
 

C I T Y  O F  B O U L D E R 
PLANNING BOARD AGENDA ITEM 
MEETING DATE: August 20, 2015 

 

 
AGENDA TITLE: Public hearing and consideration of Site and Use Review applications for redevelopment of an 
approximately 1.34-acre site located at 2440 and 2490 Junction Place within Boulder Junction.  Referred to as “The 
Commons,” the proposed commercial development would consist of two, 3-4 story, 55’ tall buildings totalling roughly 
100,000 sq. ft. that would include professional office space, restaurant space and “flex” space intended as community 
gathering space.  The proposal also includes 56 underground parking spaces, a proposed “mobility hub” that includes a 
car share program and B-Cycle Station, a central public plaza area and multiple multi-modal connections through the 
site. The project is reviewed under two separate case no. LUR2015-00048 (Site Review) and LUR2015-00065 (Use 
Review, required for proposed restaurant over 1,500 sq. ft. in size).   
 
Applicant: Bill Hollicky/Coburn Architecture  
Property Owner: 2440 Junction Pl., LLC & 2490 Junction Pl., LLC 

 

 
REQUESTING DEPARTMENT: 
Community Planning & Sustainability  
David Driskell, Executive Director  
Susan Richstone, Deputy Director  
Charles Ferro, Land Use Review Manager 
Chandler Van Schaack, Planner I 

 
 
 
  

 

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

 
SUMMARY: 
Proposal:  The proposed commercial development would consist of two 3-4 story, 55’ tall  buildings 

totalling roughly 100,000 sq. ft. that would include professional office space, restaurant 
space and “flex” space intended as community gathering space.  The proposal also 
includes 56 underground parking spaces, a proposed “mobility hub” that includes a car 
share program and B-Cycle Station, a central public plaza area and multiple multi-modal 
connections through the site.    

 Project Name:  The Commons 
Location:  2440 & 2490 Junction Pl. 
Size of Tract:  1.34 acres (58,272 sq. ft.) 
Zoning:   Mixed Use – 4 
Comprehensive Plan:  Mixed Use Business 

 
KEY ISSUES: 
Staff has identified the following key issues regarding the proposed project: 

 
1. Is the proposed project consistent with the Transit Village Area Plan? 
2. Does the proposal meet Site Review Criteria, including Boulder Valley Comprehensive Plan (BVCP) policies? 
3. Is the proposed restaurant use consistent with the Use Review Criteria? 
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A Concept Plan for the proposal was heard by the Planning Board on April 2, 2015.  Overall, the board found the proposal 
to be consistent with the vision and goals of the Transit Village Area Plan (TVAP), and also expressed support for the 
project’s proposed sustainability and building efficiency features. The board made some recommendations for site and 
building improvements and parking management strategies and also suggested potentially adding residential units to the 
project based on an analysis of the overall balance of residential and commercial space within the Transit Village as a 
whole.  Additional considerations discussed by the board included increasing the amount of landscaping within the project, 
enlivening the eastern façade along the multi-use path, and creating more of an open space amenity on the north side of 
the northern building.  The staff memorandum to Planning Board, minutes, meeting audio, and other related background 
materials are on the city website for Planning Board, available here (Follow the links: 201504 APR 04.02.2015 PB 
Packet). 
 
Project Proposal. In keeping with the Concept Plan, the current proposal consists of two commercial buildings on the 
remaining two vacant lots in the Steel Yards development to the east of Junction Place. This application is seeking an 
amendment to Site Review approval #SI-98-5.  The northern building is 59,998 sq. ft. in size and consists of a roughly “H” 
shaped design that steps down the massing from four stories along the rail road (east) side of the site to three stories along 
the Junction Pl. frontage to the west.  The southern building totals 40,230 sq. ft. in size, and incorporates a similar stepped 
design that places a four-story building element along the railroad tracks which steps down to three stories along Junction 
Pl.  Both buildings incorporate a 10-foot setback along Junction Pl., with the ground level frontages consisting primarily of 
brick storefronts with metal and wood elements. The north and south elevations of each building consist primarily of metal 
paneling with high -pressure laminate and wood siding. As will be discussed in further detail below, the eastern facades 
along the railroad tracks will consist almost entirely of integrated solar panels. Please refer to Attachment A for Applicant’s 
Proposed Plans.  
 
The project provides a total of nearly 20,000 sq. ft. of open 
space (nearly 33% of the site area where 20% is the minimum 
required per the MU-4 zone standards) through a variety of 
site design features. The main open space feature is a large 
public plaza in the center of the site, which provides access to 
the main building entries for the office tenants and community 
room/ flex space, and includes a multi-use path connection 
between Junction Pl. and multi-use path along the railroad to 
the east.  The scale of the plaza is broken down through the 
incorporation of sculptural artwork, landscape elements, 
patterned paving, trellised seating areas and architectural 
lighting, and recessed building corners on either side of the 
plaza entry help to create more intimate pocket plazas around 
the coffee shop patio and pedestrian garage entry. Figure 1 
illustrates the proposed site plan, and Figures 2a – 2c below 
show architectural renderings of the proposed buildings. 
 
In terms of land uses, the majority of the floor area is to be 
programmed as office space; however, the applicant also 
intends to incorporate a variety of community based elements 
including a “mobility hub,” a gallery that can also function as a 
community room, a planned coffee shop on the south side of 
the central plaza and a restaurant with an outdoor patio area 
facing the Goose Creek path to the south of the site. 

I. INTRODUCTION AND BACKGROUND 
 

Figure 1: Proposed Site Plan 
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The intent of the proposed project is to include a variety of sustainability features intended to achieve a LEED platinum 
standard at a minimum. The design and orientation of the buildings allows for optimal daylighting and uninterrupted solar 
access on the roof and east facade of the buildings and the project integrates solar panels into the architectural design of 
these elements. The fenestration patterning and materiality are intended to create a building envelope consisting of 
thermally broken windows (A thermal break is an element of low thermal conductivity placed in an assembly to reduce or 
prevent the flow of thermal energy between conductive materials), tuned window-to-glass ratios per facade, and 
architectural designed shades to reduce heat gain in summer and heat loss in winter. Per the applicant’s written statement, 
the project will also seek to reduce its demand loads on an annualized basis. The project design also includes venting to 
provide air-flow through the building for natural cooling at night, and thermal mass in the floors to help carry that cooling 
throughout the day. The applicant is also exploring responsive HVAC strategies such as a variable refrigerant system to 
allow the building to respond to the actual unit needs rather than conditioning on a full-building scale, and a variety of 
tenant-based ideas are being considered to reduce plug loads.  

Figure 2a (right): Rendering of the 
proposed project looking northeast 
across the central plaza from Junction 
Pl. toward the north building. 

Figure 2b (left): Rendering of the 
proposed project looking southeast 
across the central plaza from Junction Pl. 
toward the south building. 

Figure 2c (right): Rendering of the 
proposed project looking north from 
Goose Creek toward the south building 
and proposed restaurant seating area. 
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Existing Site.  As shown in Figure 3, the 1.33-acre project site is located on the east side of the Steel Yards development, 
abutting the Burlington Northern and Santa Fe Rail Line just south of the intersection of Junction Pl. and Bluff St. The 
project site lies within Boulder Junction, and is overseen by the vision, goals and guidelines of the Transit Village Area Plan 
(TVAP).   
 
The site is comprised of of the two remaining 
undeveloped lots in the Steel Yards Subdivision. 
Surrounding uses include the new Nickel Flats 
residential building immediately across Junction Pl. 
and the mixed residential and live-work Steelyards 
development further to the west; the former 
Sutherlands site (currently under review for the 
S’Park development) immediately to the north, and 
mixed office and light industrial uses to the east 
across the railroad tracks. The Goose Creek 
Greenway runs just south of the site, with the 
mixed use Depot Square development and 
residential Solana development abutting the west 
side of the railroad tracks further to the south. 
Figure 4 includes images of the site surroundings.   
The site is located in the northern portion of 
Boulder Junction. The Boulder Junction area is 
guided by the Transit Village Area Plan and is 
anticipated to redevelop as several new urban, 
mixed-use, transit-oriented neighborhoods. 
Consistency of the project with TVAP is discussed 
in Key Issue #1 below.  Redevelopment within 
Boulder Junction began in 2012 with the Solana 
Apartments, which include 319 units nearing 
completion. Currently under construction across Pearl Parkway from 3100 Pearl is Depot Square, a mixed use development 
that includes a below grade bus transit facility, a 150-room Hyatt Hotel, an above grade, wrapped parking structure and 71 
permanently affordable, attached residential units. Also nearing completion is the restoration of the historic depot building on 
the site that will include a public plaza space along with roadway improvements such as the construction of Junction Place, 
a new north-south roadway along with a new bridge over Goose Creek and implementation of a multi-way boulevard on 
Pearl Parkway.  
 
Also under construction within Boulder Junction is a 17-unit attached apartment building known as Nickel Flats, just north of 
Goose Creek on Junction Place.  To the west of the site is the Steelyards, a mixed use development, with residential and 
live-work units along with retail and offices.  Directly north of the project site is the former Sutherland Lumber Supply Co. 
site, which includes large vacant warehouse buildings and a branch of Air Gas Co., a supplier of industrial, medical and 
specialty gas and accessories, safety products and welding supplies. The former Sutherland site is currently under Site and 
Use Review for a mixed use development known as “S’PARK,” which is proposed as a mixed use and mixed-income 
neighborhood comprised of seven individual areas:  Markt: an approximately 52,000 square foot, four story retail and office 
building featuring a brew pub and micro restaurants; Ciclo: a four story mixed use building with the ground floor housing 
Community Cycles and with 32 permanently affordable apartments above; Railyards: an approximately 69,000 square foot, 
four story building with ground floor retail and upper story office; Timber: an approximately 115,000 square, foot four-story 
apartment building with 121 apartments along with 8 townhomes and ground floor office and retail; Meredith House: a four 
story apartment building of 20,690 square feet; and S'PARK_west with 45 units of permanently affordable attached 
residential and 24 market rate townhomes. The proposed project includes a new pocket park, a woonerf shared street, and 
a public plaza in anticipation of the future rail stop. Figure 4 below illustrates the existing and proposed context surrounding 
the project site.

Subject Site 

S’PARK 

Nickel Flats 

Depot Square 

Solana Apts. 

Figure 3: Subject Property in relation to nearby projects under 
construction 
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Photos of  

Surrounding Context 
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Site Zoning.  The project site is zoned MU-4 (Mixed Use – 4) as shown in Figure 5.  The following is an excerpt from the Land 
Use Code Section 9-5-2, B.R.C. 1981 for the zoning district definition: 
 

MU-4: Mixed use – 4, residential areas generally intended for residential uses with neighborhood-serving retail and 

office uses; and where complementary uses may be allowed. It is anticipated that development will occur in a 

pedestrian-oriented pattern, with buildings built up to the street. 

 

The MU-4 zone is a relatively new district 
established to help implement the vision of 
TVAP.  The zoning district permits up to a 2.0 
FAR by-right.  Portions of the zoning district 
were amended in 2013 to allow additional uses 
to allow greater variety in the zoning district. 
Added were Commercial Kitchen and Catering; 
Small Manufacturing uses less than 15,000 
square feet; and Wholesale businesses.  Also 
added were Live-Work units as an allowed use. 
Reference the staff memo from the second 
reading of the ordinance to amend the code 
here.  A zero lot line front yard setback is 
permitted by-right in MU-4 with a maximum by-
right height of three stories or 38 feet, which can 
only be modified through Site Review.  
 
It should also be noted that on March 31, 2015, 
City Council approved a height ordinance that 
establishes a two-year period during which 
modifications to the by-right height for new 
buildings will only be considered through the 
Site Review process in specific parts of the city or in particular circumstances. The areas where height modifications may be 
considered are specific parts of the city where adopted area plans provide guidance for the consideration of proposed 
modifications, including Boulder Junction, so the subject property is still be able to request a height modification through the 
Site Review process.  
 
The proposed project includes several modifications to the form and bulk standards for the MU-4 zone district. These 
modifications would be considered through the Site Review process, and are listed below: 
 

 Minimum front yard setback from a street for 3rd story & above: 
 
Request to allow for a 10-foot setback for the first three stories of both buildings where 20 feet is the minimum 
required setback.  

 

 Maximum number of stories: 
 
Request to allow for buildings up to four stories in height where three stories is the maximum number of stories 
permitted. Site Review is required in MU-4 for projects over 3 stories in height.  

 

Figure 5: Zoning Map 

Agenda Item 5A     Page 6 of 73

https://documents.bouldercolorado.gov/weblink8/0/doc/10827/Page1.aspx


 

 Maximum principal building height: 
 
Request to allow the two buildings to reach a height of 55 feet where 38 feet is the maximum permitted height. As 
mentioned above, the adopted height ordinance includes an exemption provision for properties within Boulder 
Junction, so the subject property is able to request a height modification through the Site Review process. 

 

 Maximum floor area of any principal building: 
 
Request to allow for two buildings with a total combined floor area of approximately 100,000 square feet (The 
northern building would be approximately 60,000 square feet and the southern building would be approximately 
40,000 square feet) where 15,000 square feet is the maximum floor area for a principal building. 

 
Boulder Valley Comprehensive Plan (BVCP): Pages 67 to 69 of the BVCP describe the purpose of Area Plans as a 
means to provide direction for specific geographic areas, and bridge the gap between the broad policies of the 
Comprehensive Plan and site specific project review. The Comprehensive Plan notes that issues that Area Plans address 
include appropriate character, scale and mix of uses and if regulatory changes are needed to ensure or encourage 
appropriate development. The Transit Village Area Plan (TVAP ) is one among four adopted area plans within the 
Comprehensive Plan, and includes the following stated purpose:  
 

“To describe the city’s vision for the future of the 160-acre Transit Village area and guide the long term 
development of the area. The area is defined as within walking distance to the future FasTracks transit services – 
commuter rail, bus rapid transit, and regional bus services.” 
 

Transit Village Area Plan (TVAP):  The area overseen by the TVAP was renamed Boulder Junction, in reference to the 
area from decades ago as the junction of two major rail lines. The overall TVAP land use Plan is presented on the following 
page as Figure 7.  Within TVAP, the land use designation for the site is MU-2 or Mixed Use -2, which anticipates three- to 
four-story mixed use buildings at a FAR of 1.5 to 2.0. See Figure 7 below for the TVAP Land Use Map, and Figure 6 for a 
description of the MU-2 Land Use designation with precedent development images.  

 
 
 
 
 

 

Figure 6:  Excerpt from TVAP: Intent of MU2 land use 
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Character Districts in TVAP.  Within TVAP, the Boulder Junction area was divided into eight character districts shown in 
Figure 8, primarily based on future land use and to promote a particular urban design character for each area. The project 
site is located in the area identified by TVAP as the “Rail Plaza District.”  As noted on page 23 of TVAP, this is the area that 

Figure 7: TVAP Land Use Map 
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ultimately, “will host the Boulder stop on the new commuter rail service to Denver and Longmont.”  The intent of the district 
is further defined, “The district will evolve into a high-density, commercial and residential mixed use area, with three- to five-
story buildings.” 

 

 
A connections plan was also adopted for TVAP that includes a number of connections through the site, as 
delineated in Figure 9 (project site shown in red).  Equally as important as Land Use, the connections plan is 
intended to: 

Figure 8: TVAP Character Districts Map 
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“Create walkable streets in a fine grain grid pattern, providing for walking, biking and possible car free zones. 
Provide multimodal connections within the area to adjacent neighborhoods and to key nearby destinations and 
activity areas.”  
 

The full text of the connections plan is found 
beginning on page 56 of TVAP, provided here.  
As shown on the connections plan, Junction 
Place runs along the west side of the site and is 
anticipated to have on-street bike lanes (shown 
in red dashes).  There are also multi-use path 
connections shown along the west side of the 
tracks to access the future rail plaza as well as 
running east-west through the center of the site 
to connect to Junction Place (shown in green 
dashes).   

 

As mentioned above, the TVAP Connections 
Plan includes a number of connections through 
the site. Equally as important as Land Use, the 
connections plan is intended to “create walkable 
streets in a fine grain grid pattern, providing for 
walking, biking and possible car free 
zones…(and to) Provide multimodal connections 
within the area to adjacent neighborhoods and to 
key nearby destinations and activity areas.”  

ANALYSIS OF KEY ISSUES 

 

In keeping with the Concept Plan Review, overall the project has remained consistent with TVAP, especially in terms of 
building mass and scale, provision of required multi-use path connections, high quality open space features and activation 
of the Junction Place streetscape at the pedestrian level. 

Mass and Scale.  As noted on Pages 8 & 9 above, within TVAP, the land use designation for the site is MU-2 or Mixed Use -
2, which anticipates three- to four-story mixed use buildings at a FAR of 1.5 to 2.0. In addition, the intent described in TVAP 
for the “Rail Plaza District” in which the project site is located is for the district to “evolve into a high-density, commercial and 
residential mixed use area, with three- to five-story buildings.” Because of the level of intensity anticipated to help support 
and enliven the rail plaza, overall the planned mass and scale appears to be consistent with TVAP.  

 
TVAP Connections Plan. As shown on the TVAP connections plan and in Figure 9 above, a 12’ wide multi-use path is 
anticipated along the west side of the tracks to access the rail platform, as well as a connecting E-W multi-use path generally 
along the lot line between the two parcels. The current proposal includes construction of both of the required multi-use paths. 
The proposal is also consistent with the Streetscape Guidelines in TVAP, which illustrate the anticipated layout of Junction 
Place from the Bus Facility in Depot Square to Bluff Street.  This streetscape is described as “Segment 2” within the 
streetscape guidelines on Pg. 37 of TVAP as follows: 

Key Issue 1: Is the proposed project consistent with the Transit Village Area Plan (TVAP)? 
 
 
 

Figure 9: Excerpt from TVAP Connections Plan showing 
connections through the site 
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Segment 2 is the middle section from the northern extent of the bus facility, near Goose Creek, to Bluff Street from 
the northern extent of the bus facility, near Goose Creek, to Bluff Street. A majority of this section follows the 
existing 33rd Street, which will be widened to accommodate a shared-space street (where vehicles and bikes share 
the roadway) and wide pedestrian areas. On-street parking will be parallel or in pockets of diagonal parking, 
alternating with wider sidewalk space for outdoor seating, larger planting areas, or other amenities. 
 

As part of this proposal, the applicant will be required to dedicate the following easements/right –of-way and to construct the 
following public improvements: 

 ½ of the Junction Place (Segment 2) street cross-section 

 The east – west multi-use path between lots 1 and 2 

 The north – south multi-use path paralleling the BNSF railway right-of-way 
 

As shown in Figure 10, the proposed Junction Place street section includes the following cross-sectional design elements, 
consistent with the street section requirements included in TVAP:   

 10’ 6” Travel Lane (reduction from 11’ as shown in TVAP approved by staff) 

 15’ 6” combined on-street parking and landscape width (city staff has determined that parallel parking is 
preferred over the diagonal configuration shown in TVAP). 

 10’ sidewalk 

Figure 10: Illustrations comparing TVAP street section (left) with proposed project street section (right) 
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TVAP Design Guidelines. Overall, the project has improved its consistency with the TVAP Guidelines from the Concept 
Plan proposal. The following is a consistency analysis of the proposed project with the relevant TVAP Urban Design 
Guidelines.  

 
General Urban Design Guidelines. 
 

 “Orient the main facade to the street and provide an entrance on the street side of the building.” 
 
Currently the proposed site plan meets this guideline, with the majority of the main entrances to the building 
located along Junction Pl. or from within the proposed central plaza. 

 

 “Design buildings with pedestrian-scale materials and architectural articulation, particularly on the first 
floor. Avoid large blank walls. Along streets and sidewalks provide pedestrian interest including 
transparent windows and well-defined building entrances.” 

 
The proposed project meets the intent of this guideline by incorporating storefront windows and building 
entrances along Junction Pl, with brick as the primary building material accented by wood and metal elements. 
The north building also includes a small steel overhang that creates a pedestrian promenade.  

 

 “Incorporate well-designed, functional open spaces with tree, quality landscaping and art, access to 
sunlight and places to sit comfortably. Where public parks or open spaces are not within close 
proximity, provide shared open spaces for a variety of activities. Where close to parks, open spaces 
provided by development may be smaller.” 

 
The project provides a total of nearly 20,000 sq. ft. of open space (nearly 33% of the site area where 20% is the 
minimum required per the MU-4 zone standards) through a variety of site design features. The main open 
space feature is a large public plaza in the center of the site, which provides access to the main building entries 
for the office tenants and community room/ flex space, and includes a multi-use path connection between 
Junction Pl. and multi-use path along the railroad to the east.  The scale of the plaza is broken down through 
the incorporation of sculptural artwork, seating, landscape elements, patterned paving, trellised bike parking 
areas and architectural lighting, and recessed building corners on either side of the plaza entry help to create 
more intimate pocket plazas around the coffee shop patio and pedestrian garage entry. Additional open space 
amenities include a “pocket plaza” on the north side of the north building, and the restaurant patio area on the 
south end of the southern building.  

 
In response to staff comments made during Concept Plan review, the applicant has modified the central plaza 
to be more proportional and welcoming; however, staff has concerns regarding the placement of the 
transformer boxes on the north edge of the plaza adjacent to the southern building. These concerns were 
echoed by BDAB at their July 15, 2015 discussion of the project. As a result, staff has included a recommended 
condition of approval requiring the applicant to relocate the transformers and to reduce their overall visibility.  

 
Junction Place Guidelines. 

 

 “In addition to the street trees, sidewalks and bike facilities specified by the Junction Place streetscape 
section, provide seating, planters, art, special pavement and lighting along Junction Place. ” 
 
See open space comments directly above. The project plans include all of the required street trees, an 8 foot 
planting strip and a 10 foot sidewalk, and special goose neck light fixtures along the building facades along 
Junction Pl. The main plaza includes a proposed sculptural art element as well as string lights, seating and bike 
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parking.   
 

 “Where feasible, place active uses, such as retail or commercial services on the first floor of buildings 
along Junction Place.” 

 
The applicant has indicated that the intent of the first floor spaces is to be as flexible as possible in terms of 
uses. In addition to the proposed restaurant, coffee shop and flex space/ community room, the applicant has 
indicated that the intent for the ground floor spaces is to allow the flexibility to have personal service and/or 
retail uses as the market allows.  The first floors of the building have been designed with adaptability in mind 
such that overtime they could be used as ground floor retail rather than office. In addition, the sidewalk is wide 
enough to accommodate café seating areas adjacent to active uses as appropriate. 

 
 

Rail Plaza District Guidelines: 
 

 “Locate buildings along the street with parking behind.” 
 

The current proposal represents an improvement from the Concept Plan submittal in terms of creating more of 
a consistent visual pattern along Junction Place. Staff noted that the plaza in the previous submittal was too 
large and therefore disrupted the building façade. In the current submittal, the gap has been reduced, and the 
west facades of the two buildings brought closer together to create more of a defined urban streetscape.  The 
parking is located in an underground structure and is therefore not visible from the right-of-way. Overall, the 
streetscape is consistent with the adopted TVAP vision for that segment of Junction Place (shown on page 11 
above). 

 

 “Orient buildings to Junction Place (see Junction Place guidelines), as well as to the tracks. If feasible, 
place active uses on the first floor. Consider making the track-side frontage a car-free zone with 
pedestrian amenities.” 
 
The project fully meets this intent by placing the majority of entrances along Junction Place and orienting 
additional entrances toward the central plaza, which will be a focal point for pedestrians on Junction Place. The 
building addresses the track side of the site, although in a different manner. The proposal for the east frontages 
of both buildings is to create a solar façade consisting almost entirely of architecturally integrated solar panels. 
The panels are designed such that there will still be ample fenestration and pedestrian interest along the tracks, 
and two building entrances will also be provided. The southern restaurant patio area will also serve to create 
visual interest for people passing by the site on the multi-use path. The eastern portion of the site along the 
tracks is designated for the required multi-use path connection, and as a result will be a completely car-free 
zone. 

 

Overall, staff finds the proposed project to be an innovative project that sensitively utilizes an existing infill site to provide a 
high quality urban space which furthers the design and land use goals of TVAP while potentially serving as a flagship project 
in terms of environmentally sustainable building design.  As a whole, the current proposal meets the Site Review criteria as 
set forth in section 9-2-14, B.R.C. 1981, including, on balance, the policies of the Boulder Valley Comprehensive Plan 
(BVCP). Specifically, the project has been found to meet the following BVCP policies: 
 

Key Issue 2: Does the proposal meet Site Review Criteria, including BVCP policies? 
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 2.01 Unique Community Identity  

 2.03 Compact Development Pattern 

 2.09 Neighborhoods as Building Blocks 

 2.14 Mix of Complementary Land Uses 

 2.17 Variety of Activity Centers 

 2.22 Improve Mobility Grid 

 2.30 Sensitive Infill and Redevelopment 

 2.32 Physical Design for People 

 2.37 Enhanced Design for Private Sector Projects 

 4.05 Energy-Efficient Building Design 
 

Overall, the project has been found to meet all applicable Site Review criteria pertaining to Site Design, including those 
related to open space, landscaping, circulation, parking and building design. Please refer to Attachment B for staff’s 
complete analysis of the review criteria.  
 

The proposed restaurant use has been found to meet the Use Review criteria found in section 9-2-15(e), B.R.C. 1981. 
Specifically, the proposed restaurant would provide a direct service to the surrounding uses by offering an eating 
establishment within walking distance of the proposed office uses as well as the existing Steel Yards residential uses. The 
location, design and operating characteristics of the proposed use are such that the use will be reasonably compatible with 
and have minimal negative impact on the use of nearby properties, and the use is in keeping with the predominant character 
of the surrounding area as established by TVAP.  Staff’s analysis of the Use Review criteria is also included as Attachment 
B. 
 
PUBLIC COMMENT AND PROCESS: 
Required public notice was given in the form of written notification mailed to all property owners within  
600 feet of the subject site and a sign posted on the property for at least 10 days. All notice requirements of section 9-4-3, 
B.R.C. 1981 have been met.  Staff has received comments from one neighbor in the Steel Yards development expressing 
concern over the proposed restaurant use. Please refer to Attachment C for all correspondence received. 

 
STAFF FINDINGS AND RECOMMENDATION: 
Staff recommends that the Planning Board approve the Site Review application LUR2015-00048 and Use Review 
application LUR2014-00065, adopting the staff memorandum as findings of fact and subject to the recommended conditions 
of approval.   
 
 

RECOMMENDED CONDITIONS OF SITE REVIEW APPROVAL 
 

1. The Applicant shall ensure that the development shall be in compliance with all plans 
prepared by the Applicant on July 16, 2015 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 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:  the Development Agreement recorded at Reception No. 1960064 on July 14, 1999 
and Subdivision Agreement recorded at Reception No. 2064118 on July 26, 2000 in the records of the 

Key Issue 2: Does the proposed restaurant meet Use Review Criteria found in section 9-2-15(e), B.R.C. 1981? 
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Boulder County Clerk and Recorder. 
 
3. Prior to submittal of a Technical Document Review application for the easement dedications 
referenced in Condition No. 4 below and prior to a building permit application, the Applicant shall provide to 
the City written documentation, in a form acceptable to the City, from the Burlington Northern Santa Fe 
(BNSF) Railway demonstrating the extinguishment of the 16-foot wide portion of the 25-foot wide 
Railroad Easement recorded in the Records of the Boulder County Clerk and Recorder on Film 1598 at 
Reception No. 1007999 to allow for dedication of a 16-foot wide multi-use path easement.  The document 
extinguishing the 16-foot wide easement area shall be recorded with the Boulder County Clerk and 
Recorder’s Office prior to submittal of a Technical Document Review application. 
 
4. Prior to building permit application, as part of Technical Document Review applications, the 
Applicant shall dedicate to the City, at no cost, the following easements, as shown on the approved plans, 
meeting the City of Boulder Design and Construction Standards, , the form and final location of which shall 
be subject to the approval of the City Manager: 
 
a. A ten-foot wide utility and public access easement for the Junction Place utilities and sidewalk 
along the west property lines of both Lot 1 and Lot 2, Block 9, Steel Yards Subdivision.   
 
b. A sixteen-foot wide public access easement for the east/west 12-foot wide multi-use path 
through the Plaza Area along the property line between Lot 1 and Lot 2, Block 9, Steel Yards Subdivision.   
 
c. A sixteen-foot wide drainage and public access easement for the north/south multi-use path 
along the east property lines of both Lot 1 and Lot 2, Block 9, Steel Yards Subdivision. 
 
d. A thirteen-foot wide drainage easement along the north property line of Lot 1, Block 9, Steel 
Yards Subdivision. 
  
5. Prior to a building permit application, the Applicant shall provide to the City written documentation, 
in a form acceptable to the City, from the PUBLIC SERVICE CO. OF COLORADO (“PSCO”) demonstrating 
extinguishment of an easement identified as No. 14 on the PUBLIC SERVICE COMPANY OF 
COLORADO EASEMENT recorded at Reception No. 2484658 on August 7, 2003 in the records of the 
Boulder County Clerk and Recorder which runs north/south through the center of both Lot 1 and Lot 2, 
Block 9, Steel Yards Subdivision.  The extinguishment of the PSCO easement shall be recorded in the 
Records of the Boulder County Clerk and Recorder prior to a building permit application. 
 
6. Prior to a building permit application, the Applicant shall submit an Administrative Review 
application, subject to the approval of the City Manager,  to vacate the drainage easement dedicated to 
the City on the Steel Yards Subdivision plat along the south property line of Lot 2, Block 9, Steel Yards 
Subdivision and the west side of the 25-foot Railroad Easement located along the east property lines of 
both Lot 2 and Lot 1, Block 9, Steel Yards Subdivision. 
 
7. Prior to a building permit application, the Applicant shall submit a Technical Document Review 
application for the following items, subject to the approval of the City Manager: 
 
a. Final architectural plans, including material samples and colors, to insure compliance with the 
intent of this approval and compatibility with the surrounding area.  The architectural intent shown on the 
approved plans dated July 16, 2015 is acceptable.  The final architectural plans shall show the transformer 
boxes currently shown at the south end of the northern building relocated to a less visible location or 
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architecturally integrated into a building or other site feature. The final architectural plans shall also show 
the TDM elements described in Condition No. 9 below.  Planning staff will review plans to assure that the 
architectural intent is performed.  
 
b. A final site plan which includes detailed floor plans and section drawings. 
 
c. A final utility plan meeting the City of Boulder Design and Construction Standards. 
 
d. A final storm water report and plan meeting the City of Boulder Design and Construction 
Standards. 
 
e. Final transportation plans meeting the City of Boulder Design and Construction Standards and 
the Boulder Greenways Design Guidelines for all transportation improvements.  The Final transportation 
plans must include, but are not limited to:  multi-use path plan and profile drawings, Junction Place plan 
drawings, street cross-sectional drawings, signage and striping plans in conformance with Manual on 
Uniform Traffic Control Devices (MUTCD) standards, transportation detail drawings, geotechnical soils 
report, and pavement analysis.  
 
f. A detailed landscape plan, including size, quantity, and type of plants existing and proposed; type 
and quality of non-living landscaping materials; any site grading proposed; and any irrigation system 
proposed, to insure compliance with this approval and the City's landscaping requirements.  Removal of 
trees must receive prior approval of the Planning Department.  Removal of any tree in City right of way 
must also receive prior approval of the City Forester.  
 
g. A detailed outdoor lighting plan showing location, size, and intensity of illumination units, 
indicating compliance with section 9-9-16, B.R.C.1981. 
 
h. A detailed shadow analysis to insure compliance with the City's solar access requirements of 
section 9-9-17, B.R.C. 1981. 
 
8. Prior to a building permit application, the Applicant shall construct, remove, or reconstruct the 
public improvements as described below, subject to acceptance by the City, in conformance with the 
approved plans and with the City of Boulder Design and Construction Standards and provide a financial 
guarantee, as required under section 9-2-20, B.R.C. 1981 and in a form acceptable to the Director of Public 
Works, for the public improvements described below:   
 
a. Construct a north/south 12-foot wide multi-use path along the east property line. 
 
b. Construct an east/west 12-foot wide multi-use path through the plaza area using stone accent 
paving bands or other similar material as approved by staff. 
 
c. Remove and reconstruct an east/west 12-foot multi-use path south of the Property to provide a 
pavement section that can support a 14-ton truck and include a two-foot wide colored concrete shoulder.   
 
d. Remove the existing diagonal parking and curb-and-gutter north of the Property in the Junction 
Place right-of-way and replace it with new curb-and-gutter and parallel parking.   
 
e. Construct parallel parking, a landscape strip, and a 10-foot wide sidewalk along Junction 
Place adjacent to the Property.  
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9. The Applicant shall provide the TDM elements described in Table 2 of the TDM Plan (except 
for the EcoPasses and subsidized Bike Share and carshare membership which will be provided by the 
Boulder Junction General Improvement District), including but not limited to the following:  20 short-term 
bicycle parking spaces; 40 long-term bicycle parking spaces along with a security camera monitoring in the 
parking garage; a B-Cycle station; a minimum of three carpool spaces and three car-share spaces; and 
changing facilities on first level of both buildings.   
 

RECOMMENDED CONDITIONS OF USE REVIEW APPROVAL 
 

1. The Applicant shall ensure that the development shall be in compliance with all plans 
prepared by the Applicant on July 16, 2015 and the Applicant’s written statement dated July 24, 2015 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 June 15, 
2015 which is attached to this Notice of Disposition. 
  
b. The approved use shall be closed from 2:00 a.m. to 11:00 a.m. seven days per week.  
 
c. Size of the approved use shall be limited to 1,759 square feet.  The total number of indoor seats for  
the approved use shall not exceed the lesser of 85 seats or the maximum occupant load per IBC section 
1004.   The patio area will not exceed 900 square feet.  All trash located within the outdoor dining area, on 
the restaurant property, and adjacent streets, sidewalks and properties shall be picked up and properly 
disposed of immediately after closing. 
 
2. The Applicant shall not expand or modify the approved use, except pursuant to subsection 9-2-
15(h), B.R.C. 1981. 
 

 
 

 
 
ATTACHMENTS: 
A:   Applicant’s Proposed Plans and Written Statement 
B: Staff’s Analysis of Review Criteria 
C: Public Comments Received 
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SHEET No.

3020 Carbon Place #203
Boulder, Colorado

p: 303-442-3351
f : 303-447-3933

BOULDER COMMONS
2440 - 2490 Junction Pl. Boulder, CO

07/15/2015

SITE REVIEW 3RD
SUBMITTAL

PRELIMINARY
C1.0
STORMWATER PLAN

SITE REVIEW
CORRECTIONS

07/16/2015
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Boulder, Colorado

p: 303-442-3351
f : 303-447-3933

BOULDER COMMONS
2440 - 2490 Junction Pl. Boulder, CO

07/15/2015

SITE REVIEW 3RD
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PRELIMINARY
C2.0

UTILITY PLAN

SITE REVIEW
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07/16/2015

Agenda Item 5A     Page 23 of 73



SHEET No.

3020 Carbon Place #203
Boulder, Colorado

p: 303-442-3351
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BOULDER COMMONS
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07/16/2015
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3020 Carbon Place #203
Boulder, Colorado

p: 303-442-3351
f : 303-447-3933

BOULDER COMMONS
2440 - 2490 Junction Pl. Boulder, CO

07/15/2015

SITE REVIEW 3RD
SUBMITTAL

PRELIMINARY
FIG-1

DEVELOPED DRAINAGE MAP

SITE REVIEW
CORRECTIONS

07/16/2015
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STONE ACCENT PAVING  BANDS

 BIKE RACKS

STONE SLAB BENCHES
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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: 

(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. 

 

Pages 67 to 69 of the BVCP describe the purpose of Area Plans as a means to provide direction for specific 
geographic areas, and bridge the gap between the broad policies of the Comprehensive Plan and site 
specific project review. The Comprehensive Plan notes that issues that Area Plans address include 
appropriate character, scale and mix of uses and if regulatory changes are needed to ensure or encourage 
appropriate development. The Transit Village Area Plan (TVAP ) is one among four adopted area plans 
within the Comprehensive Plan with the stated purpose of the being:  
 

“To describe the city’s vision for the future of the 160-acre Transit Village area and guide the long term 
development of the area. The area is defined as within walking distance to the future FasTracks transit 
services – commuter rail, bus rapid transit, and regional bus services.” 
 

Transit Village Area Plan (TVAP):  The area overseen by the TVAP was renamed Boulder Junction, in 
reference to the area from decades ago as the junction of two major rail lines.  Within TVAP, the land use 
designation for the site is MU-2 or Mixed Use -2, which anticipates three- to four-story mixed use buildings at a 
FAR of 1.5 to 2.0. As discussed in the attached staff memorandum, the proposed 3-4 story buildings with a 
total FAR of 1.71 are consistent with the intent of the MU-2 land use designation set forth in TVAP. 

 
In addition, the proposed project is consistent with a number of BVXCP Policies, including: 
 

 2.01 Unique Community Identity  

 By meeting the goals of TVAP, the project will further the unique community identity and sense of 
place anticipated therein. 

 2.03 Compact Development Pattern 

 The proposed project utilizes an infill site that is part of a planned redevelopment area regulated 
through TVAP. 

 2.09 Neighborhoods as Building Blocks 

 As a mixed use commercial area, the proposed project offers unique physical elements of 
neighborhood character and identity, and compliments the existing Steel Yards neighborhood to 
the west as well as the new Boulder Junction area developing to the south. 

 2.14 Mix of Complementary Land Uses 

 The proposed development adds significant commercial square footage to a mixed-use area that 
is anticipated to develop further with additional residential and non-residential uses.  

 2.17 Variety of Activity Centers 

 The proposed development helps to achieve the desired land use pattern set forth in TVAP, and 
as such helps move the TVAP area closer to becoming the transit-oriented urban city center it is 
intended to become.  

 2.22 Improve Mobility Grid 
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 The project incorporates required multi-use path connections to improve accessibility within and 
around the site, and also includes completion of the east side of Junction Pl. in accordance with 
TVAP.  

 2.30 Sensitive Infill and Redevelopment 

 The project sensitively utilizes an urban infill site to create a project that fully meets the intent of 
TVAP in terms of both land use and design quality. 

 2.32 Physical Design for People 

 The project provides coordinated facilities for pedestrians and bicyclists, provides functional 
landscaping and open space, and is designed at an appropriate scale for nearby buildings.  

 2.37 Enhanced Design for Private Sector Projects 

 The project is compatible with the existing context of the area as well as the context set forth in 
TVAP. The project provides a number of features which will enhance the public realm, including 
open space and transportation connections, and is designed at a human scale with both 
permeability and visual interest in mind. 

 4.05 Energy-Efficient Building Design 

 The proposed project is striving to meet or exceed a LEED Platinum rating, and incorporate 
numerous state-of-the-art design features intended to improve the building’s efficiency and 
generate as close to a net zero development as possible. These features are discussed further in 
the staff memorandum. 

 

(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: 

 

The proposed project is for a mixed-use commercial development that does not include any residential 

units; therefore, the proposed development does not exceed the maximum density associated with the 

BVCP land use designation. 

 

(i) The density permitted in the Boulder Valley Comprehensive Plan, or 
 
Not applicable.  
 

(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. 

 
Not applicable. 
 

(C) The proposed development's success in meeting the broad range of BVCP policies considers the economic 
feasibility of implementation techniques required to meet other site review criteria. 

 
The proposed project is subject to the adopted Transit Village Area Plan (TVAP) and as such is required to 
provide public improvements in accordance with the adopted plan. Required public improvements to be 
provided by the applicant as part of this project include a new 12’ multi-use path along the west side of the 
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railroad tracks as well as a multi-use path running east-west across the project site connecting the path to 
Junction Place. The project also includes completion of the east side of Junction Place. Overall, this project 
includes a number of improvements that will provide economic benefit to the community as a whole. Further, 
the project includes numerous sustainability and building efficiency features which are design to save money 
in the long-term, meaning that the project has been designed with long-term economic feasibility in mind. 

 
 
(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: 
 
(A) Open Space: Open space, including, without limitation, parks, recreation areas and playgrounds: 
 

(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; 
 
The project incorporates a variety of usable open spaces, including a large central plaza, a pocket 
plaza on the north side of the north building, and a restaurant patio area on the south side of the 
southern building. The central plaza is easily accessed from either Junction Place or the multi-use 
path along the east side of the site via a multi-use path connection running east-west through the 
plaza, and includes seating, public art, and bike parking. The central plaza also provides the primary 
building entrances for the first floor tenant spaces, as well as pedestrian access to the underground 
parking. The restaurant patio is situated just off Goose Creek, and will be visible to passers-by. The 
northern pocket plaza is more private, and is intended primarily for building tenants. Overall, the open 
space fully meets the intent of this criterion. 

 
(ii) Private open space is provided for each detached residential unit; 

 
Not applicable, as there are no residential units proposed. 

 
(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; 
 
Not applicable, as the site is currently a graded dirt lot with no significant natural features. 

 
(iv) The open space provides a relief to the density, both within the project and from surrounding 

development; 
 
The open space features will provide a relief from the intensity of the project, and will also help to 
provide relief from the density of the existing Steel Yards development to the west. The central plaza 
creates an open sight line through the middle of the site and aligns with the existing street connection 
the east, which will provide a relief from the building massing for both users of the plaza as well as 
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people approaching the site from the west. The central plaza also includes amenities meant to make it 
feel more comfortable, including seating, string lights, trees and transparent building materials along 
the ground floors.  The pocket plaza on the north side of the site will also help provide a relief to 
tenants by providing them with a somewhat secluded, quieter open space area.  

 
(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; 
 
The open spaces are intended primarily for passive recreational usage, and are sized appropriately.  
The central plaza will include a multi-use path connection, which will be appropriately signed and 
decorated with colored pavers in order to ensure that bicyclists and pedestrians are safely separated. 

 
(vi) The open space provides a buffer to protect sensitive environmental features and natural areas; and 

 
Not applicable, as there are no existing sensitive environmental features or natural areas on or near 
the site.  

 
(vii) If possible, open space is linked to an area- or city-wide system. 

 
The proposal includes construction of a new multi-use path along the west side of the railroad tracks, 
which will connect the Goose Creek trail to the future Rail Plaza to the north. The project also includes 
a new east-west connection through the site which will connect the multi-use path along the tracks to 
Junction Pl. to the west. 

 
(B) Open Space in Mixed Use Developments (Developments That Contain a Mix of Residential and Nonresidential 
Uses): 
 
Not applicable, as the proposed project does not include any residential uses. 
 
(C) Landscaping: 
 

(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; 
 
The landscaping within the project primarily supports the Junction Place streetscape, and as such the 
majority of the landscaping is either street trees or hardy ground cover, both of which help to soften an 
otherwise urban development. Additional trees are provided in the central plaza, and planters are 
provided in the northern pocket plaza. 

 
(ii) Landscape design attempts to avoid, minimize or mitigate impacts on and off site to important native 

species, healthy, long lived trees, plant communities of special concern, threatened and endangered 
species and habitat by integrating the existing natural environment into the project; 
 
Not applicable, as there are no existing sensitive environmental features or natural areas on or near 
the site.  
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(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 includes two large mature trees within the central plaza, and provides turf areas 
both within the plaza and along the multi-use path that are larger than required by the code.  

 
(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 streetscape along Junction Pl. is designed in accordance with the TVAP street design guidelines, 
and is landscaped with planting strips containing street trees. 

 
(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: 
 

(i) High speeds are discouraged or a physical separation between streets and the project is provided; 
 
A physical separation between streets and the project is provided in the form of a landscaped planting 
strip and 10’ sidewalk. The project includes completion of the eastern side of Junction Pl. in 
accordance with the adopted TVAP guidelines, which are intended to discourage high speeds. 

 
(ii) Potential conflicts with vehicles are minimized; 

 
The project minimizes the potential for conflicts between vehicles and bikers/ pedestrians by utilizing a 
single garage access at the northern end of the site, and by providing bollards at the bicycle entrance 
to the central plaza.  

 
(iii) Safe and convenient connections are provided that support multi-modal mobility through and between 

properties, accessible to the public within the project and between the project and the existing and 
proposed transportation systems, including, without limitation, streets, bikeways, pedestrianways and 
trails; 
 
The project provides numerous connections supporting multi-modal mobility, including a multi-use 
path running along the east side of the site along the railroad tracks which will eventually connect the 
rail plaza to the Goose Creek path, an east-west connection providing a connection between that path 
and Junction Place to the west, and a 10’ sidewalk running along Junction Place and providing direct 
access to the Goose Creek bridge. 

 
(iv) Alternatives to the automobile are promoted by incorporating site design techniques, land use patterns 

and supporting infrastructure that supports and encourages walking, biking and other alternatives to 
the single-occupant vehicle; 
 
The proposed project includes several design and programmatic features intended to promote 
alternative transportation, including the aforementioned multi-use path connections, short- and long-
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term bike parking spaces and changing facilities for tenants. In addition, the proposed “mobility hub” 
concept includes providing 10% of the off-street parking for carpool and carshare vehicles. 

 
(v) Where practical and beneficial, a significant shift away from single-occupant vehicle use to alternate 

modes is promoted through the use of travel demand management techniques; 
 
The applicant has provided a travel demand management plan and is also part of the TDM parking 
district. 

 
(vi) On-site facilities for external linkage are provided with other modes of transportation, where 

applicable; 
 
The project includes short- and long-term bike parking and also provides spaces for carpool and 
carshare vehicles. 

 
(vii) The amount of land devoted to the street system is minimized; and 

 
The street system has been designed and implemented through the transit Village Area Plan. 

 
(viii) The project is designed for the types of traffic expected, including, without limitation, automobiles, 

bicycles and pedestrians, and provides safety, separation from living areas and control of noise and 
exhaust. 
 
The site is designed to accommodate bicycle and pedestrian traffic as well as automobiles. The 
automobile parking is located in an underground parking area to control noise and exhaust. In 
addition, street traffic will be separated from the development by a landscaped strip and 10’ sidewalk. 

 
(E) Parking: 
 

(i) The project incorporates into the design of parking areas measures to provide safety, convenience 
and separation of pedestrian movements from vehicular movements; 
 
The parking garage under the north building will remove automobiles from plain view and create a 
level of separation between cars and pedestrians. Having only one access point that is not central to 
the project will also help to reduce interactions between vehicles and pedestrians. 

 
(ii) The design of parking areas makes efficient use of the land and uses the minimum amount of land 

necessary to meet the parking needs of the project; 
 
By placing the parking underground, the amount of land required for parking is minimized. 

 
(iii) Parking areas and lighting are designed to reduce the visual impact on the project, adjacent properties 

and adjacent streets; and 
 
By placing the parking garage underground, the visual impact of the parking area and associated 
lighting on adjacent streets and properties are minimized.  
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(iv) Parking areas utilize landscaping materials to provide shade in excess of the requirements in 
Subsection 9-9-6(d), and Section 9-9-14, "Parking Lot Landscaping Standards," B.R.C. 1981. 
 
Not applicable, as the parking is located underground. 

 
(F) Building Design, Livability and Relationship to the Existing or Proposed Surrounding Area: 
 

(i) The building height, mass, scale, orientation, architecture and configuration are compatible with the 
existing character of the area or the character established by adopted design guidelines or plans for 
the area; 
 
The site is comprised of of the two remaining undeveloped lots in the Steel Yards Subdivision. 
Surrounding uses include the new Nickel Flats residential building immediately across Junction Pl. 
and the mixed residential and live-work Steelyards development further to the west; the former 
Sutherlands site (currently under review for the S’Park development) immediately to the north, and 
mixed office and light industrial uses to the east across the railroad tracks. The Goose Creek 
Greenway runs just south of the site, with the mixed use Depot Square development and residential 
Solana development abutting the west side of the railroad tracks further to the south.  
 
The site is located in the northern portion of Boulder Junction. The Boulder Junction area is guided by 
the Transit Village Area Plan and is anticipated to redevelop as several new urban, mixed-use, transit-
oriented neighborhoods. Consistency of the project with TVAP is discussed in Key Issue #1 below. 
 
The proposed northern building is 59,998 sq. ft. in size and consists of a roughly “H” shaped design 
that steps down the massing from four stories (55’) along the rail road (east) side of the site to three 
stories along the Junction Pl. frontage to the west.  The southern building totals 40,230 sq. ft. in size, 
and incorporates a similar stepped design that places a 55’, four-story building element along the 
railroad tracks which steps down to three stories along Junction Pl.  to transition to the smaller scale of 
the existing Steel Yards buildings to the west.  Overall, the height, mass and scale of the buildings is 
in keeping with the adopted TVAP vision for the Mixed-Use 2 area and also fits in with the existing and 
planned larger building to the north and south while providing a buffer and a transition in scale to the 
smaller residential and mixed use buildings to the west. 

 
(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 or design guidelines for the immediate 
area; 

 
As noted on Pages 8 & 9 of the staff memorandum, within TVAP, the land use designation for the site 
is MU-2 or Mixed Use -2, which anticipates three- to four-story mixed use buildings at a FAR of 1.5 to 
2.0. In addition, the intent described in TVAP for the “Rail Plaza District” in which the project site is 
located is for the district to “evolve into a high-density, commercial and residential mixed use area, 
with three- to five-story buildings.” Because of the level of intensity anticipated to help support and 
enliven the rail plaza, overall the planned mass and scale appears to be consistent with TVAP. 
 

(iii) The orientation of buildings minimizes shadows on and blocking of views from adjacent properties; 
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The orientation of the buildings is dictated by the urban lot and the Junction Place street orientation. 
The street preserves views as you move south over Goose Creek bridge, and the train tracks to the 
east mean there are no immediate neighbors whose views could be affected. In addition, because of 
the unique shape of the property, the proposed buildings are narrow from east to west and long from 
north to south, meaning that the overall width of shadows crossing onto the S’Park property to the 
north are minimized.  Overall, given the planned intensity to the north of the project site to be realized 
via the S’Park development as well as the fact that there are essentially open space buffers to the 
east and south of the site (the rail road tracks and Goose Creek, respectively), the buildings will 
minimize shadows and will not significantly affect existing viewsheds from other properties.  

 
(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 character of the area is determined both by the existing Steel Yards development to the west as 
well as the intent of the adopted TVAP Character Districts.  As discussed in Key Issue #1 in the staff 
memorandum, the project is in keeping with the Rail Plaza District design guidelines. While the 
signage and lighting has not yet been finalized for the project, the applicant will be required to provide 
final architectural plans for Technical Document Review, which will ensure consistency with the 
architectural intent of the project as memorialized in the approved plan set.   

 
(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; 

 
Both buildings incorporate a 10-foot setback along Junction Pl., with the ground level frontages 
containing primary entrances to several tenant spaces and consisting primarily of brick storefronts with 
metal and wood accents and a mix of overhangs and recessed windows and doorways to maintain 
visual interest. The north and south elevations of each building consist primarily of metal paneling with 
high -pressure laminate and wood siding. As will be discussed in further detail below, the eastern 
facades along the railroad tracks will consist almost entirely of integrated solar panels. Overall, the 
frontages along Junction Pl., combined with the central open space plaza and the associated 
amenities therein, will create a genuinely welcoming and visually interesting pedestrian realm that will 
help to enliven Junction Pl. in accordance with the intent of the Junction Place design guidelines found 
in TVAP. 
 

(vi) To the extent practical, the project provides public amenities and planned public facilities; 
 
As discussed in the Open Space criteria analysis above, the project provides two required multi-use 
path connections in accordance with the TVAP Connections Plan, one running north-south along the 
railroad tracks and one running east west across the site. The project also includes the completion of 
the east side of Junction Place. 

 
(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; 
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Not applicable, as the project is commercial only and does not include any residential units. 

 
(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; 
 
Not applicable, as the project is commercial only and does not include any residential units. 

 
(ix) A lighting plan is provided which augments security, energy conservation, safety and aesthetics; 

 
A preliminary lighting plan has been provided. A final lighting plan will be required during Technical 
Document Review in order to ensure compliance with the city’s lighting standards. 

 
(x) The project incorporates the natural environment into the design and avoids, minimizes or mitigates 

impacts to natural systems; 
 
The project primarily supports the urban street, and as such the majority of the landscaping is either 
street trees or hardy ground cover, both focused on providing a sense of green and organic material in 
an urban space. The project also provides immediate adjacency to the Goose Creek greenway. As 
previously discussed, there are no existing sensitive natural systems on-site, so overall the project will 
enhance the urban open space network in the area.  

 
(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 proposed project will be required to meet the city’s recently adopted energy code (International 
Energy Efficiency Code (IECC) plus 30 percent additional efficiency). These standards are considered 
to be very aggressive with regard to energy efficiency in building design.  In addition, the proposed 
project includes a variety of sustainability features intended to achieve a LEED platinum standard at a 
minimum. The design and orientation of the buildings allows for optimal daylighting and uninterrupted 
solar access on the roof and east facade of the buildings and the project integrates solar panels into 
the architectural design of these elements. The fenestration patterning and materiality are intended to 
create a building envelope consisting of thermally broken windows, tuned window-to-glass ratios per 
facade, and architectural designed shades to reduce heat gain in summer and heat loss in winter. Per 
the applicant’s written statement, the project will also seek to reduce its demand loads on an 
annualized basis. The project design also includes venting to provide air-flow through the building for 
natural cooling at night, and thermal mass in the floors to help carry that cooling throughout the day. 
The applicant is also exploring responsive HVAC strategies such as a variable refrigerant system to 
allow the building to respond to the actual unit needs rather than conditioning on a full-building scale, 
and a variety of tenant-based ideas are being considered to reduce plug loads.  

 
(xii) Exteriors of 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; 
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The exterior palette is comprised of dark, stackbond brick and warm grey zinc panels, run vertically. 
Occasionally, painted steel columns and beams will be exposed. Also, a vertically-oriented wood or 
composite wood product is planned for a few walls on level 1 and most of the exposed soffits on level 
1. This palette fits the aesthetic of the Boulder Junction, and the high quality materials will ensure that 
the building presents a sense of permanence throughout its life. 

 
(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; 
 
As an existing, graded urban lot, the lot needs little cut or fill except for the underground parking 
structure. 

 
(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 
 

Not applicable, as the lot is not located within one of the urbanizing areas along the Boulder Valley 
Comprehensive Plan boundaries between Area II and Area III. 

 
(xv) In the urbanizing areas located on the major streets shown on the map in Appendix A to 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. 

 
Not applicable, as the lot is not located within one of the urbanizing areas along the Boulder Valley 
Comprehensive Plan boundaries between Area II and Area III. 

 
 

USE REVIEW CRITERIA 

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

      (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 zoned MU-4 (Mixed Use – 4) , defined in the land use code as: “Mixed use residential areas 
generally intended for residential uses with neighborhood-serving retail and office uses; and where complementary 
uses may be allowed. It is anticipated that development will occur in a pedestrian-oriented pattern, with buildings 
built up to the street.” (section 9-5-2(c)(2)(D)). For the purposes of applying zoning, the proposed use is 
considered a restaurant outside of the University Hill general improvement district that is over 1,500 square feet in 
floor area and which closes after 11 p.m., which requires a Use Review to operate in the MU-4 zone. 

  (2) Rationale: The use either: 
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        (A) Provides direct service or convenience to or reduces adverse impacts to the surrounding uses 
or neighborhood; 

The proposed restaurant and tavern will provide a direct service the surrounding uses and 
neighborhood by adding to the mix of uses along Junction Place in accordance with the adopted 
vision of TVAP. With 90 residential units in the Steel Yards, the new affordable units and hotel to 
the south, and the new residential units proposed at S*Park, the coffee shop and restaurant will 
serve a much needed function for the area. The restaurant will provide both indoor and outdoor 
dining spaces which will serve both adjacent tenants as well as the broader public. The location of 
the restaurant on the southern side of the south building places it away from the existing 
residential uses to the west in Steel Yards and also takes advantage of the Goose Creek 
Greenway to act as a buffer between the outdoor seating and the nearby Boulder Junction 
development across the creek to the south..  

  (B) Provides a compatible transition between higher intensity and lower intensity uses; 

  (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 

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

        3) 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 potential negative impacts from nearby properties; 

The proposed restaurant is part of a larger, 2-building, 11,000 sq. ft. development known as “the Commons,” and 
as such will contribute to the overall planned mix of uses in that area. The proposed hours of operation are from 
11:00 am to 2:00 am, which will allow the restaurant to provide a broad range of food services. The proposed 
project is currently in the Site Review process, and is evaluated for consistency with the adopted goals and vision 
of TVAP in the staff memorandum. Overall, given TVAP’s stated intent to place “active uses, such as retail or 
commercial services on the first floor of buildings along Junction Place,” and to have the Rail Plaza District 
become a “high-density, commercial and residential mixed-use area,” that also serves as “a lively gathering place 
inviting to a broad spectrum of the community,” the proposed restaurant will help further these goals and to make 
Junction Place a more active urban area. In addition, as discussed above, the location of the restaurant on the 
southern side of the south building places it away from the existing residential uses to the west in Steel Yards and 
also takes advantage of the Goose Creek Greenway to act as a buffer between the outdoor seating and the 
nearby Boulder Junction development across the creek to the south..  
 

        (4) 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, 
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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; 

The proposed restaurant is included as part of a larger redevelopment proposal for the site, and has been taken 
into consideration in the utility and right-of-way requirements for the development. The proposed project is of a 
size and intensity anticipated by TVAP, and as such is in keeping with the planned infrastructure improvements for 
the area. 

        (5) Character of Area: The use will not change the predominant character of the surrounding area or the 
character established by adopted design guidelines or plans for the area; and 

Within TVAP, the land use designation for the site is MU-2 or Mixed Use -2, which anticipates three- to four-story 
mixed use buildings at a FAR of 1.5 to 2.0. The project site is located in the area identified by TVAP as the “Rail 
Plaza District.”  As noted on page 23 of TVAP, this is the area that ultimately, “will host the Boulder stop on the 
new commuter rail service to Denver and Longmont.”  The intent of the district is further defined, “The district will 
evolve into a high-density, commercial and residential mixed use area, with three- to five-story buildings.”  As 
discussed in the staff memorandum, overall the project has remained consistent with the Concept Plan Review 
and with TVAP, especially in terms of building mass and scale, provision of required multi-use path connections, 
high quality open space features and activation of the Junction Place streetscape at the pedestrian level. As part 
of the larger proposed project, the proposed restaurant is in keeping with the character established for the area by 
TVAP. 

  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 the subject proposal does not include any conversion of existing dwelling units to non-residential 
uses.  
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1

Van Schaack, Chandler

From: Sally Laventure [sallylaventure@gmail.com]
Sent: Monday, June 22, 2015 11:35 AM
To: Van Schaack, Chandler
Subject: The Commons

As a resident of The Steelyards, with a bedroom and a garden area that will face The Commons, 
I am very concerned about the restaurant concept, open from 11‐2AM, with outdoor seating. 
Possible music, outdoor talking and noise until 2 am is unacceptable to this quiet 
residential area. The train is enough. Please reconsider the impact this will have on The 
Steelyard residents. I am in favor of a restaurant, but one that is open until 2 am is not a 
concept I am willing to live with quietly!  
 
Thanks for your consideration.  
Sally LaVenture 
3260 Iron Forge Pl. #105 
Boulder 80301 
971‐409‐0083 
 
 

Agenda Item 5A     Page 73 of 73

spenc1
Typewritten Text
ATTACHMENT C

spenc1
Typewritten Text


	5A_2440  2490 Junction Pl
	5A_ Attachment A
	5A_ Attachment B
	5A_Attachment C




