
buildings in the area.

Creative interpretations of traditional design elements, and designs that reflect the character of
their time, are encouraged. The designs should be compatible with the surrounding historic
context, but distinguishable.

These guidelines also discourage projects that create inhospitable pedestrian
design, and buildings that are inappropriate in scale and massing to their surroundings.

The Interface Area is composed of the blocks that link the core of the downtown to the surrounding
residential neighborhoods. This area requires special design sensitivities that must be addressed when
commercial buildings are located adjacent to residential areas Impacts to the surrounding residential
areas can be minimized through careful design which respects the scale and quality of adjacent
residential uses and thoughtfully transitions the commercial and residential areas.

The urban design objectives for the Non-Historic and Interface Areas are to:

o Reinforce the character of Downtown as a pedestrian place by encouraging architectural
solutions that are visually pleasing, reflective of contemporary times yet stylistically
appropriate to the context, and compatible in scale and character with their street.

e Encourage sensitive design along the edge where the Downtown commercial area abuts

residential neighborhoods

e Emphasizes a clear distinction between the commercial and residential interface areas

e Maintain the diversity in building type and size, and respect the adjoining residential character

e Discourage adverse impacts from noise, night lighting, poor building design, and commercial
service areas on adjacent residential neighborhoods.

Code:
See the B.R.C. Section 9-2-4,"Good Neighbor Meetings and Management Plans" or contact the DMC at

(303)441-4000.

2.1 General guidelines for the Non-Historic & Interface Areas
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A. Maintain the historic or predominant building setback line.

1. Maintain the relationship and continuity of the building wall to the street or property line.

2. For commercial uses in residential buildings, maintain the predominant residential setback of
the block, including any porches.

B. Minimize the visibility of mechanical, structural, or electrical appurtenances

1. Use low-profile mechanical units and elevator shafts that are not visible from the street. If this is
not possible, setback or screen rooftop equipment from view. Be sensitive to views from the upper
floors of neighboring buildings. Skylights or solar panels should have low profiles and not be visible from
the public right-of-way.

C. Design all sides of the building including alley elevations.

1. Well designed rear building entrances, windows, balconies, and planting areas are encouraged.
2.

3.

Improve rear or side alley elevations to enhance public access from parking lots and alleys.
Where buildings are built to the alley edge, consider opportunities for alley display windows and
secondary customer or employee entries.

4. Primary facade materials are to extend to secondary elevations, or wrap building corners, a
sufficient amount as to portray a sense of depth.
5. Screening for service equipment, trash, or any other rear-of-building elements should be

designed as an integral part of the overall design. Where intact, historic alley facades should be
preserved along with original features and materials.

D. Exterior building lighting should be designed to enhance the overall architecture of the building.
Security lighting should be designed for safety, as well as night-time appearance.

E. Reduce the visual impact of structured and surface parking.

1. Parking structures should be compatible to the historic district and adjacent buildings. All
parking structures should be architecturally screened and/or wrapped with an occupiable use.

2. Locate any surface parking to the rear of the property. All surface parking must be screened.

3. Pedestrian routes in structures and parking lots should be easily identifiable and accessed, with

clear visual connections to the sidewalks and buildings.

F. The law requires that universal access be located with the principal public entrance.

G. Consider the quality of open space incorporated into new and renovated buildings. When
appropriate to the context, integrate the surrounding open spaces into the building design. Well
programmed plazas, courtyards, outdoor seating and dining areas on or adjacent to open spaces and
pedestrian routes are encouraged.

Note:
See Section 3 for encroachments into the public right-of-way discussion on revocable lease and
allowable dimensions.

Code:
See the B.R.C. Section 9-9-14, "Parking Lot Landscaping Standards" for parking lot screening

requirements.
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Code:
See the B.R.C. Section 9-9-16, “Outdoor for lighting requirements.

Note:
A goal of the city is to make the Downtown as accessible as possible. All accessible design elements must
conform to all applicable Federal, State and Local laws and codes. Wherever a discrepancy may

arise, the higher standard shall be applied.

2.2 Commercial buildings in the Non-Historic and Interface Areas

A. Consider incorporating traditional facade elements_in new and contemporary ways. See Section
1: The Downtown Historic District for specific building elements.
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B. Consider the height, mass, and scale of buildings

1. In general, buildings should appear similar in height, mass, and scale to other buildings in
the area . At the same time, it is
important to maintain a variety of heights. While the actual heights of

buildings are of concern, the perceived heights of buildings are equally important. One, two and three
story buildings make up the primary architectural fabric of the Downtown, with taller buildings located
at key intersections.

2. Consider the height and proportion of buildings to neighboring
structures. For new structures that are significantly taller than

adjacent buildings, upper floors should be set-back a minimum of 15 feet from the
front facade to reduce the perceived height.

3. Consider the effect of building height on shading and views.
_Building height can shade sidewalks during winter months leading to icy sidewalks

and unappealing pedestrian areas.

4. Maintain the traditional, established breaks between buildings, such as existing paseos.

5. For projects located in the Interface Area, construct buildings three floors or less and consider
the adjacent residential height, mass, and scale.

6. Commercial construction on a primarily residential block should be designed to reflect a

residential character, e.g. residential setback on a primarily residential street.
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C. Maintain a human building scale, rather than monolithic or monumental scale
1. Avoid large featureless facade surfaces. Include architectural elements and patterns that divide
the facade into familiar intervals. A single facade should not exceed a maximum of 75 linear feet.

2. Consider how the texture and pattern of building materials will be perceived._
Use

traditionally sized building components in a way that incorporates details, textures, and patterns to
establish a sense of human scale

3. Maintain the design distinction between upper and lower floors.
Develop the first floor facade as primarily transparent

. Consider using windows and other architectural features to create a pattern
that will reinforce the traditional facade rhythm found on commercial buildings in
the Downtown area. Lower floors are generally differentiated

by a higher percentage of glazing and transparency than

upper floors.
D. Construct primary entrances at grade.
Code
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See the B.R.C. Section 9-7-1, "Schedule of Form and Bulk Standards" for specific height and setback
requirements.

2.3 Residential buildings in the Non-Historic and Interface Areas
A. Maintain the diverse architectural character of the residential buildings in the
Interface Area

B. Construct residential units to include entry stoops and/or porches.
Residential entry porches are encouraged to extend 18” to 30” above grade.

C. When feasible, maintain residential uses in historic residential buildings.
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Section 3: The Public Realm

The term “public realm” refers to the entire system of open space,
landscaping, signage, streets and sidewalks, by which people

circulate through and experience the Downtown. Our image of

Downtown Boulder, and the ease and safety with which we move

through it, is determined by the quality of the streetscape.

The urban design objectives of the Public Realm Guideline are to:

Unify the visual image of Downtown by creating a series of

public sitting areas, completing the rhythm of street trees
and street lighting, and providing landscaping with seasonal
color or other qualities of visual interest.

Create a pedestrian oriented environment that is safe,

accessible, visually pleasing, and comfortable. Strengthen
Downtown’s visual connections. Visually and functionally
connect the Downtown Boulder mall and Civic Park, or east
and west Pearl Street to the mall.

Maintain the visual unity and historic character of the

Downtown Boulder pedestrian mall through the use of
traditional materials.
Respect and preserve adjacent residential neighborhoods

through the use of residentially appropriate streetscape
design.

Encourage design and sign placement that promotes
downtown businesses while complementing-dewntewn’s
the character and scale of the building.

Promote signs that are designed as an integral yet
noticeable part of a building’s overall design. Promote the

design and placement of signs that are both effective
individually and are harmonious with the overall signage of

the block.
Encourage comfortable spaces by integrating appropriate

landscaping and street trees into the public realm.

Create an overall image in which a building signage, and site
design relate to each other.

3.1 Signs

A.

Commercial signs should function to identify and locate

businesses, promote commercial
activity, attract customers, provide direction and information, and in
some cases create visual delight and architectural interest.
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B. Following are principle sign types that are applicable in the Downtown:

1. Wall Signs:

Wall signs are limited in size and defined as projecting less than 15 inches from the
building. Wall signs should be positioned within architectural features such as the

panels above storefronts, sign bands, on the transom windows, or flanking
doorways. Wall mounted signs should align with others on a block to
maintain established patterns.

2. Projecting Signs:

Projecting signs should be positioned along the first
floor level of the facade. Projecting signs may take on their own special
shape, or create their own symbol within the overall facade design._

3. Awning Signs:

Awnings should be positioned to
emphasize special shapes or details of the facade, to draw attention to the
shop entrances or to emphasize a display window. Awning signs may be
illustrated with letters or symbols.

>
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C. Signage should be designed as an integral part of the overall building design. In general, signs
should not obscure important architectural details. When several businesses share a building, signs
should be aligned or organized in a directory.

D. Use simple signs to clearly convey a message

1. Sign materials should be durable and easy to maintain. Appropriate sign materials include
painted or carved wood;, carved wooden letters:, epoxy letters;, galvanized sheet metal )
stone, specialty or decorative glass;, clear and
colored acrylic;, or neon

2. Lighting external to the sign surface with illumination directed toward the sign is preferred.
External lighting may also highlight architectural features. Internally lit signs are generally discouraged.

The light level should not overpower the facade or other signs
on the street. The light source should be shielded from pedestrian view. The lighting of symbol signs is
encouraged. Internal lighting may be appropriate where only letters are illuminated or neon is used.
Neon is acceptable, though restricted in size, if it does not obscure architectural detail or overly
illuminate display windows.

3. Signs should be designed in simple, straight-forward. shapes that convey their message clearly.
Symbols are easily read and enhance the pedestrian quality of the Downtown.

4. Lettering styles should be proportioned, simple, and easy to read. In most instances, a simple
typeface is preferred over a faddish or overly ornate type style. The number of type styles should be
limited to two per sign. As a general rule, the letter forms should occupy not more than 75% of the total
sign panel.

Code:

Awnings, sighage, patio extensions, and other associated structures or objects extending into the public
right-of-way require a revocable right-of-way permit and/or lease agreement, see the B.R.C Section 8-
6-6, "Requirements for Revocable Permits, Short-Term Leases and Long-Term" for more information.

Note:
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The following is meant as a supplement to the city’s Sign Code. Sign permits, obtained through the
Planning Department, are required. Signs that extend into the Downtown Boulder pedestrian mall will
require review by the Downtown Management Commission. For further information call the DMC at
(303) 413-7300 and the Planning at (303) 441-1880.

Code:
Signs on historic buildings or in historic districts must comply with the B.R.C. Chapter 9-11 “Historic and
Section -9-21, provisions.

;IEE ¥§ e o

3.2 The Streetscape

A. The existing street hierarchy as a basis for designing the streetscape. The concept of a street
hierarchy is based on understanding how various Downtown streets function. For example, Canyon
Boulevard and Broadway are major vehicular streets, thus street improvements should provide for large
volumes of traffic while buffering pedestrians from traffic impacts. Four types of streets have been
identified:

1. The Downtown Boulder pedestrian mall (a vehicle-free pedestrian street):

The Downtown Boulder mall, which encompasses Pearl Street from 11th to 15th Streets, is the most
intensely used pedestrian zone in the Downtown. As a shopping, festival, and public gathering place it
will remain a vehicle free area with a unified brick paving design. Elaborate
landscape treatments, including seasonally-varied plantings and coordinated street furniture, add to the
pedestrian ambiance.

2. Canyon Boulevard and Broadway (major vehicular through streets):
Canyon Boulevard and Broadway accommodate large volumes of traffic moving through the Downtown.
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Streetscape features should be designed to buffer pedestrians from traffic impacts, provide greater
building setbacks and detached sidewalks with planting strips between the sidewalk and curb. The
exception is the section of Broadway between Canyon Boulevard and Spruce Street in which attached
sidewalks are needed to accommodate more intense pedestrian use. In areas with detached sidewalks,
well designed landscaping and street trees shall be provided.- On Canyon Boulevard, the use of
landscaped median strips and pedestrian safe zones should be designed to minimize
pedestrian/vehicular conflicts.

3. 9th, 10th, 11th, 13th, and 14th Streets (north/south pedestrian connectors):

These five north/south streets provide the main pedestrian connections between the Downtown
Boulder pedestrian mall and the Civic Park. Where these streets cross Canyon Boulevard, which is very
wide, crosswalk designs that visually link the north and south sides of the boulevard are important. The
use of similar materials, intersection gateway features, landscaping, and street furniture will help to
visually weave the areas together and promote pedestrian access between these two important
Downtown public gathering places.

4. All other streets in the Downtown (general pedestrian oriented streets):

In order to create a unified Downtown image, all streets should share common features. At minimum,
these should include similar sidewalk scoring patterns, similar paving materials, similar street trees and
tree grates, coordinated street furniture, the inclusion of sidewalk neck downs and pedestrian safe
zones, removal of pedestrian obstructions, and consolidation of streetscape elements such as
newspaper vending boxes, other traffic and directional signage, and pedestrian scale street
lighting.

5. Alleyways (minor service oriented streets):

Alleys serve as secondary circulation and alternative routes for both pedestrians and vehicles to
navigate Downtown. Downtown alleys can provide an alternate means of access to shops, restaurants
and other commercial uses.Care must be taken in balancing the service function of the alley and making
alley’s safe and functional for pedestrians.

6. Paseos/Multiuse paths (vehicles free pathways):

Paseos provide mid-block pedestrian only access. Multiuse paths traverse the civic and park areas. Both
should be encouraged in large projects to promote pedestrian circulation throughout the downtown
area. Design such connections to be interesting places with thoughtful integration into the overall
circulation. They should be handicap accessible, illuminated, appropriately landscaped, and paved in
materials compatible with their locations and surrounding context.

B. Use materials that reinforce the continuity and integrity of the overall Downtown district. Any
variations from the standard materials and patterns required by the Design and Construction Standards
should be based on a streetscape plan that illustrates how the variation adds to the visual unity and
improves the downtown streetscape, adjacent properties, and the overall image of the block. The design
and materials should be durable, classic, and elegant including:

e Brick

e Sandstone

e Scored grey concrete

e Black enamel street furniture and utility elements, e.g. right-of-way lighting, benches, trash

receptacles, bollards, etc.
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e  Qutdoor seating

C. Use a basic sidewalk design to unify the visual image of Downtown. In most locations
throughout the area, sidewalks average 15 feet wide from curb to property line.
Streets should incorporate the following basic sidewalk elements:

1. Frontage zone
The frontage zone width may vary by street and allows for extensions into the right-of-way which create
comfortable and attractive sitting areas. Included within this zone are projecting signs, awnings, cafe
seating, and gated patio encroachments.
Design public right-of-way extensions that are visually appropriate to the street character.
Seating areas for dining are limited to the width of the building frontage. All tables and chairs
are to be removable.
Railing designs should reflect an open, transparent feeling.

e Visually closed-in railings that “box-in” the extension area are not appropriate.

e Consider building programs and spatial layouts which provide alternative solutions to the need
for gated, exterior dining areas. There must be a minimum 7' clearance between the edge of the
railing or seating area and any vertical obstruction.

e Create comfortable and attractive sitting areas, plazas, and small open spaces. Tables and chairs
must be movable.

e Orient seating to take advantage of views, sunshine in the winter, and shade in the summer.

2. Pedestrian zone
The sidewalk pedestrian-through zone is the travel area designated for pedestrians and must be kept
clear of all obstacles.
e Pedestrian zones walkway surfaces should be delineated from the curb zone or buffer areas.
3. Curb zone
The curb zone should consist of a 4’ wide area measured perpendicular from the inside of the
curb.
e Street elements and landscaping should be organized to allow for pedestrian access to adjacent
street parking.
e On residential transition streets in the Neighborhood Interface blocks use landscaping in the
curb zone rather than hard surface concrete.
4. Corner Zone
At a minimum, the standard corner zone should include the following elements:
e A pedestrian area with only essential “regulatory” elements; such as, signal posts are allowed.
All other amenities including benches, bike racks, newspaper racks, are prohibited.
e Corner “amenity areas” are located at either side of the pedestrian area. Elements such as
benches and bike racks should be carefully arranged in an attractive and accessible fashion.
Benches should be arranged to facilitate social interaction.

5. Intersections
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Important streets may require additional material detailing to match adjacent streetscape design and
overall block character.
e Materials include utilizing brick and scored concrete patterning, similar to adjacent pedestrian
and curb zones, in the crosswalks and special paving within intersection squares.
Important intersections are the areas between the Civic Park and Downtown Boulder.

Note:

In general, the predominate material in the Downtown is brick. The use of brick to highlight
and define the streetscape zones is especially appropriate in the blocks adjacent to the mall.
Other appropriate materials include sandstone, or the use of art

work which is stenciled or sandblasted into the concrete surface.

Note:
Colored concrete scored or formed to imitate brick or stone is inappropriate.

Code:
See the Design and Construction Standards" Chapter 11 Technical Drawings" and the B.R.C. "Section 9-9-
13, “Streetscape Design for additional requirements.

Note:
Permanent kitchen equipment, new basement level extensions, second floor extensions and
greenhouses are generally not permitted within the right-of-way.

Note:
Light weight or movable handrails, chains, ropes and unsupported railings are inappropriate railing
materials.

Note:

Improvements in the right-of-way shall match the existing materials. Any proposals to differentiate the
materials may require approval. For more information visit the City of Boulder Planning or contact, (303)
441-1880.

Note:
For more information on patio extensions and cafe seating contact the DMC at (303) 413-7300
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3.3 Landscaping

Select street trees that are appropriate to their intended location and function.

A\ a a O

et-he#wrse—t—hey— PIant trees that W|II tolerate fuII sun, drought varying 50|I pH. —and—w#—l—ha#e—a—oﬂela%wel-y—
compacterawn- Keep in mind that the conditions of various planting sites in the Downtown will vary

and ma»,«—need—*ee—meetshould be evaluated for individual Iandscape objectlves—'l'-he—pu%pese—ef—t-lms—%t—ks-
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“and suitability to the specific street on which they are to
be planted. The following guidelines should be followed:
1. Large trees should be located along Canyon Boulevard, wide right-of-way streets, and principal
access streets such as Pearl and Walnut Streets. Large trees should also be used to highlight corners, to
provide cover for large plazas, or as accents against the skyline.
2. Large maturing trees may be located on all downtown streets.

3. Small trees should be used to provide seasonal color and a visual focal point for special locations
such as a building entrance, corner area, sitting area, bus stop, or other significant area or view corridor.

4. Install street trees in tree grates at areas of adjacent parking and high pedestrian traffic, except
at locations where they occur in special raised planters in the curb zone, in large planted areas that are
integrated with a sidewalk area, and in locations where existing trees located in the curb zones have a
root system that has pushed up above grade where the use of a grate will injure the tree.

5. Maintain at least a 10 foot distance between tree trunk and building line. This refers to the
distance between a tree and building, not the distance necessary to maintain an unobstructed
pedestrian area between a tree, as a vertical element, and a railing that encloses a sidewalk restaurant

6. Where tree grates are used they should be aligned with paving pattern score lines and be placed
with careful consideration of sidewalk use, such as a sidewalk cafe or curb cuts.
7. Consider alterative methods to increase tree soil volume, e.g. Modular, pre-engineered

suspended pavement and structural cell systems.

B. Select Ground Level Plants That Suit Their Location and Function
1. Use landscaping, shrubs and ground cover to accent areas.
2. Limit the use of annuals and high maintenance plants to the planting beds in the pedestrian

mall. Use drought tolerant, climate appropriate landscaping, including shrubs, flowering perennials,
ground cover, and ornamental grasses in planter beds.
3. Do not use gravel or rough stone in place of ground cover in the curb zone.

4. Whenever feasible, flowers and ornamental grasses should be used in combination to accent
gateway locations and special sites.

5. Plantings are preferred in natural, at-grade planting beds rather than planter pots or other
containers.

6. Consider maintenance requirements in the placement and design of these features.

C. Maintain the character of Canyon Boulevard

1. Continue the large tree rows on either side of the street and center landscape median.

2. In general, trees and other plant material should be arranged in an urban linear pattern that
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parallels the street rather than a less formal random arrangement.

3. The primary trees along Canyon do not need to be planted with tree grates.

4. The median should be planted to enhance the “boulevard” quality of the corridor.

5. Incorporate grasses, paved areas or ground covers within the overall design of tree rows.
Code:

For more information on landscaping requirements see the City of Boulder "Design and Construction
Standards" and the B.R.C. Section 9-9-12, "Landscaping and Screening Standards".

Note:

Unsuitable streets trees not to be placed in the public right-of-way include Cottonwood, Chinese and
Siberian Elm, Poplar, Russian Olive, Silver Maple, Tree of Heaven, Willow, evergreens that create sight
obstructions, and clump forms or multi-stem trees.

Note:
Tree and landscape maintenance ~<+ or commercially zoned properties, the maintenance of trees, tree
grates, and surrounding hard and soft landscaping located in the public right-of-way is the
responsibility of the private property owner.- This includes all maintenance and repair of landscaping

, trees , irrigation, spraying, fertilizing, and replacing plant materials/ and tree
grates.
Note:
The city provides pruning, removal of street trees in the
public right-of-way, safety inspections, and consultation on street trees that may pose a

health or safety concern.

Note:
Contact the Downtown Management Commission for additional information regarding street furniture,
trash receptacles, bicycle stands, and bollard variations for the Pedestrian Mall.
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3.4 Street Furnishings

A. Use street furnishings to create a unified visual appearance in Downtown.

B. In general, install standard benches, trash receptacles, appropriately sized bollards, pedestrian-
scale street lighting, and bike stands in durable black metal to unify the visual quality of the Downtown.
C. Strategically locate newspaper stands, kiosks and other furniture adjacent high-traffic areas, e.g.
bus stops, intersections, etc.

D. Create attractive, safe and comfortable bus stops crafted in durable and elegant materials.

3.5 Historic Features

A. Preserve historic features of the streetscape. Whenever possible, preserve, restore, and reuse

historic fixtures of the streetscape, such as a flagstone sidewalks, globe light fixtures, or any other
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existing historic features located in the public right-of-way.

B. Historic signs, such as those painted on side walls, should be preserved.

C. Extensions into the right-of-way involving historic resources should be compatible and not
substantially alter the property.

3.6 Public Art

A. Enrich the downtown with public art and carefully site art within appropriate areas of the public
realm. Consider the context, materials, purpose of the artwork at the proposed site.

B. Freestanding artwork should not obscure building elements. Thoughtfully integrated artwork
may be incorporated into the surface or facade design.

C. Artwork may be utilized as gateway features within discrete areas of Downtown.

D. Public art should be complementary and subordinate to associated historic properties and

complement the period of significance of the building or district.

Note:
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The Arts Commission, the Downtown Management Commission, the ~DAB, and the -~/ ELB are among
the groups involved in making public art decisions in the Downtown.

Decisions-may-addressthe followingamongothers:
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//\;,',‘ DOWNTOWN URBAN DESIGN GUIDELINES UPDATE SCHEDULE

1.D. BOARD REPRESENTATIVE
1.D. BOARD REPRESENTATIVE
1.D. BOARD REPRESENTATIVE
1.D. BOARD REPRESENTATIVE

WORKING GROUP MEETING #1
FRI., AUG 28, 11-1PM

-Group Introductions and Working Group Purpose
-Discuss the scope and process
-Review: Introduction Chapter of DG

KICKOFF

ATTACHMENT D: Working GroupProcess imeline

0 @

Staff to incorporate recommendations
identified by the working group,
develop maps and graphics and

finalize draft for Joint Board Meeting

WORKING GROUP MEETING #6
TUES., NOV 10, 9-11AM

-Review: Sections 4-6

PRG Memo DAB '

Due 11/18

WORKING GROUP MEETING #7

MON., NOV 16 11-1PM
-Review Future Recommendations

O ©c0 ©

WORKING GROUP MEETING #2
FRI., SEPT. 11, 3-5PM

-Review: Section 1

WORKING GROUP MEETING #4
MON., 0CT.12,11-1PM

-Review: Section 2

oy

10/30 DRAFT DOCUMENT REVIEW
T0 SAM AND JAMES

WORKING GROUP MEETING #5
WED., 0CT 28, 11-1PM

'WORKING GROUP MEETING #3
MON., SEPT. 21, 11-1PM

-Review: Section 1

DD/SR Memo & Notice Due 11/25
Thanksgiving

Joint Board Packet Due 11/27

-Review: Section 2 & 3

RESEARCH/INPUT PUBLIC OUTREACH
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/%?/\'? DOWNTOWN URBAN DESIGN GUIDELINES UPDATE SCHEDULE

DMC

MON., FEB 1 || WED., FEB 3 | THURS., FEB 4
-REVIEW& ||| -ADOPTSECTION || -ADOPT SECTIONS TUES., MAR 1

STAFF REVIEW - INTERDEPARTMENTAL RECOMMEND - 2" READING
FRI., JAN 8
MEETING

PB, LB, BDAB, DMC PRG Memo Due 1/13
DEC10, 5-8PM DAB Packet Due 1/15

Staff to finalize the cC
Downtown Urban Design TUES., FEB 16
Guidelines Update for I*" READING

Adoption

Holiday DAB

WED., JAN
Season pih

-REVIEW &
STAFF INPUT DUE WED., DEC 30 RECOMMEND

FINAL DOCUMENT ADOPTION/IMPLEMENTATION
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Appendix J to Title 9 — Areas Where Height Modifications May be Considered
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ATTACHMENT F: BoardMemberlinpul

From: Deborah Yin

To: Pahoa. Kalani

Subject: Downtown Design Guidelines revision comments DY
Date: Friday, December 11, 2015 11:32:48 AM

Hi Kalani.

You & Sam have done a great job with the guidelines & with the working group. Thanks for
your patience & hard work.

I'd like to reiterate what | said at the meeting, that we may have pulled too much out from
the perspective of the board reviewer, many of whom have no tools or skills to judge good
design, on the other side of the table many design professionals & developers aren’t well
equipped either as we can see. So | agree with Liz’s comments about looking again at the
original verbiage describing architectural components.

Also from the perspective of the reviewer but a slightly different angle, if the guidelines
sound too optional then it becomes difficult to tell an applicant, yes you do have to do
these things, as the historic preservation program has the ability to do.

Appropriate lists of materials, can we add “durable” or “long lived” in the narrative part?

1.3.1 Second paragraph, last sentence: is it necessary to include “mechanized awnings”,
isn’'t it enough to just say “awnings”?

Figure 12 — | don’t think this project is the best example of what we want to see more of.

2.1 It appears transparency @ ground floor has been removed. While not a guarantee of a
good design it is a characteristic that is generally desirable. (This should be repeated in
historic section additions & new buildings in districts section. Maybe there should be a
reference to repeating existing patterns of transparency in the district.)

2.1.3.C.

- C. What does it mean to maintain established breaks such as alleyways? Isn’t
building across an alley already not permitted?

- Add back in 25’ wide facade modules in all sectors of downtown not just historic
district. This sort of patterning is one part of making a street that is inviting.

- | disagree that ground floors should not be encouraged to be taller than upper
floors. It's worked very well in historic buildings & gives a building a feeling of generosity
(not exactly the right word) along the street. Consider the new building at the NE corner of
Pearl & 9. Its ground floor is low & it conveys oppressiveness. The low ground floor
contributes to that projects appearance of being a fortress rather than what we would want
to see along Pearl especially, open & inviting.

- E. Add “urban” in front of “residential”. Boulder is particularly prolific at producing
suburban looking multifamily buildings, it appears many of our developers/designers have
a difficult time making the leap from suburban to urban, it's important to differentiate.

Reminder, commercial buildings should have ground floors at grade.

3.1.3.D Why limit how much area letters can occupy on a sign panel? Seems
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unnecessarily limiting? Some graphics that bleed to the edge of a page or panel work very
well & are more interesting because they’re less common.

3.2.2. Last sentence, can we use “timeless” instead of “classic”? i.e., not too trendy & not a
trend that is no longer in favor.

3.2.2.A. Can we restore the statements about brick being the predominant paving material
downtown. This is beneficial for the reviewer in addition to the applicant.

The Landmarks Board just recently dealt with an issue of sidewalk repairs made in a
historic district where the concrete has a curing compound that made the concrete even
more starkly bright. Strangely, the City’s own public works department was doing the work
& they were unaware that they needed to have the material/color approved by LB. So
there should be a paragraph added about paving in the historic district. New brick to
match existing brick, concrete to be treated in a way so as not to look brand new & sharply
contrasting with existing old concrete. Flagstone must match existing flagstone in color,
size including thickness.

3.3.1 Tree species should be selected for longevity. Many landscaping trees are selected
for fast growth which often correlates to short lives & weakness.

Figure 25 & 26 Can the letter keys match the letter/number system in the text preceding?
For the For the Future List

The City should seriously think about the down sides of creating below grade plazas. |
have not seen one that works, they are usually not used except by indigents. See this
article about one in San Francisco.
http://www.sfchronicle.com/bayarea/place/article/Sunken-Hallidie-Plaza-was-a-deeply-
wrong-design-6626025.php

3.3.3 (& generally)The City should dictate what types of trees are appropriate along Canyon
& any other street where there is a particular effect or is a major cross town route such as
Broadway, Arapahoe,... so that there is uniformity or a pattern other than each building
having its own type of tree in front.

3.4 Doesn’t the City & RTD control locations of bus stops? And have standard designs?

3.6 The city should have a program where building owners who want to incorporate public
art can receive matching funds from the city or something so that the city has a say in what
is installed & where.

The City should have separate streetscape (public realm standards) for its own public
works within historic districts. These areas should not receive the same treatment as non
historic areas.

Better stop now or else you won’t read all my comments. We used to embed deep into a

project specification that if a contractor read this far he was eligible to collect $20. Not too
many claimed the bonus.
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Deborah
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From: Michelle Lee

To: Pahoa, Kalani
Subject: Re: Downtown Urban Design Guidelines Joint Board Meeting Comments - Email 1 of 2
Date: Thursday, December 17, 2015 5:01:43 PM

Kalani, I wasn't sure what format you wanted comments. just a few below..

section 1.4.4 A and section 2.1.3 A "For new structures that are significantly taller
than adjacent buildings, upper floors should be set-back a minimum of 15' from
the front facade to reduce the perceived height''.

o this is one of the few places in our guidelines that gives a specific dimension (15")
and I'm not sure why. It's a blanket prescription that doesn't make sense. Every
building's height, mass, scale and setbacks should be considered individually in
their specific context. | highly recommend removing the 15 callout.

the word "handicapped" should be replaced with "accessible™ or "universal design"
throughout

the map on page 26 at the front of Section 2 should highlight the non-historic and
interface area rather than the downtown. It's hard to tell a difference from this map and
the map at the front of Section 1.

on page 31, the right image is hard to see - too dark. Is there a better image that could
illustrate the point more clearly?

on page 39, it might be helpful to show section cut through the 3 major streets (A, B, C)
it illustrate the buffering, scale, and volume. this is a quick easy tool to cut

section: http://streetmix.net/

Michelle W. Lee

Architecture & Environmental Design
phone 303-523-2202 | ultraliteliving.com

On Thu, Dec 17, 2015 at 4:19 PM, Pahoa, Kalani <PahoaK@bouldercolorado.gov> wrote:

Hello Everyone,

This is a friendly reminder that the comments for the draft are due tomorrow (Friday,
December 18). If you would like to comment please send your responses in by 5 p.m. As
always, please forward your comments directly to me and not cc the rest of the Boards.

Regards,

Kalani
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From: Pahoa, Kalani

Sent: Friday, December 11, 2015 2:25 PM

To: BDAB; DMC; landmarksboard; boulderplanningboard

Cc: Assefa, Samuel; Hewat, James; Cameron, Marcy

Subject: Downtown Urban Design Guidelines Joint Board Meeting Comments - Email 1 of 2

Dear Board Members,

Thank you for coming to the joint board meeting last night and providing your feedback on
the draft document. To recap the meeting, the joint board reviewed the Introduction and
Section 1: The Historic District of the draft and provided feedback. The joint board comments
are recorded in red on the attached pdf.

As mentioned during the meeting, staff will be collecting the remaining comments and input
for the following questions:

1. Does the joint board have any feedback on the draft update to the DUDG
(Attachment A), including the changes and restructuring of the document as
recommended by the DUDG Working Group?

2. Is there anything that appears to be missing, or should be modified, to improve
the clarity and usability of the guidelines?

Considering the extensive amount of discussion and review during the working group sessions,
staff is not anticipating any significant changes to the draft. Please have your input to us by
Friday, December 18, 2015. We look forward to hearing from you.

Regards,

Kalani

Kalani Pahoa
Urban Designer

Department of Community Planning and Sustainability
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1739 Broadway, 3rd Floor
Boulder, CO 80306-0791

303.441.4248 - Direct

pahoak@bouldercolorado.gov
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Comments provided by Liz Payton at close of 10
December 2015 Joint Board Meeting

Downtown design guidelines comments:

What is the point of this exercise? What is currently being allowed that will be prevented by the revised
guidelines, and what is currently prevented that will be allowed by the revised guidelines?

There are occasional instances of “should” and one or two “must”s but overall, there are way too many
instances of “generally,” as in “x is generally inappropriate,” and “consider” as in “consider the height
and mass.” Suggest doing a search on each of those and evaluate removing “generally” and firming up
“consider” to something more regulatory sounding.

Somewhere, need to restore the basic urban design considerations from the original document:

Views: Downtown Boulder is blessed with exceptional mountain views and
projects should be designed to take advantage of this extraordinary asset.
The south and west edges of downtown offer the most spectacular views.

Sun and Shade: In Boulder’s climate, sun and shade are important factors.
Concern for providing natural light in buildings, sunny sidewalks in the
winter, and shady areas in the summer is an important consideration in
project design

p. 6, insert “individually” in front of landmarked propertiesv

History section, p. 8, needs to refer to the liveries and their evolution into automobiles. Also, reword
the last sentences of the Introduction to:

By 1977, Boulder had begun a period of infill, restoration, and demolition which
continues to the present. Loss of significant historic buildings provoked a
movement to establish the city’s Historic Preservation ordinance in xxx. The
Pearl Street Mall was created in xxx and added to the National Register of
Historic Places in 1980.

Not a fan of concrete lintels. Get rid of “generally” and just say “inappropriate” p.14-15 or maybe have a
section of inappropriate in all cases

/ 4 . sl
Don’t understand why specifics from 1.1.5 to 1.1.9 are gone. é‘LMQ o (/*—\\fCA h CZ‘(Q;t?
1.3.2d Setback of new upper floors on historic buildings. Is this redundant with 1.4.4?

1.4.4 “Consider”? the height and mass of buildings? See p. 22, in which the other headings under that
item are all direct imperative action verbs.

Address corner building height and mass separately from interior block buildings.
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Needs some text about the relationship between height and footprint. For example, the so-called
Sentinel buildings are tall but very narrow and therefore have a completely different impact than the
bulkier new buildings downtown. Similarly, the Boulderado is tall but occupies a small footprint.

p.27 non historic. Design elements text is really awkward, lists don’t agree grammatically
Urban design objectives are meaningless

Suggest more emphasis on block level context. New construction should enhance rather than interrupt
neighborhood cohesion. New construction should, through its design, support neighborhood identity,
wayfinding and rational edges. (‘Wayfinding’ is in reference to the phenomenon that a large new
building can confuse people about where they are, whether they’re still in the same neighborhood,
what might be found beyond the new building, etc.)

What does this mean: 2.2 A. Maintain the diverse architectural character of the residential
buildings in the interface area?

2.6: include windows on alleys to increase safety and therefore activity

BDAB comments on p. 115-6 of packet were useful and wonder whether they will be incorporated or
not.

Public realm discussion of Canyon should include reference to traffic calming measures

Public realm should include features that offer opportunities to lean, not just sit.
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Downtown Urban Design Guidelines
Joint Board Meeting

December 10, 2015

5:00 to 8:00 pm

Introduction

The visions statement could do better at capturing our (Boulder) setting
This feels generic — any downtown anywhere
Views
Mountains
Creeks
Civic Area
“Historic core”
Look at it like an executive summary
Tailored to Boulder — What is special about Boulder?
Photograph from downtown to foothills
*maybe use photo from PowerPoint
Important to have a creative/excellent photo for the front page
Inspiring & exciting
Collage with thumbnails
Imagery that captures the vision
Concern that there is no reference to the civic area plan
Maybe label on map
The bike/pad paths are lost on the map
Pg 38. Layer in bike paths off street
Make the main map more experiential?
Guide people to the section they need to look at
Legend on page 5 — points to sections of the document
That map — open w/ table of contents
Key the colors to the sections
Section header up to the top of the pages — and/or tabs
Graphic components are busy —too many sizes and typefaces
“Continue to think less”
Flowchart — doesn’t capture the circular process — see the applicant several times
Set expectations
Draw an arrow vertically as well
Lead the applicant to the section they need
Color code to match the sections
Perhaps planning board section removed — where does site review fit?
Rename the chart — the review process
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History section —
Livery to auto dealerships
Change the sentence about why the landmarks program got started — this feels sanitized
History past the 1970s
Describe the character in historic terms — rich texture and patterns
Critical spines point toward the Canyon

Section 1

Add section numbers that correspond with the building types
Zoom into historic map -maybe another graphic is needed
***north side of the Library on historic map
The word “generally” leaves too much wiggle room
Really need to look at material guidelines
Carpentry — specifically wood
Inappropriate — composite wood
Facade diagram
Missing bullet — keep the original size, shape, and form of original storefront
May have lost too much detail by simplifying to a bulleted list
Missing the appropriate vs. inappropriate imagery (i.e. pg 37 of original doc)
Do this/don’t do this goes a long way
Go through paragraphs of building elements and make sure the details are still captured
Most of the time this doc is viewed online - make it a paired image
1.2.4 Now only talks residential — say 1** floor flush at grade with commercial
Primary entrance needs to be at grade
“Subtly distinguishable” vs. Sec of the Interior guidelines
Visual examples — appropriate vs. inappropriate
1.2.3D - look at the scale & roof patterning of the block as it relates to additions to historic
Add an E?
Clarity on D about vertical additions vs. lateral additions
Page 20 needs to say refer to list on page...
Instead of “consider” use a term like “integrate” or “incorporate”
What are the qualities that we want?
Richness or complexity
Maybe add a photograph
When a building has an alley corner — wrap the building (25’?)
Add note to all alley references
Pg 22 — “consider” and “in general”
Height and mass of buildings
Future recommendation — corner buildings separate from the rest of the block guidelines
— Future urban design plan
Relationship between height and footprint
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Figure 9 may not be a good photo — it’s not in the historic district
Pg 25 — subheading without context — maybe add images
Handicap section — are we above and beyond ADA
When added to a historic building — shouldn’t detract
Don’t use the word “sensitive” — say what we actually mean — provide actual guidance

Section 2

Need a little more information
“New construction .....” example of text from Liz

Agenda ltem 5C  Page 185 of 185



	02.04.2016 PB Agenda
	Item 5A_2449 Pine St.

	Item 5A_Attachment A

	Item 5A_Attachment B


	Item 5B_940 14th St. 

	Item 5B_Attachment A 

	Item 5B_Attachment B 

	Item 5B_Attachment C 

	Item 5B_Attachment D 

	Item 5B_Attachment E 


	Item 5C_Downtown Urban Design Guidelines 

	Item 5C_Attachment A 

	Item 5C_Attachment B 

	Item 5C_Attachment C 

	Item 5C_Attachment D  

	Item 5C_Attachment E 

	Item 5C_Attachment F 





