
MEMORANDUM 
 

TO: Planning Board  
FROM: Jessica Vaughn, Case Manager 
DATE: November 5, 2013 

SUBJECT: Call Up Item:  Site Review request to convert the existing office condominiums 
located at 2885 Aurora Ave. to 40 individual multi-family residential dwelling units. The 
development proposal also includes various site and building improvements, including 
landscape and streetscape enhancements, restriping the parking area to meet standards, 
providing accessible routes, bike parking and exterior building improvements, including new 
windows and repointing the existing brick. The call-up period expires on Nov. 22, 2013. 

 

 
Background.   Located just to the east of the Lotus 
Building on the north side of Aurora Avenue, at 2885 
Aurora Ave., the project site is zoned Residential 
High-5 (RH-5), which is defined as: 
 

“High density residential areas primarily 
used for a variety of types of attached 
residential units, including, without 
limitation, apartment buildings, and where 
complementary uses may be allowed” 
(section 9-5-2(c)(1)(F), B.R.C. 1981). 
 

Today, the project site is comprised of 40 office condominiums. The project site and the existing building are 
falling into disrepair. The site landscaping does not currently meet the interior parking lot landscaping, 
screening, or streetscape requirements, and the building exterior requires maintenance. 

 
While currently zoned RH-5, historically the project site has been zoned Transitional Business-Existing, 
today known as Business Transitional-2 (TB-2). It wasn’t until 2004, when the project site was rezoned to 
RH-5. As part of the rezoning to a residential zoning designation, the majority of the existing office 
condominiums were rendered legal nonconforming uses since office uses are not permitted in the RH-5 zone 
district without a Use Review approval. Some of the office uses have undergone pervious approvals, 
including a Special Review (SR-89-16) for a cultural and educational center office and a Special Review 
(SR-87-18) for retail sales. The current development proposal to convert the office spaces to individual 
residential dwelling units will supersede and nullify the previous Special Review approvals. 
 

Figure 2: Site Photos, from left, (1) Parking area fronting Aurora Avenue, (2) East view lower level, (3) Lower 

level parking area 

 

Project Site 
28th Street  

Aurora Avenue 

Figure 1: Vicinity Map 
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The character of the area is identifiably high-density residential with a variety of multi-family, high density 
residential development surrounding the project site, including the Spanish Towers (930 28th St.) to the 
north, Montclair Court Condominiums (2850 Aurora Ave.) to the south, Blue Sky Lofts (2905 Aurora Ave.) to 
the east, Cavalier Apartments (2898 Aurora Ave.) to the south east, and the Lotus Building (900 28th Street) 
to the west. In addition, the project site is in proximity to the recently approved redevelopment of the Outlook 
Hotel located at 800 28th St., the Lotus Building located at 900 28th Street, the Province located at 950 28th 
St., and Landmarks Lofts II located at 970 28th St., all of which are student oriented developments ranging in 
density from 22 dwelling units per acre to 64 dwelling units per acre.  

 
Project Proposal.  The applicant is proposing to convert the existing 40 office condominiums to individual 
residential units, comprised of one-one bedroom unit, one-two bedroom unit and 24-three bedroom units 
resulting in a maximum of 117 occupants. 
 
Although the scope of the redevelopment of the project site is limited in that the existing building and site 
layout will be maintained, the development proposal includes significant improvements to the project site with 
respect to: 
 

 Site landscaping. The project site will be brought into compliance with the current landscape 
requirements as they pertain to interior parking lot landscaping and screening standards and street tree 
requirements;  
 

 Open space. Currently the iste has little useable open space. Open space is being provided in excess 
of what is required. As part of the open space program, two larger yards, located on the north side of 
the project site will be provided as well as smaller yards adjacent to each of the individual unit entries. 
All of which will encourage a variety of recreation opportunities, both shared and private, active and 
passive. 

 

 Parking area. The existing parking area will be restriped to meet the current stall dimension 
requirements, backing requirements as well as accessibility standards. All of the required parking is 
being provided on site. In addition, a total of 50 bike parking spaces are proposed where eight are 
required. Bike parking will be provided in both short term, public spaces (32 spaces) and long term 
secure spaces (18 spaces); 

 

 Circulation. In an effort to create a safer circulation pattern and to minimize pedestrian/vehicular 
conflicts the applicant is proposing to construct an eight-foot sidewalk connection to the west consistent 
with the 28th Street Frontage Road Connections Plan, eliminating a curb cut off of Aurora Avenue and 
providing an ADA accessible route through the project site and building; 

 

 Exterior. In order to enhance the dilapidated building, exterior building improvements, including 
repointing the brick and replacing the windows will be completed. In addition, interior improvements are 
also proposed that will improve the energy efficiency of the existing building, including additional 
insulation, new front doors, low water plumbing fixtures and tankless water heaters. The existing 
building will be updated to meet current building code requirements for energy efficiency. 

 
Refer to Attachment C for the applicant’s proposed plan set. 

 
 

Review Process.  Based on the size of the project site, 2.29 acres, Site Review is required pursuant to 
section 9-2-14(b), Table 2-2, “Site Review Threshold Table,” B.R.C. 1981. 
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A Site Review application that does not include modifications to height or a parking reduction request in 
excess of 50 percent, is a staff level decision that is subject to a 14-day Planning Board call-up period. The 
applicant is not requesting any modifications to the Land Use Code, the Site Review request is subject to a 
staff level decision and 14-day Planning Board call-up period. 

 
Analysis.  Overall the development proposal to convert the 40 existing condominium office spaces into 
individual residential dwelling units was found to be consistent with the Site Review criteria, including those 
related to the overarching Boulder Valley Comprehensive Plan goals and policies pertaining to providing a 
variety of housing opportunities and compatible adjacent land uses as well as the general Site Review 
criteria pertaining to site design, including landscaping, circulation and open space.  

 
Specifically, the development proposal will bring the site into compliance with the current landscape 
requirements, including interior parking lot landscaping and screening standards as well as street tree 
requirements. Overall, the landscaping will be planted in excess of what is required. 
 
Also as part of the development that applicant has proposed improvements to the site’s existing circulation 
pattern that will result in a safer pedestrian environment with the limitation of pedestrian/vehicular conflicts 
and enhanced connectivity, including the elimination of a curb cut off of Aurora Avenue, the construction of 
an eight-foot sidewalk providing connectivity to the west consistent with the 28th Street Frontage Road 
Connections Plan and the addition of ADA accessible routes through the project site.  
 
With regard to open space, as indicated above, the applicant is providing open space in excess of what is 
required. A total of 29,316 square feet is being provided where 24,000 square feet is required. Open space is 
being provided in a variety of forms, including large, open yard spaces as well as smaller individual yards 
adjacent to unit entries. Overall, the open space program will provide for a variety of recreational 
opportunities, including active and passive activities. 
 
It should be noted that all of the required parking is provided on site. As part of the development proposal, 
the applicant has provided a Transportation Demand Management Plan (TDM). Ultimately, in this case, the 
TDM is geared towards facilitating multi-modal transit opportunities as well as minimizing adverse impacts to 
the surrounding neighborhood. The applicant is providing bike parking in excess of what is required. A total 
of seven spaces are required and 50 bike parking spaces are being provided, both short term (32 spaces) 
and long term, secure spaces (18). In addition, as part of the TDM, the applicant will maintain parking that 
will be de-coupled from the residential units (similar to other recently approved Nonconforming Use Review 
conversions on University Hill).  
 
Given the student oriented nature of the development proposal and its proximity to the University of Colorado 
and major transit lines, along with the TDM which provides viable parking demand off-sets, including 
maintaining unbundled parking, the parking demand will be adequately accommodated and adverse impacts 
minimized.  
 
A complete analysis of the Site Review criteria can be found in Attachment B. 

 
Public Comment.  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.  One comment 
was received in response to the public notice that expressed concern with regard to the proposed parking being an 
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inadequate amount to serve the demand generated by the residential use. As indicated above, all reqired parking 
will be contained on-site and a TDM has been provided to help encourage this of alternate modes of transportation.  
 
Conclusion. Staff finds that the Site Review request to convert the existing office condominiums to individual 
residential dwelling units meets the relevant criteria pursuant to section 9-2-14(h)(2), “Site Review,” B.R.C. 1981. 
Refer to Attachment B for a complete analysis of the Site Review criteria.   
 
This proposal was approved by Planning and Development Services staff on November 8, 2013 and the 
decision may be called up before Planning Board on or before November 22, 2013.  There are no Planning 
Board meetings in the call-up period.  Questions about the project or decision should be directed to Charles 
Ferro at (303) 441-4012 or ferroc@bouldercolorado.gov. 
 
Attachments. 
Attachment A:  Staff Disposition. 
Attachment B:  Site Review Criteria.  
Attachment C:  Proposed Plan Set. 
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CRITERIA FOR REVIEW 
 
No site review application shall be approved unless the approving agency finds that: 
 
(1) Boulder Valley Comprehensive Plan: 
 
_Y_(A) The proposed site plan is consistent with the land use map and the service area 

map and, on balance, the policies of the Boulder Valley Comprehensive Plan. 
 
The project site has a land use designation of High Density Residential (HR) 
which is defined as areas having densities of more than 14 dwelling units per 
acre. As proposed, the development proposal will result in 40 dwelling units and 
a density of 17 dwelling units per acre. The density is both consistent with the 
land use map and underlying zone district (RH-5), which permits densities of 27.2 
dwelling units per acre. 
 
In addition, the proposal to convert the existing office condominiums in to 
residential dwelling units, is consistent with a wide range of BVCP goals and 
policies, especially those related to compatibility of land uses in that the 
surrounding uses are all high density residential, many student oriented 
developments, and providing a variety of housing opportunities. While the 
development proposal was found to be generally consistent with a wide range of 
BVCP policies, the most notable are provided below.  

 
2.15 Compatibility of Adjacent Land Uses  
2.30 Sensitive Infill and Redevelopment 
2.32 Physical Design for People 
2.34 Importance of Street Trees and Streetscapes 
7.09 Housing for a Full Range of Households 

 
_Y_(B) The proposed development shall not exceed the maximum density associated 

with the Boulder Valley Comprehensive Plan residential land use designation. 
Additionally, if the density of existing residential development within a three-
hundred-foot area surrounding the site is at or exceeds the density permitted in 
the Boulder Valley Comprehensive Plan, then the maximum density permitted 
on the site shall not exceed the lesser of: 

 
_Y_(i) The density permitted in the Boulder Valley Comprehensive Plan, or, 
 

The High Density Residential BVCP land use designation identifies this 
area as having densities of more than 14 dwelling units per acre. The 
development proposal at 17 dwelling units per acre is consistent with this 
criterion. 

 
_Y_(ii) The maximum number of units that could be placed on the site without 

waiving or varying any of the requirements of chapter 9-8, "Intensity 
Standards," B.R.C. 1981. 

 

Case #:  LUR2013-00058  
 

Project Name:  2885 Aurora Office 

Conversion to Residential 

 

Date: November 4, 2013 
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There are no waivers to the minimum lot area per dwelling unit requested 
as part of the development proposal. The resulting density is less than 
what is permitted by-right, 27.2 dwelling units per acre.  

 
_Y_(C) The proposed development’s success in meeting the broad range of BVCP 

policies considers the economic feasibility of implementation techniques require 
to meet other site review criteria. 

 
As a result of the development proposal, no public amenities are required that would 
render the development proposal economically infeasible.  All of the required public 
amenities will be completed as part of the construction of the proposed development, 
including an eight-foot sidewalk located in the northwestern corner of the project site for 
the purposes of providing a connection to the west and two fire hydrant runs. One 
hydrant run will be located on the western portion of the project site and another on the 
east providing fire hydrants to serve the entire building. 

 
(2) Site Design: Projects should preserve and enhance the community's unique sense 
of place through creative design that respects historic character, relationship to the 
natural environment, multi-modal transportation connectivity and its physical setting. 
Projects should utilize site design techniques which are consistent with the purpose of 
site review in subsection (a) of this section and enhance the quality of the project. In 
determining whether this subsection is met, the approving agency will consider the 
following factors: 
 
_Y_(A) Open Space: Open space, including, without limitation, parks, recreation areas, 

and playgrounds: 
 

_Y_(i) Useable open space is arranged to be accessible and functional and 
incorporates quality landscaping, a mixture of sun and shade and places to 
gather; 

 
Today, the project site is limited in its open space amenities and landscape 
quality and quantity. As part of the development proposal, the applicant will 
bring the project site in to compliance with the landscape standards as well 
as create functional open spaces that may be used as gathering spaces, 
including two larger yard spaces to be located on the north side of the 
project site as well as small front yards located adjacent to each unit.  

 
N/A (ii) Private open space is provided for each detached residential unit; 
 
N/A (iii) The project provides for the preservation of or mitigation of adverse 

impacts to natural features, including, without limitation, healthy long-
lived trees, significant plant communities, ground and surface water, 
wetlands, riparian areas, drainage areas and species on the federal 
Endangered Species List, "Species of Special Concern in Boulder 
County" designated by Boulder County, or prairie dogs (Cynomys 
ludiovicianus), which is a species of local concern, and their habitat; 

 
Although there are not notable natural features on the project site, the 
development proposal does include the preservation of long lived trees. 
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_Y_(iv) The open space provides a relief to the density, both within the project 
and from surrounding development; 

 
The overall amount of open space is in excess of what is required. A total 
of 20 percent open space is required where 29 percent is provided. The 
additional open space and landscape will provide a relief to the density, 
internal site paving and from the surrounding development with adequate 
landscape buffers, landscape islands and internal site landscape. 

 
_Y_(v) Open space designed for active recreational purposes is of a size that it 

will be functionally useable and located in a safe and convenient proximity 
to the uses to which it is meant to serve; 

 
As part of the development proposal, the applicant is proposal two larger 
landscape yards (both in excess of 800 square feet), which may be used 
as gathering spaces or active recreation opportunities. 

 
N/A (vi) The open space provides a buffer to protect sensitive environmental 

features and natural areas; and 
 
N/A (vii) If possible, open space is linked to an area- or city-wide system. 
 

N/A (B) Open Space in Mixed Use Developments (Developments that contain a mix 
of residential and non-residential uses) 

 
_Y_(C) Landscaping 
 

_Y_(i) The project provides for aesthetic enhancement and a variety of plant and 
hard surface materials, and the selection of materials provides for a variety 
of colors and contrasts and the preservation or use of local native 
vegetation where appropriate; 

 
Today the project site is limited in the quantity and quality of its existing 
landscape, not meeting many of the current standards, including interior 
parking lot landscaping and screening standards, and street tree 
requirements. As part of the development proposal, the applicant will 
provide interior parking lot landscaping and a streetscape design that not 
only meets the current standards, but will also provide relief to the site 
paving and soften the parking area as well as provide a buffer to the 
surrounding development.  
 
Overall, the proposed landscape is an improvement over the existing 
dilapidated site conditions that will provide an aesthetic enhancement. 
The proposed landscape is being planted in excess of what is required. 

 
N/A (ii) Landscape design attempts to avoid, minimize, or mitigate impacts to 

important native species, plant communities of special concern, 
threatened and endangered species and habitat by integrating the 
existing natural environment into the project; 
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_Y_(iii) The project provides significant amounts of plant material sized in excess 
of the landscaping requirements of sections 9-9-12, "Landscaping and 
Screening Standards" and 9-9-13, "Streetscape Design Standards," 
B.R.C. 1981; and 

   
The landscape plan does provide an excess of plantings that are 
required, including interior site landscape.  

 
_Y_(iv) The setbacks, yards, and useable open space along public rights-of-way 

are landscaped to provide attractive streetscapes, to enhance 
architectural features, and to contribute to the development of an 
attractive site plan. 

 
The overall landscape plan provides an improvement of the existing 
dilapidated site conditions as well as an increase in the overall landscape 
area provided on the project site.  
 
The proposed streetscape design will provide a consistent streetscape 
along Aurora while meeting the street tree requirements. In addition, a 
well planted landscape side yard is provided between the project site and 
the property adjacent to the east which will provide a buffer and relief to 
density. An excess of interior parking lot landscape is being proposed 
which will help to soften the site paving and parking areas. And finally, 
two large landscape areas as well as individual smaller yards adjacent to 
each unit entry will not only provide landscape and open space 
opportunities, but also relief to the building elevations. 

 
N/A (D) Circulation: Circulation, including, without limitation, the transportation system 

that serves the property, whether public or private and whether constructed by 
the developer or not: 

 
While the scope of the redevelopment of the project site is limited and does not 
include the complete redevelopment of the project site there are a variety of 
transportation improvements that are being made, including the elimination of a 
curb cut along Aurora Avenue and the construction of an eight-foot sidewalk that 
will provide a connection to the west, consistent with the 28th Street Frontage 
Road Connections Plan. Both of the improvements will enhance the site 
connectivity as well as limit potential vehicular/pedestrian conflicts. 
 

_Y_(E) Parking 
 

The parking area that serves the development is existing on the project site. 
Today, the existing parking area does not meet the interior parking lot landscape 
or screening standards.  
 
While the parking area is existing and its general layout will not be altered, the 
development proposal does includes improvements to the existing parking area, 
including eliminating some paved area to accommodate interior parking lot 
landscaping and screening as well as the restriping of the parking area to meet 
parking stall minimum dimensions and accessibility standards. All of the 
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improvements proposed will bring the existing parking area into compliance with 
the landscape and screening, and accessibility standards. 

 
___(F) Building Design, Livability, and Relationship to the Existing or Proposed 

Surrounding Area 
 

N/A (i) The building height, mass, scale, orientation, and configuration are 
compatible with the existing character of the area or the character 
established by an adopted plan for the area; 

 
The building height, mass, scale, orientation is not being altered as part of 
the development proposal. The existing building will remain. 

 
N/A (ii) The height of buildings is in general proportion to the height of existing 

buildings and the proposed or projected heights of approved buildings or 
approved plans for the immediate area; 

 
The building height, mass, scale, orientation is not being altered as part of 
the development proposal. The existing building will remain. 

 
N/A (iii) The orientation of buildings minimizes shadows on and blocking of views 

from adjacent properties; 
 

The building height, mass, scale, orientation is not being altered as part of 
the development proposal. The existing building will remain. 

 
_Y_(iv) If the character of the area is identifiable, the project is made compatible 

by the appropriate use of color, materials, landscaping, signs, and 
lighting; 

 
The project site is located one block east of the 28th Street frontage road 
along Aurora Avenue, just east of the Lotus Building. The character of the 
area is identifiably residential with a variety of multi-family, high density 
residential development surrounding the project site, including the 
Spanish Towers (930 28th St.) to the north, Montclair Court 
Condominiums (2850 Aurora Ave.) to the south, Blue Sky Lofts (2905 
Aurora Ave.) to the east, Cavalier Apartments (2898 Aurora Ave.) to the 
south east, and the Lotus Building (900 28th Street) to the west.  

 
In addition, the project site is in proximity to the recently approved 
redevelopment of the Outlook Hotel located at 800 28th St., the Lotus 
Building located at 900 28th Street, the Province located at 950 28th St., 
and Landmarks Lofts II located at 970 28th St., all of which are student 
oriented developments ranging in density from 22 dwelling units per acre 
to 64 dwelling units per acre.  
 
The development proposal to convert the existing office condominiums to 
residential dwelling units is consistent with the general character of the 
area. In addition, the proposed 40 units, resulting in a density of roughly 
17.46 dwelling units per acre, is compatible with the surrounding 
development. 
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_Y_(v) Projects are designed to a human scale and promote a safe and vibrant 

pedestrian experience through the location of building frontages along 
public streets, plazas, sidewalks and paths, and through the use of 
building elements, design details and landscape materials that include, 
without limitation, the location of entrances and windows, and the creation 
of transparency and activity at the pedestrian level; 

 
Although the scope of the redevelopment of the project site is limited, 
improvements will occur to the building exterior, including windows and 
repointing the brick, and site, including accessible routes and landscape 
improvements. The applicant is also proposing a sidewalk connection to 
the west which is consistent with the 28th Street Connections Plan, closing 
a curb cut along Aurora Avenue as well as multiple parking lot 
improvements, including improving the streetscape, minimizing the paved 
area, increasing the overall interior parking lot landscaping and restriping 
the parking area to meet minimum standards.  
 
All of the aforementioned improvements will create a safer, more vibrant 
pedestrian experience that is well connected and where 
pedestrian/vehicular conflicts are limited.  

  
_Y_(vi) To the extent practical, the project provides public amenities and planned 

public facilities; 
 

While the scope of the development proposal is limited, the applicant is 
proposing to construction an eight-foot sidewalk to provide a connection 
to the west, consistent with the 28th Street Frontage Road Connections 
Plan. 

 
_Y_(vii) For residential projects, the project assists the community in producing a 

variety of housing types, such as multifamily, townhouses and detached 
single family units, as well as mixed lot sizes, number of bedrooms and 
sizes of units; 

 
The development proposal to convert an existing office condominium to 
multi-family attached dwelling units will provide additional housing 
opportunities. 

 
_Y_(viii) For residential projects, noise is minimized between units, between 

buildings, and from either on-site or off-site external sources through 
spacing, landscaping, and building materials; 

 
The development proposal includes landscape improvements especially 
along the side yards which will provide a buffer between the adjacent 
properties and the project site.  

  
_Y_(ix) A lighting plan is provided which augments security, energy 

conservation, safety, and aesthetics; 
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While an exterior lighting plan has not been provided, exterior lighting is 
proposed. A detailed lighting plan consistent with section 9-9-16, 
“Lighting, Outdoor,” B.R.C. 1981, will be provided as part of the building 
permit application materials.  

 
N/A (x) The project incorporates the natural environment into the design and 

avoids, minimizes, or mitigates impacts to natural systems; 
 
 There are no natural systems associated with the project site. 
 
_Y_(xi) Buildings minimize or mitigate energy use; support on-site renewable 

energy generation and/or energy management systems; construction 
wastes are minimized; the project mitigates urban heat island effects; 
and the project reasonably mitigates or minimizes water use and impacts 
on water quality. 

 
The development proposal will meet the current building code 
requirements related to energy efficiency, including those of the Green 
Points Program due to the addition of dwelling units. 
 
The building improvements include enhancements to the existing building 
envelope to meet current energy code requirements. The scope of work 
includes insulation in the walls, floor and ceilings/attic spaces, new entry 
doors, and new thermally improved window units. In addition, interior 
plumbing fixtures have been selected to enhance water savings, including 
tankless water heaters. 

 
N/A (xii)  Exteriors or buildings present a sense of permanence through the use 

of authentic materials such as stone, brick, wood, metal or similar 
products and building material detailing; 

 
Although the development proposal includes improvements and 
updates to the existing building exterior, the exterior materials will 
remain the same, including brick, stucco and wood siding. 

 
N/A (xiii)  Cut and fill are minimized on the site, the design of buildings conforms 

to the natural contours of the land, and the site design minimizes 
erosion, slope instability, landslide, mudflow or subsidence, and 
minimizes the potential threat to property caused by geological 
hazards; 

 
There will be no grading as a result of the development proposal. 

 
N/A (xiv)  In the urbanizing areas along the Boulder Valley Comprehensive Plan 

boundaries between Area II and Area III, the building and site design 
provide for a well-defined urban edge; and 

 
The project site is not located within an urbanizing area; it is located in 
Area I. 
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 N/A (xv)  In the urbanizing areas located on the major streets shown on the map 
in Appendix A of this title near the Boulder Valley Comprehensive Plan 
boundaries between Area II and Area III, the buildings and site design 
establish a sense of entry and arrival to the City by creating a defined 
urban edge and a transition between rural and urban areas. 

 
The project site is not located within an urbanizing area; it is located 
within Area I. 

 
N/A (G) Solar Siting and Construction: For the purpose of ensuring the maximum 

potential for utilization of solar energy in the City, all applicants for 
residential site reviews shall place streets, lots, open spaces, and 
buildings so as to maximize the potential for the use of solar energy in 
accordance with the following solar siting criteria: 

 
N/A (H) Additional Criteria for Poles Above the Permitted Height: No site review 

application for a pole above the permitted height will be approved unless the 
approving agency finds all of the following: 

 
N/A (I) Land Use Intensity Modifications: 
 
N/A (J) Additional Criteria for Floor Area Ratio Increase for Buildings in the BR-1 

District: 
 
N/A (K) Additional Criteria for Parking Reductions: The off-street parking 

requirements of section 9-9-6, "Parking Standards," B.R.C. 1981, may be 
modified as follows: 

 
N/A (L) Additional Criteria for Off-Site Parking: The parking required under section 9-

9-6, "Parking Standards," B.R.C. 1981, may be located on a separate lot if the 
following conditions are met: 
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LEGEND

EX. TREES

EX. SANITARY SEWER MANHOLE DESIGNATOR

EX. STORM STRUCTURE DESIGNATOR

Know what's

R

EX. ASPHALT PAVEMENT

EX. ASPHALT PAVEMENT  TO BE REMOVED

EX. CONCRETE

EX. CONCRETE TO BE REMOVED

ONE STORY
BRICK/FRAME

BUILDING

POSTED 2885
AURORA AVENUE

TWO STORY
BRICK/FRAME

BUILDING

POSTED 2885
AURORA AVENUE

TWO STORY
BRICK/FRAME

BUILDING

POSTED 2885
AURORA AVENUE

E

E

E

E

1. THE CONTRACTOR SHALL REMOVE AND DISPOSE OF ALL
CONSTRUCTION DEBRIS IN A LAWFUL MANNER.

2. MATERIAL OR DEBRIS SHALL NOT BE DISPOSED WITHIN
THE PROJECT LIMITS UNLESS WRITTEN PERMISSION IS
GRANTED BY THE PROPERTY OWNER.  THE MANNER OF
DISPOSAL WITHIN THE PROJECT LIMITS SHALL BE
APPROVED BY A GEOTECHNICAL ENGINEER REGISTERED
IN THE STATE OF COLORADO.

3. CONTRACTOR SHALL PRESERVE AND PROTECT FROM
DAMAGE PRIVATE AND PUBLIC PROPERTY.

4. CONTRACTOR SHALL PROTECT FROM FROM DAMAGE
ALL EXISTING TREES, INCLUDING THE ROOT STRUCTURE.

5. DRAINAGE STRUCTURES SHALL NOT BE REMOVED UNTIL
SATISFACTORY ARRANGEMENTS HAVE BEEN MADE TO
ACCOMMODATE  DRAINAGE AND TRAFFIC CONTROL.

6. WHERE NEW CONSTRUCTION TIES INTO EXISTING
CONCRETE OR ASPHALT IMPROVEMENTS,  CONTRACTOR
SHALL SAW CUT THE EXISTING IMPROVEMENTS TO A
TRUE LINE, WITH A VERTICAL FACE AND TO MINIMUM
DEPTH OF 2-INCHES OR TO THE DEPTH OF THE
REINFORCING STEEL, WHICHEVER OCCURS FIRST.  IF THE
EDGE IS DAMAGED DURING CONSTRUCTION, IT SHALL BE
RE-CUT PRIOR TO CONSTRUCTING THE NEW
IMPROVEMENTS.

7. CONTRACTOR SHALL RESTORE DAMAGED OR INJURED
PROPERTY, AT THE CONTRACTOR'S EXPENSE, TO A
CONDITION SIMILAR OR EQUAL TO THAT EXISTING
BEFORE THE DAMAGE OR INJURY OCCURRED, BY
REPAIRING, REBUILDING OR RESTORING THE PROPERTY.

8. THE CONTRACTOR SHALL RESTORE ANY EXISTING
VEGETATION AND/OR SURFACE IMPROVEMENTS
BEYOND THE PROJECT LIMITS DISTURBED OR DAMAGED
DURING CONSTRUCTION.

9. AREAS OF SEVERELY DEGRADED ASPHALT SHALL BE
REMOVED AND REPLACED WITH NEW ASPHALT
PAVEMENT SECTION .

10. AT OWNER'S OPTION, AREAS WHERE EXISTING ASPHALT
IS IN ACCEPTABLE CONDITION, EXISTING ASPHALT MAY
BE ROTO-MILLED AND OVERLAID WITH NEW ASPHALT
PAVEMENT.  FINAL SURFACE GRADES OF ASPHALT
PAVEMENT SHALL BE TO THE GRADES SPECIFIED ON THE
THESE PLANS .

DEMOLITION AND RESTORATION NOTES

EXISTING DRIVE WAY APRON TO BE RECONSTRUCTED.

EXISTING DRIVE WAY APRON TO BE REMOVED.

EXISTING CURB AND GUTTER TO REMAIN.

SAWCUT

EXISTING ASPHALT TO REMAIN

EXISTING CONCRETE TO REMAIN

REMOVE EXISTING CONCRETE

REMOVE EXISTING SIGN.

EXISTING CONCRETE WALL TO REMAIN.

REMOVE EXISTING TREE. REFER TO LANDSCAPE PLANS.

PROTECT EXISTING TREE.  REFER TO LANDSCAPE PLANS.

REMOVE  EXISTING ROCK MULCH. REFER TO LANDSCAPE PLANS.

EXISTING ASPHALT  TO BE REHABILITATED.  SEE DEMOLITION AND
RESTORATION NOTES 9 AND 10.

REMOVE SITE LANDSCAPE WALL .

UTILITY TRENCH PATCH (SEE SHEET C2).

REMOVE ALL PARKING STRIPES AND PAVEMENT MARKINGS.

KEY NOTES

EX. SIGN

EX. UNDERGROUND ELECTRICAL LINE

EX. LIGHT POLE

EX. STORM SEWER
EX. SANITARY SEWER
EX. WATER LINE
EX. NATURAL GAS LINE
EX. FIBER OPTIC LINE

EX. STORM MANHOLE

EX. FIRE HYDRANT
EX. WATER VALVE

EX. FENCE 
EX. EASEMENT
ADJACENT PROPERTY BOUNDARY
PROPERTY BOUNDARY

EX. OVERHEAD ELECTRICAL LINE

EX. WATER METER

EX. TELECOMMUNICATIONS RISER

EX. GAS METER

EX. ELECTICAL METER

EX. SANITARY SEWER MANHOLE

1. THE EXISTING CONDITIONS BASED ON ALTA/ACSM LAND
TITLE SURVEY PREPARED BY FLATIRONS, INC.  ISSUED
11/16/12 AND UPDATED 06/21/13 .

2. THE LOCATION OF THE ABOVE GROUND UTILITIES
SHOWN HEREON ARE BASED ON THE FIELD SURVEY BY
FLATIRONS, INC.

2. THE LOCATION OF THE ABOVE GROUND UTILITIES
SHOWN HEREON ARE BASED ON THE FIELD SURVEY BY
FLATIRONS, INC. THE LOCATIONS OF THE UNDERGROUND
UTILITIES SHOWN HEREON ARE BASED ON SAID SURVEY
AND INFORMATION PROVIDED BY OTHERS (WHICH MAY
INCLUDE THE UTILITY OWNER OR UTILITY LOCATING
SERVICES). THE SANITAS GROUP, LLC IS NOT RESPONSIBLE
FOR UTILITY INFORMATION PROVIDED BY OTHERS.
SANITAS GROUP, LLC RECOMMENDS THAT THE LOCATION
OF THE UTILITIES BE FIELD VERIFIED PRIOR TO ANY
DIGGING ON, OR ADJACENT TO THE SUBJECT PROPERTY.

3. EXISTING TREE LOCATIONS BASED ON FIELD SURVEY BY
FLATIRONS, INC. AND FIELD OBSERVATION BY TRYBA
ARCHITECTS.

EXISTING CONDITIONS SURVEY  NOTES

EX. ELECTRICAL EQUIPMENT E

EX. POWER POLE

ABANDON EX. SANITARY SERVICE

ABANDON EX. WATER SERVICE

EX. TREES TO BE REMOVED (SEE LANDSCAPE PLANS)

PRELIMINARY DEMOLITION
PLAN

C1.0
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PROPOSED WATER VALVE

PROPOSED TEE WITH THRUST BLOCKING

FPROPOSED FIRE SERVICE

PROPOSED WATER METER

PROPOSED WATER SERVICE W

EX. SIGN

EX. UNDERGROUND ELECTRICAL LINE

LEGEND

EX. LIGHT POLE

EX. STORM SEWER
EX. SANITARY SEWER
EX. WATER LINE
EX. NATURAL GAS LINE
EX. FIBER OPTIC LINE

EX. STORM MANHOLE

EX. FIRE HYDRANT
EX. WATER VALVE

EX. TREES

EX. FENCE 
EX. EASEMENT
ADJACENT PROPERTY BOUNDARY
PROPERTY BOUNDARY

EX. OVERHEAD ELECTRICAL LINE

EX. SANITARY SEWER MANHOLE DESIGNATOR

EX. STORM STRUCTURE DESIGNATOR

EX. WATER METER

EX. TELECOMMUNICATIONS RISER

EX. GAS METER

EX. ELECTICAL METER

EX. SANITARY SEWER MANHOLE

Know what's

R

EX. ASPHALT PAVEMENT

PROPOSED ASPHALT PAVEMENT

EX. CONCRETE

PROPOSED CONCRETE

ONE STORY
BRICK/FRAME

BUILDING

POSTED 2885
AURORA AVENUE

TWO STORY
BRICK/FRAME

BUILDING

POSTED 2885
AURORA AVENUE

TWO STORY
BRICK/FRAME

BUILDING

POSTED 2885
AURORA AVENUE

E
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E

E
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FW

1. THE EXISTING CONDITIONS BASED ON ALTA/ACSM LAND TITLE
SURVEY PREPARED BY FLATIRONS, INC.  ISSUED 11/16/12 AND
UPDATED 06/21/13 .

2. THE LOCATION OF THE ABOVE GROUND UTILITIES SHOWN
HEREON ARE BASED ON THE FIELD SURVEY BY FLATIRONS, INC.

2. THE LOCATION OF THE ABOVE GROUND UTILITIES SHOWN
HEREON ARE BASED ON THE FIELD SURVEY BY FLATIRONS, INC.
THE LOCATIONS OF THE UNDERGROUND UTILITIES SHOWN
HEREON ARE BASED ON SAID SURVEY AND INFORMATION
PROVIDED BY OTHERS (WHICH MAY INCLUDE THE UTILITY
OWNER OR UTILITY LOCATING SERVICES). THE SANITAS GROUP,
LLC IS NOT RESPONSIBLE FOR UTILITY INFORMATION PROVIDED
BY OTHERS. SANITAS GROUP, LLC RECOMMENDS THAT THE
LOCATION OF THE UTILITIES BE FIELD VERIFIED PRIOR TO ANY
DIGGING ON, OR ADJACENT TO THE SUBJECT PROPERTY.

3. EXISTING TREE LOCATIONS BASED ON FIELD SURVEY BY
FLATIRONS, INC. AND FIELD OBSERVATION BY TRYBA
ARCHITECTS.

EXISTING CONDITIONS SURVEY  NOTES

IRR

WM

S

EX. ELECTRICAL EQUIPMENT E

EX. POWER POLE

PROPOSED HORZ. BEND WITH THRUST BLOCKING

SPROPOSED SANITARY SEWER SERVICE

ABANDON EX. SANITARY SERVICE

ABANDON EX. WATER SERVICE

GENERAL UTILITY NOTES
1. UTILITIES SHALL COMPLY WITH THE CITY OF BOULDER

DESIGN AND CONSTRUCTION STANDARDS, LATEST
EDITION THEREOF.

2. UTILITIES CONSTRUCTED IN THE SEASONAL HIGH
GROUND WATER TABLE SHALL HAVE GROUND WATER
BARRIERS CONSTRUCTED AT REGULAR INTERVALS
WITHIN THE UTILITY TRENCH.

3. UTILITIES SHALL BE LOCATED A MINIMUM OF 10-FT
AWAY FROM PROPOSED AND EXISTING TREES.

4. PAVING CONTRACTOR SHALL ADJUST WATER VALVES
AND MANHOLE RIM TO FINAL GRADE.

5. PROVIDE CONCRETE THRUST BLOCKING AT ALL FIRE LINE
BENDS, TEES AND PLUGS IN ACCORDANCE WITH CITY OF
BOULDER DESIGN AND CONSTRUCTION STANDARDS,
LATEST EDITION THEREOF.

6. WATERLINES SHALL HAVE A MINIMUM FOUR AND A HALF
FEET (4.5-FT) OF COVER AS MEASURED FROM TOP OF
PIPE TO FINAL GRADE.

7. WATERLINES SHALL HAVE A MINIMUM OF EIGHTEEN
INCHES (18-IN) OF VERTICAL CLEARANCE FROM OTHER
UTILITIES AS MEASURED FROM OUTSIDE OF PIPE TO
OUTSIDE OF PIPE.

8. WATERLINES PIPE SHALL BE BEDDED IN ACCORDANCE
WITH THE CITY OF BOULDER DESIGN AND
CONSTRUCTION, LATEST EDITION THEREOF.

9. WATER LINE AND FIRE SERVICE SHALL BE AWWA C900
CLASS 200 PVC PIPE.

10. WATER LINE AND FIRE SERVICE FITTINGS SHALL BE
DUCTILE IRON OR CAST-IRON SHALL BE AWWA C110
CLASS 250.

11. IRRIGATION SERVICE LINE SHALL BE  2" COPPER 'K' PIPE.

12. SANITARY SEWER SERVICE SHALL BE 8" SDR 35 PVC PIPE
AT 0.5% MINIMUM SLOPE OR GREATER.

PROPOSED TREES (SEE LANDSCAPE PLANS)

S W WM

PRELIMINARY UTILITY PLAN

C2.0

PRELIMINARY UTILITY PLAN

C2.0

2885 Aurora Call Up     Page 19 of 27



LEGEND

EX. STORM SEWER

EX. STORM MANHOLE

EX. TREES

EX. FENCE 
EX. EASEMENT
ADJACENT PROPERTY BOUNDARY
PROPERTY BOUNDARY

EX. OVERHEAD ELECTRICAL LINE

EX. STORM STRUCTURE DESIGNATOR

EX. TELECOMMUNICATIONS RISER

EX. GAS METER
EX. ELECTICAL METER

Know what's

R

EX. ASPHALT PAVEMENT

PROPOSED ASPHALT PAVEMENT

EX. CONCRETE

PROPOSED CONCRETE

ONE STORY
BRICK/FRAME

BUILDING

POSTED 2885
AURORA AVENUE

TWO STORY
BRICK/FRAME

BUILDING

POSTED 2885
AURORA AVENUE

TWO STORY
BRICK/FRAME

BUILDING

POSTED 2885
AURORA AVENUE

E
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LIMITS OF DISTURBANCE

2-FT CURB TAPER

6" REVEAL CURB HEAD

EDGE OF ASPHALT

EX. THICKENED EDGE WALK

PROPOSED THICKENED EDGE WALK

5' CONCRETE WALK

CURB RAMP

1' CONCRETE PAN

1' COVERED CHASE DRAIN

RAMP WITH HAND RAILS

WHEEL STOPS

ASPHALT TRENCH PATCH

RECONSTRUCT EX. DRIVE RAMP

EX. PAVEMENT REMOVED TO CREATE
LANDSCAPE AREA

4' CONCRETE WALK

6" MOUNTABLE CURB

KEY NOTES

PROPOSED MAJOR CONTOUR
PROPOSED MINOR CONTOUR

EX. MAJOR CONTOUR
EX. MINOR CONTOUR
EX. SPOT ELEVATION

PROPOSED SPOT ELEVATION

1.  ALL WORK SHALL COMPLY WITH THE CITY OF BOULDER
DESIGN AND CONSTRUCTION STANDARDS, LATEST
EDITION, AS WELL AS ALL APPLICABLE FEDERAL, STATE
AND LOCAL CODES.

2. CONTRACTOR SHALL BE RESPONSIBLE FOR REPAIR TO
ANY EXISTING IMPROVEMENTS DISTURBED OR
DAMAGED BY CONSTRUCTION ACTIVITIES.

3. CONTRACTOR SHALL MAINTAIN AND PROTECT
VEHICULAR AND PEDESTRIAN TRAFFIC IN PROXIMITY OF
THE WORK.

4. COORDINATES REFER TO CENTERLINE OF UTILITY, UNLESS
OTHERWISE NOTED ON THE PLANS.

5. ALL SPOT ELEVATIONS ARE FLOWLINE OF CURB AND
GUTTER OR TOP OF PAVING UNLESS OTHERWISE NOTED.

6. ALL PROPOSED CONTOURS ARE TO TOP OF FINISHED
PAVING AND LANDSCAPED AREAS UNLESS OTHERWISE
NOTED.

7. ADD 5300 TO ALL PROPOSED SPOT ELEVATIONS AND
CONTOUR ELEVATIONS TO REACH PROJECT VERTICAL
DATUM.

8. IT SHALL BE THE RESPONSIBILITY OF THE CONTRACTOR
TO MAINTAIN AND PROVIDE FOR ADEQUATE DRAINAGE
THROUGH THE SITE DURING THE PROCESS OF
EXCAVATION, GRADING AND EMBANKMENT.  THE
GRADE SHALL BE MAINTAINED IN SUCH CONDITION
THAT IT IS WELL DRAINED AT ALL TIMES.

9. LANDSCAPE SLOPES SHALL NOT EXCEED 4:1 (H:V) UNLESS
OTHERWISE APPROVED BY THE CITY
INSPECTOR/ENGINEER.

10. MATCH EXISTING GRADES AT LIMITS OF CONSTRUCTION.

GRADING NOTES

1. THE EXISTING CONDITIONS BASED ON ALTA/ACSM
LAND TITLE SURVEY PREPARED BY FLATIRONS, INC.
ISSUED 11/16/12 AND UPDATED 06/21/13 .

2. THE LOCATION OF THE ABOVE GROUND UTILITIES
SHOWN HEREON ARE BASED ON THE FIELD SURVEY BY
FLATIRONS, INC.

2. THE LOCATION OF THE ABOVE GROUND UTILITIES
SHOWN HEREON ARE BASED ON THE FIELD SURVEY BY
FLATIRONS, INC. THE LOCATIONS OF THE
UNDERGROUND UTILITIES SHOWN HEREON ARE BASED
ON SAID SURVEY AND INFORMATION PROVIDED BY
OTHERS (WHICH MAY INCLUDE THE UTILITY OWNER OR
UTILITY LOCATING SERVICES). THE SANITAS GROUP, LLC
IS NOT RESPONSIBLE FOR UTILITY INFORMATION
PROVIDED BY OTHERS. SANITAS GROUP, LLC
RECOMMENDS THAT THE LOCATION OF THE UTILITIES
BE FIELD VERIFIED PRIOR TO ANY DIGGING ON, OR
ADJACENT TO THE SUBJECT PROPERTY.

3. EXISTING TREE LOCATIONS BASED ON FIELD SURVEY BY
FLATIRONS, INC. AND FIELD OBSERVATION BY TRYBA
ARCHITECTS.

EXISTING CONDITIONS SURVEY  NOTES

EX. LIGHT POLE

EX. ELECTRICAL EQUIPMENT E

EX. POWER POLE

AREA OF DISTURBANCE = 33,481-SF

ASPHALT PAVEMENT REDUCTION = 11,108-SF

PROPOSED TREES (SEE LANDSCAPE PLANS)

PRELIMINARY GRADING PLAN

C3.0
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