CITYOFBOULDER
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 PI., LLC & 2490 Junction PI., LLC

REQUESTING DEPARTMENT:
Community Planning & Sustainability
David Driskell, Executive Director

Susan Richstone, Deputy Director
Charles Ferro, Land Use Review Manager
Chandler Van Schaack, Planner |

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 PI.

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:

Is the proposed project consistent with the Transit Village Area Plan?
Does the proposal meet Site Review Criteria, including Boulder Valley Comprehensive Plan (BVCP) policies?
Is the proposed restaurant use consistent with the Use Review Criteria?
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I. INTRODUCTION AND BACKGROUND

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 fagade 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: 2015204 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 PI. 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 PI., 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 @i
space (nearly 33% of the site area where 20% is the minimum | FOUNPRY PLACE .
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 | cArBoN sTReeT
room/ flex space, and includes a multi-use path connection = W
between Junction PI. and multi-use path along the railroad to Lot | 3

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 5
lighting, and recessed building corners on either side of the

plaza entry help to create more intimate pocket plazas around =z
the coffee shop patio and pedestrian garage entry. Figure 1 ‘ g
illustrates the proposed site plan, and Figures 2a - 2¢ below Z
show architectural renderings of the proposed buildings. 2 otz "4

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 . L
facing the Goose Creek path to the south of the site.

Figure 1: Proposed Site Plan
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Figure 2a (right): Rendering of the
proposed project looking northeast
across the central plaza from Junction
PI. toward the north building.

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

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.
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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 PI. 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 e B ©
undeveloped lots in the Steel Yards Subdivision. < i
Surrounding uses include the new Nickel Flats
residential building immediately across Junction PI.
and the mixed residential and live-work Steelyards
development further to the west; the former

Sutherlands site (currently under review for the ‘ ,.i =

S'Park development) immediately to the north, and & : | o

: L “._J :,
f20| Subiect Site | ‘ |

mixed office and light industrial uses to the east
across the railroad tracks. The Goose Creek R e :
Greenway runs just south of the site, with the = - ! Ny W
mixed use Depot Square development and Ehhindinailiie : gl SRS
residential Solana development abutting the west (5 S N
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 e e SR w1
guided by the Transit Village Area Plan and is " Y A R is At W
anticipated to redevelop as several new urban, l - | B BN 3
mixed-use, transit-oriented neighborhoods. RS ol . [ - i _ == .
Consistency of the project with TVAP is discussed T U el TR ‘ G00g

in Key Issue #1 below. Redevelopment within ‘l et ME W TR A
Boulder Junction began in 2012 with the Solana Figure 3: Subject Property in relation to nearby projects under
Apartments, which include 319 units nearing construction

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.
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Figure 4:
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 Figure 5: Zoning Map
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.

1l

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:

o 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.

e  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.
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e 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.

e 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.

Mixed Use -2- 1.5 - 2.0 Floor Area*

Three- to four-story mixed-use buildings. Predominant use may be
business or residential. Mostly structured or first-floor parking; may
have some surface parking.

Figure 6: Excerpt from TVAP: Intent of MU2 land use
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Figure 7: TVAP Land Use Map
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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
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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.”

Character Districts
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Figure 8: TVAP Character Districts Map

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:
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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).
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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
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zones...(and to) Provide multimodal connections *
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key nearby destinations and activity areas.” Figure 9: Excerpt from TVAP Connections Plan showing
connections through the site

ANALYSIS OF KEY ISSUES

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

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:
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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:

e 5 0f the Junction Place (Segment 2) street cross-section

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

e 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:
e 10’ 6” Travel Lane (reduction from 11" as shown in TVAP approved by staff)
e 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).
o 10’ sidewalk

Junction Place
Segment 2
North Edge of Bus Facility
Area to Bluff Street
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Figure 10: lllustrations 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 PI. 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 PI, 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 PI. 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 PI. The main plaza includes a proposed sculptural art element as well as string lights, seating and bike

Agenda ltem 5A  Page 12 of 73



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 fagade. 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 fagade 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.

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

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:
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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.

Key Issue 2: Does the proposed restaurant meet Use Review Criteria found in section 9-2-15(e), B.R.C. 1981?

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
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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 (“PSCQO”) 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.

Department of Community Planning and Sustainability

ATTACHMENTS:

A: Applicant’s Proposed Plans and Written Statement
B: Staff's Analysis of Review Criteria

C: Public Comments Received
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Boulder Commons

2440 - 2490 JUNCTION PL. BOULDER, CO

ATTACHMENTA

Project Information

OWNER

MCV CAPITAL

1215 SPRUCE ST, STE 300
BOULDER, CO 80302

P: 303.444.9200

F: 303.633.2740

ARCHITECT OF RECORD
COBURN DEVELOPMENT INC.

3020 CARBON PLACE #203
BOULDER, CO

P: 303.442.3351

F: 303.447.3933

CIVIL ENGINEER
JVA ENGINEERS

1319 SPRUCE ST
BOULDER, CO 80302

MEP ENGINEER
INTEGRAL GROUP

580 CALIFORNIA ST, 12TH FL
SAN FRANCISCO, CA 94104
P: 510.663.2070

LANDSCAPE ARCHITECT
GLS ARCH

2677 MISSION ST #200

SAN FRANCISCO, CA 94110
P:415.285.3614

CONSULTING ARCHITECT
EHDD.

500 TREAT AVE #201

SAN FRANCISCO, CA 94110

<

Ly

COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

P:303.444.1951 P: 415.285.9193

F:303.444.1957

STRUCTURAL ENGINEER
STUDIO NYL STRUCTURAL ENGINEERS
2995 BASELINE RD, STE 314
BOULDER, CO 80303

P: 303.558.3145

F: 303.440.8536

PARCEL AREA (GROSS) 1.34 ACRES

CURRENT ZONING MU-4

PROPOSED USE RETAIL, BUSINESS, RESTAURANT

IONING MU-4
PROPOSED NET LOT AREA 1.34 ACRES
PROPOSED F.AR. 1.74
PROPOSED BUILDING AREA 101,570 SF
PROPOSED BUILDING HT. 55'-0"

/
Drawing Index - Site Review Drawing Index - Site Review Val Rd
Sheet No. Sheet Name Sheet No. Sheet Name almont Rd.
T0.0 SR - TITLE SHEET A1.10 ROOF PLAN
SD1.0 SITE DEVELOPMENT PLAN A1.11 AREA PLANS
c1.0 PRELIMINARY STORMWATER PLAN A1.12 AREA PLANS
C1.0A PRELIMINARY STORMWATER PLAN - ALT. A2.1 ARCHITECTURAL PERSPECTIVE
c2.0 PRELIMINARY UTILITY PLAN A2.2 ARCHITECTURAL PERSPECTIVE
C3.0 HORIZONTAL CONTROL PLAN A2.3 ARCHITECTURAL PERSPECTIVE Bluff St
L1.0 LANDSCAPE - KEY PLAN A2.4 ARCHITECTURAL PERSPECTIVE —
12,0 LAYOUT AND GRADING PLAN A25 EXTERIOR ELEVATIONS ?
L3.0 SECTIONS AND ELEVATIONS A2.6 EXTERIOR ELEVATIONS 5 4 - . ; x
3.1 SECTIONS AND ELEVATIONS A2.7 EXTERIOR ELEVATIONS - e oo 7 / P
L4.0 DETAILS A28 EXTERIOR ELEVATIONS = See =
L5.0 PLANTING PLAN AND SCHEDULE A3.1 SHADOW STUDIES 2] 3
E-100 SITE LIGHTING ANALYSIS A3.2 SHADOW STUDIES o
A1 GARAGE PLAN A3.3 PRINCIPAL BUILDING HEIGHT Mapleton Ave < w S|TE REVIEW
A1.2 NORTH BUILDING LEVEL 1 - 2440 & 2490
A1.3 NORTH BUILDING LEVEL 2 | JUNCTION PL CORRECTIONS
Al4 NORTH BUILDING LEVEL 3
A15 NORTH BUILDING LEVEL 4 ‘\ 07/‘| 6/20‘| 5
A16 SOUTH BUILDING LEVEL 1
AL7 SOUTH BUILDING LEVEL 2 SHEET No.
A1.8 SOUTH BUILDING LEVEL 3
A1.9 SOUTH BUILDING LEVEL 4 TO O
\ °

Agendalltem 5Agp Pageg! SiEER

BOULDER COMMONS

2440 + 2490 Junction PI. Boulder, CO

VICINITY MAP \@
Scale: 1"=400'-0"



spenc1
Typewritten Text
ATTACHMENT A

spenc1
Typewritten Text


: vaimont Rd Valimont Rd
1 g O Tire L)
et 2 § g =, 1. FIDELITY NATIONAL TITLE COMPANY COMMITMENT NUMBER 515—-F0436078—170~RR0, DATED w
o 2 g 2 JANUARY 4, 2013 AT 7:00 AM. (LOT 1, BLOCK 9), AND COMMITMENT NUMBER o[
2 _ ! #| LOT 2 OF BLOCK 8, AND LOTS 1 & 2 OF BLOCK 9, STEEL YARDS SUBDIVISION, LOCATED IN THE UUARY 4, 5015 AT 1100 At (LT 1 BLoK o) wo cowmmient wveer © || Sela
t Heal 2 E 8), WERE ENTIRELY RELIED UPON FOR RECORDED INFORMATION REGARDING RIGHTS—OF—WAY, BRI
: = NORTHEAST QUARTER OF SECTION 29, TOWNSHIP 1 SOUTH, RANGE 70 WEST OF THE 6TH P.M., EXSEMENTS AND ENCUMBRANCES IN THE PREPARATION. OF THIS SURVEY. . THE PROPERTY SHOWN 3lald
AND DESCRIBED HEREON IS MORE THAN THE PROPERTY DESCRIBED IN SAID TITLE COMMITMENT.
3 CITY OF BOULDER, COUNTY OF BOULDER, STATE OF COLORADO g
8 2 g ’ ’ LOT 2 OF BLOCK 9, ON THIS SURVEY WAS PREPARED WITHOUT THE BENEFIT OF A CURRENT
3 o e TITLE COMMITMENT AND DOES NOT CONSTITUTE A TITLE SEARCH BY FLATIRONS, INC. TO =
@ - o EERJQTE?T(SORNER SHEET 1 OF 2 «*/x* DECIDUOUS TREE (TRUNK DIAMETER ELECTRICAL PANEL DETERMINE TITLE OR EASEMENTS OF RECORD. THIS SURVEY DOES NOT PURPORT TO REFLECT g
i Ruhesd FOUND NO. 5 REBAR % / JORIP LINE RADIUS) ANY OF THE FOLLOWING WHICH MAY BE APPLICABLE TO THE SUBJECT REAL ESTATE: EASEMENTS, £
a4 W)U ALUMINUM CAP Legend ELECTRIC VAULT OTHER THAN POSSIBLE EASEMENTS THAT WERE VISBLE AT THE TIME OF MAKING THIS SURVEY; B
MARKED "DB & €O " WATER LINE BUILDING SETBACK LINES; RESTRICTIVE COVENANTS; SUBDIVISION RESTRICTIONS; ZONING OR 21312
. 1y LS 23829" ’ -+ FOUND CHISELED CROSS ow— OVERHEAD UTILITY LINE OTHER LAND—USE REGULATIONS, AND ANY OTHER FACTS THAT AN ACCURATE AND CURRENT z|°|&
: w TITLE SEARCH MAY DISCLOSE. z| (4|2
Magleton Ave e FOUND MONUMENT AS DESCRIBED X WATER VALVE Q,  UTILITY POLE 93|53
- . @™ WATER METER 2. ACCORDING TO COLORADO LAW YOU MUST COMMENCE ANY LEGAL ACTION BASED UPON ANY o2
® SET #5 REBAR WITH 1 1/2" ALUMINUM CAP T TELEPHONE LINE DEFECT IN THIS SURVEY WITHIN THREE YEARS AFTER YOU FIRST DISCOVER SUCH DEFECT. IN NO EES
o "FLATIRONS SURV 16406” e FIRE HYDRANT EVENT MAY ANY ACTION BASED UPON ANY DEFECT IN THIS SURVEY BE COMMENCED MORE THAN o|>[<|5)
851 Mapleton Y TELEPHONE RISER TEN YEARS FROM THE DATE OF THE CERTIFICATION SHOWN HEREON. x|l
ifveld Py o) (AM) AS MEASURED AT TIME OF SURVEY RY, IRRIGATION VALVE ajaja
8 == GAS LINE 3. THIS ALTA/ACSM LAND TITLE SURVEY WAS PREPARED FOR THE EXCLUSIVE USE OF COBURN g|g|2
o past S 2 i © CALCULATED FROM RECORD AND AS MEASURED s— SANITARY SEWER LINE DEVELOPMENT AND JVA INC., NAMED IN THE STATEMENT HEREON. SAID STATEMENT DOES NOT 8|3\
2 & < < INFORMATION GAS METER EXTEND TO ANY UNNAMED PERSON WITHOUT AN EXPRESS STATEMENT BY THE SURVEYOR NAMING 222
= 8 ) o o0 SAID PERSON. ot b
s |2 Peayy ., - z 2 M @) AS PER THE PLAT OF STEEL YARDS ©  SANITARY SEWER MANHOLE ——  SI6GN gee |
b % = 4. THIS SURVEY IS VALID ONLY IF PRINT HAS ORIGINAL SEAL AND SIGNATURE OF SURVEYOR.
i 7 FE ) AS PER IMPROVEMENT SURVEY PLAT BY DREXEL ST STORM DRAINAGE LINE —e——o— GUARDRAIL SopYoen®o
: A Pin o BARRELL & CO., LS—98-0210, DATED 12,/17/98 5. BASIS OF BEARINGS: A LINE BETWEEN BOULDER JUNCTION LAND SURVEY CONTROL DIAGRAM
2 Pear! Piw s \
L RN & STORM DRAINAGE MANHOLE stm) STORM_DRAINAGE LINE CONTROL POINT 1050 (NOT ACCEPTED AS PROPERTY CORNER) BEING A NO. 4 REBAR WITH
Vicinity Map - <=1 CONCRETE e ELECTRICAL LINE SCALED FROM MAPS ALLOY COLLAR, AND CONTROL POINT 548, BEING A CHISELED CROSS WITH A CALCULATED
NOT TO SCALE 38 BEARING OF N15°09'16"W AS SHOWN HEREON. ALL BEARINGS SHOWN HEREON ARE RELATIVE
=3-] ——— EDGE OF ASPHALT X ELECTRICAL TRANSFORMER THERETO. o
Parcel Description i ——*— FENCE ’ ‘ ELECTRICAL METER 6. THE LOCATIONS FOR UNDERGROUND UTILITIES ARE BASED UPON VISIBLE SURFACE EVIDENCE, 3]
(PROVIDED BY CLIENT) /’_,7/ MAPS PROVIDED BY UTILITY LOCATES AND CLIENT. LOCATIONS OF UNDERGROUND UTILITIES AND =
ELECTRICAL RISER STRUCTURES MAY VARY FROM LOCATIONS SHOWN HEREON. ADDITIONAL BURIED UTILITIES AND g
LOT 2. BLOCK 8 . STRUCTURES MAY BE ENCOUNTERED. NO EXCAVATIONS WERE MADE DURING THE PROGRESS OF 5
[OTS 1 AND 2. BLOCK 9 e / THIS SURVEY TO LOCATE BURIED UTILITIES AND STRUCTURES. ALL UNDERGROUND UTILITES
g g LOT 2 AT AR s MUST BE FIELD LOCATED BY THE APPROPRIATE AGENCY OR UTILITY COMPANY PRIOR TO ANY 0 e s
STEEL YARDS, BLOCK 5 / EXCAVATION, PURSUANT TO C.R.S. SEC. 9-1.5-103. zZ = |2
CITY OF BOULDER, = = N
COUNTY OF BOULDER, 9 GAS METERS 7. ANY PERSON WHO KNOWINGLY REMOVES, ALTERS OR DEFACES ANY PUBLIC LAND SURVEY —J = g
STATE OF COLORADO. 70RM MANHOLE (MHST—11 ‘ﬁ MONUMENT AND/OR BOUNDARY MONUMENT OR ACCESSORY, COMMITS A CLASS TWO (2) E, & 3B S
R0 ELE\} i 312 i STORM MANHOLE (MHST-2) MISDEMEANOR PURSUANT TO STATE STATUTE C.R.S =8 9 = &
Al M RIM ELEV: 5270.94" <
INVIN (NW): 5267.81°(12" ROP) FOUND CHISELED CROSS l BOT. OF MANHOLE: 5266.84' 8. THE DISTANCE MEASUREMENTS SHOWN HEREON ARE U.S. SURVEY FOOT. 3 E ) [y
NV IN (W): 5267.55 (127 RCP) BOULDER JUNCTION £~ FIELD OBERV. NOTED: 2X10" RCPs (WArS, S < v
INV N (SW): C (Wezs) = 2
(SW): 5267.81'(12" RCP) CONTROL POINT #5458 UNABLE To OBTAIN INVERTS . 9. THE CONTOURS REPRESENTED HEREON WERE INTERPOLATED BY AUTOCAD CIVIL 3D (DIGITAL Z3i a »n |s
INV OUT (SE): 5267.51(12" RCP) ELEV.: 5271.09 s MANHOLE HALF FULL OF WATER o FOUND NO. 5 REBAR TERRAIN MODELING) SOFTWARE BETWEEN ACTUAL MEASURED SPOT ELEVATIONS. DEPENDING ON <y N
] I~ i — Sy A - THE DISTANCE FROM A MEASURED SPOT ELEVATION AND LOCAL VARIATIONS IN TOPOGRAPHY, —HE Z m» =
— = BE // 1-STORY METAL FRAME ON W/1%" RED PF,"‘LSLTE‘E‘BCLAEE THE CONTOUR SHOWN MAY NOT BE AN EXACT REPRESENTATION OF THE SITE TOPOGRAPHY. THE [ 5
« ~ CONCRETE FOUNDATION | PURPOSE OF THIS TOPOGRAPHIC MAP IS FOR SITE EVALUATION AND TO SHOW SURFACE = j==) ] §
FOUNDRY PLACE 4] - 0.30° WEST FROM DRAINAGE FEATURES. ADDITIONAL TOPOGRAPHIC OBSERVATIONS MAY BE NECESSARY IN SPECIFIC 0 m 3 N
(30" R.O.W.) - i CALCULATED POSITION (AM&L) AREAS OF DESIGN. TOPOGRAPHY SHOWN HEREON COMPLIES WITH NATIONAL MAP ACCURACY o o S
~x - p ) O S
INLET 757 3 S s v - EFS s PR f @ STANDARDS. O
st st ST GRATE: 5271.24" st s ST < 7 N89°48'00"E 152.49‘ (P) R o, <
INV ELEV: 5268.75" = | [/[S= SANITARY MANHOLE (MH-7) , 89'40'57"E 152.49" (AM)Y— % 10. ELEVATIONS BASED ON BOULDER JUNCTION LAND SURVEY CONTROL DIAGRAM POINT C—1050 .
(12" CONCRETE PIPE) 58 | o RMELEV: 5270.64' FENCE 0.4 T r 529 T (NOT ACCEPTED AS PROPERTY CORNER), WITH A PUBLISHED ELEVATION OF 5266.48 FEET <t
=5 i = VN (N): 5262.31°(8" PVC) EST Jhpe o7~ CONC. = oS o (NAVD88), BEING A NO. 4 REBAR WITH ALLOY COLLAR LOCATED NEAR THE SOUTHEAST CORNER 2]
7 S Y S VY B Y Ry — 5 / INV IN (W): 5262.32'(8" PVC) ’QDWALL i ‘] 3 < OF LOT 2, BLOCK 9 —
~ I INV OUT (S): 5262.26'(8" PVC) b AREA OF < : : =
e o - Sr. T[=< <
LR i FOUND NO. 5 REBAR . \J{ 5270-\ | STANDING £ 11. SUBSURFACE BUILDINGS, IMPROVEMENTS OR STRUCTURES ARE NOT NECESSARILY SHOWN
pe:c e WS | W/1%" ALUMINUM COLLAR 15" CONCRETE PIP! . WATER BUILDINGS AND OTHER IMPROVEMENTS OR STRUCTURES ON ADJACENT PROPERTIES THAT ARE
5 ELECTRIC METERS 7 | MARKED "DB & CO, INV ELEV: 5265.79 ‘ Ny _/) ‘ MORE THAN FIVE (5) FEET FROM ANY OF THE PROPERTY LINES OF THE SUBJECT PROPERTY ARE
1 ELECTRICAL PANEL | f: #2288 NB9'48'007E 81.61 (L) - 208 . N00"19°03"W ‘7'\ NOT NEGCESSARILY SHOWN.
) PPt pon) g FENCE 1.3’ 28.50' (AM) w s
3-STORY FRAME s ¢ N89'40'57"E 81.61° (C, WEST _ earaeema— . 12. DATES OF FIELD WORK: APRIL 10, 2013
LOTS 1-13 ATTACHED BUILDINGS < NBO'40'57'E BB.43 (C) FENCE ON-LINE z BOTTOM OF BOX iy L 0o
BLOCK 7 = -48'00"E . el 2850 (P) ELEV:5265.23 R 13. THE FOLLOWING DOCUMENTS ARE MENTIONED IN THE ABOVE REFERENCED TITLE COMMITMENT AND h g2
STORM MANHOLE (MHST—1) \:,%J}i& 18,45 e | INLET v APPEAR TO AFFECT THE SUBJECT PROPERTY BUT CANNOT BE SHOWN GRAPHICALLY. THE o 9f
RIM ELEV: 5270.12' FENCE20" — —— — _——— — — GRATE: 5266.97 FOLLOWING LIST CONTAINS THE TITLE COMMITMENT EXCEPTION NUMBER, DATE RECORDED, I
BOT. OF MANHOLE: 5266.02' ~ 15" CONCRETE PIPE RECEPTION NUMBER AND/OR BOOK AND PAGE. 2,395
FIELD OBSERV. NOTED: 2X32" RCPs (N&E) 7| INV ELEV: 5265.22" SRR
INLET UNABLE TO OBTAIN INVERTS o st ST st B COMMITMENT # 515-F0436078—170~RRO © o5g3
GRATE: 5270.25' MANHOLE HALF FULL OF WATER st STORM MANHOLE (CB #12) 43 APR. 15, 1916 BK.395, PG.124  TELEPHONE EAS%MENT (EXACT LOCATION IS 2 g =
INV ELEV: 5268.08" o \ RIM ELEV: 5269.81" NOT SET FORTH 3 S &
(18" CONCRETE PIPE) 16 GAS METERS \ S TELECOMMUNCATION \ A , BOT. OF MANHOLE: 5265.66" APR. 15, 1916 BK. 395, PG.125  TELEPHONE EASEMENT (EXACT LOCATION IS s " of
REC. NO. 2527635 (SEE 36" RCP (SW) NOT SET FORTH) $ S
\ u ‘ ‘ / NOTE 15)  UNABLE TO OBTAIN INVERTS #3 JUL. 26, 2000 REC. NO.2064118  SUBDIVISION AGREEMENT Q @ 2 _o
z \ / MANHOLE FULL OF WATER S 15" CONCRETE PIPE #4 APR. 23, 2001 REC. NO.2140577 ~ COVENANTS & DISCLOSURE XY S R5583
& ‘ / I NV ELEV: 5264.73' #5 DEC. 20, 2001 REC. NO.2234145  CONDOMINIUM DECLARATION NS wBRS
\ / \ Bl x 7 LOT 1 Sr\/ o JAN. 29, 2002 REC. NO.2248063  AMENDMENTS b0 S BBk
| @ / \ E4 \ BLOCK 9 MAR. 01, 2002 REC. NO.2260157  AMENDMENTS BT 0T
\ = - PILE OF AUG. 20 2002 REC. NO.2321011  AMENDMENTS ST 8 Yoo
— I e B DIRT DEC. 02, 2002 REC. NO.2364645 AMENDMENTS S 2 enm
g - o} ‘ Y 5 ki 18" CONCRETE PIPE P APR. 07, 2003 REC. NO.2421544  AMENDMENTS 2E 0ligs
12" CONCRETE PIPE ;. 4 : < ‘ i UTILITY EASEMENT / INV ELEV: 5264.33' APR. 02, 2004 REC. N0.2572256  RESOLUTION FOR HAZARD INSURANCE .h HE 23°°
INV ELEV: 5267.52" y  L——— g 0 R Ay Ty " CONGRETE JUL. 19, 2004 REC. NO.2608639 RESOLUTION FOR HAZARD INSURANCE ST o3
- P E————— [ T 0- T~ 5§ N@D g <
P CARBON PLACE 2 e /FRACMENTS / COMMITMENT #515-F0448297—170~RRO, AMENDMENT NO. 1 S T2 w
- (52 R.OW) #J z I N / #3 APR. 15, 1916 BK. 385, PG. 124 TELEPHONE EASEMENT (EXACT LOCATION IS LH 0
- 0w, 2 i \ -\ D NOT SET FORTH) = P
N ST— < \ ~—- APR. 15, 1916 BK. 395, PG. 125 TELEPHONE EASEMENT (EXACT LOCATION IS 9 wan
> Y i e ls: | \ / NOT SET FORTH) IS Z8=7
T \ ( \ #1 JUL. 26, 2000 REC. NO.2064118  SUBDIVISION AGREEMENT 3 b ©
] '.-' \ STORM MANHOLE (MHST-12) #12 APR. 23, 2001 REC. NO.2140577  COVENANTS & DISCLOSURE kel £0 R
w ~ \g\ RIM ELEV: 5269.40 : ‘ i ) INLET R #13 DEC. 20, 2001 REC. N0.2234145  CONDOMINIUM DECLARATION LI
[ /,Oyo b W P BOT. OF MANHOLE: 5266.20 \ / GRATE: 5267.47" F& JAN. 28, 2002 REC. NO.2248063  AMENDMENTS oz mY
L] |- || K [ ! FIELD OBSERV. NOTED: 2X18" RCPs ‘ / INV.: 5264.26" Q MAR. 1, 2002 REC. NO.2260157 ~ AMENDMENTS =583
. ; UNABLE TO OBTAIN INVERTS AUG. 20, 2002 REC. NO.2321011  AMENDMENTS 0z =~
L NET 18" CONCRETE PIPE 5 4 ! MAHOLE HALF FULL OF WATER [\ \ / / DEC. 2, 2002 REC. NO.2364645 ~AMENDMENTS BZ ;%
CRATE: 5269.35 INV ELEV: 5267.03 0 \ / / APR. 7, 2003 REC. NO.2421544  AMENDMENTS St =
INV ELEV: 5267.40° o i T - 7 - NO. —ag
" ) \ INLET ) / ARR. 2, 2004 REC. N0.2572256 RESOLUTION & POLICY FOR HAZARD
(12" CONCRETE PIPE) gv GRATE: 5268.58' g / & / INSURANCE
INV ELEV: 5266.76" oS /( ‘ as ¢ JUL. 19, 2004 REC. NO.2608639 RESOLUTION FOR HAZARD INSURANCE
INLET FEnet 707 (12" CONCRETE PIPE ! L / #6 APR. 12, 2013 REC. NO.3304418  PILOT AGREEMENT FOR BOULDER JUNCTION
GRATE: 5268.61 1l 7 O~ q I/ L ‘ , ACCESS
INV ELEV: 5266.73 FRAME MOBILE BUILDING L (= Gl
LOT 1 2-STORY CONCRETE (12" PVC PIPE) i \ ON CINDER BLOCKS 62l 5 / 5‘4@ 14. THE WORD "CERTIFY" AS SHOWN AND USED HEREON MEANS AN EXPRESSION OF PROFESSIONAL
BLOCK 8 BLOCK ATTACHED BUILDINGS /EI/ \ I ~ N OPINION REGARDING THE FACTS OF THIS SURVEY AND DOES NOT CONSTITUTE A WARRANTY OR
STORM MANHOLE (MHST-13) \ / GUARANTEE, EXPRESSED OR IMPLIED.
NV ELEV:5267.31 | L—A— st i | RIM ELEV: 5269.23' I
(8" PVC PIPE) ‘ ‘ || BOT. OF BOX:5265.88' LABEL "TEST® ‘ \g) / 15. STORM SEWER, ELECTRIC, GAS, AND TELEPHONE LINES CROSSES THE SUBJECT WITHOUT THE
STORM MANHOLE (MHST—9) o o 5 meae | (HNEEDE(;gSEURN\&BEST'EVg: o‘;ﬁ; \Rr?\jss . ‘ | “Z‘?w APPARENT BENEFIT OF AN EASEMENT.
RmvE(LrE\)/;' 552267?;2 W/15 ALUVINUM CAP ! llMA'N’Hg,LE' FULL OF WATER T /m / ;:JERSQ‘DTCH SANITARY MANHOLE (MH-3) 16. g;ggmﬁiwm, ELECTRIC, GAS, AND TELEPHONE LINES EXTENDS OUTSIDE THE APPARENT
3 . ) MARKED "DB & CO, ) STORM MANHOLE (MHST—7 A RIM ELEV: 5265.38" -
Bo7, S MNGLE, sase . STon AL (T 1 o Y, 52553
| MANHOLE FULL OF WAT _ = 1 : - ) 5 INV OUT (SE) 5257 498" PVC) 17. MANHOLE LABELS PER MASTER UTILITY PLAN BY DOWNING THORPE JAMES, JOB NO. 98025.52
1 oo BOT. OF MANHOLE: 5265.79 ATF/— —_ DATED MARCH 31, 2000 AND WAS PROVIDED BY CLIENT.
NET ‘ 7 b FIELD OBSERV. NOTED: 18" RCP (W) — [
GRATE: 5269.87" % / UNABLE TO OBTAIN INVERTS / GRAPHIC SCALE
: - v’ MANHOLE FULL OF WATER
2" cowene s v P e : Ho o FE, - 7 R 7
W/1%5" ALUMINUM CAP ASPHALT DRIVE - /NE;O'OO’OO"W 62.74 (P) s - j s 25F;EUT!L!TY EASEMENT ~ ~
MARKED "DB & CO, ® D4 - Ut C. NO. 20
(8, 23525 = " NBY'5257E 62.74° (AM s \\ M ey, 520903 DN — 7 & 2057005 ~ ~ (1§ FEET )
00°07'03"W = —F— V AV N (N): 526115/(8" PVC) e ~] 7 — — / D Surveyor’s Certificate 1inch = 20 it
[ 17.70° (C) i &Y \N INV IN ( 5261.14°(8" PVC) } (SEE NOTE 16) s FOUND NO. 5 REBAR — Rey @,”4@ TO COBURN DEVELOPMENT, AND JVA INC.
o X \ INV OUT (E): 5269.03(8" PVC) F 7 W/1%5” ALUMINUM COLLAR 8 ey Sy, THIS IS TO CERTIFY THAT THIS MAP OR PLAT AND THE SURVEY ON WHICH IT IS BASED WERE MADE IN
S0000°00°W = UTILITY EASEMENTO | i STORM MANHOLE (MHST-8) PILE OF MARKED "DB & CO, ~ 20 ACCORDANCE WITH THE 2011 MINIMUM STANDARD DETAIL REQUIREMENTS FOR ALTA/ACSM LAND TITLE
I S s REC. NO. 2484658 R abSe R ‘ GRAVEL LS 23529” ~_ s SURVEYS, JOINTLY ESTABLISHED AND ADOPTED BY ALTA AND NSPS, AND INCLUDES ITEMS 1 AND 5 OF
1789 (P N § R ELEV: 520927 os37 TABLE A THEREOF. THE FIELD WORK WAS COMPLETED ON APRIL 18, 2013.
5 CHAIN LINK FENCI \ Fencdl IRBLE TO OBTAIN INYERTS ’ ~ PURSUANT TO COLORADO STATE BOARD OF LICENSURE FOR PROFESSIONAL LAND SURVEYORS RULE 6.2.2
N W/BARBED WRE || R FENCE 6.6’ 7 WE _ THE UNDERSIGNED FURTHER CERTIFIES THAT THIS MAP OR PLAT WAS PREPARED BY ME OR UNDER MY
TEEEPHONE EASEMENT™ 5. EAST o METAL 2 }A RESPONSIBLE CHARGE, IS ACCURATE TO THE BEST OF MY KNOWLEDGE, INFORMATION AND BELIEF, IS IN A
REC. NO. 2527635 25, \ STAIRS 5) MPNHOLE (CBA2) 1 8 ACCORDANCE WITH APPLICABLE STANDARDS OF PRACTICE AND IS NOT A GUARANTY OR WARRANTY. EITHER I\ v /e Ta
— — — - — — — — — — — — — — — OO CEED OR IMPLIED.
Depositing Certificate MATCHLINE (SEE SHEET 2
SUBMITTED TO BOULDER COUNTY LAND USE FOR RECORDING ON THIS ____ ( ) JOHN B. GUYTON COLORADO P.L.S. #16408
DAY OF 20 CHAIRMAN & CEO, FLATIRONS, INC.
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ALTA/ACSM LAND TITLE SURVEY

LOT 2 OF BLOCK 8, AND LOTS 1 & 2 OF BLOCK 9, STEEL YARDS SUBDIVISION, LOCATED IN THE
NORTHEAST QUARTER OF SECTION 29, TOWNSHIP 1 SOUTH, RANGE 70 WEST OF THE 6TH P.M.,
CITY OF BOULDER, COUNTY OF BOULDER, STATE OF COLORADO

SHEET 2 OF 2

MATCHLINE (SEE SHEET 1)

—_— o — e ARTETTE & — \ f— | — — B — —— — — — e pu— — — — —
BOT. OF MANHOLE: 5266.38 3 STORM MANHOLE (MHST-7] ~ I
MANHOLE FULL OF WATER LS 23529" 9 | 10 . /. RIM ELEV: 5269.053' ) = / i INV IN (W): 5257.55 (87 PVC)
_—— e 3 L_ Il W . BOT. OF WAMRGLE, S28578% 5 _ INV OUT (SE): 5257.49'(8" PVC)
o INLET [ 7 — 25" UTINTY EASEMENT wo ‘ FIELD OBSERV. NOTED: 18" RCP (W) — — -
. . - UNABLE TO OBTAIN INVERTS
N%/RATE, v52229.87 @ ss ss L s s s ’ MANHOLE FULL OF WATER
“ 2“. coiL(:EF;/éTSE f“;g) ACCESS & UTILITY = = S§
FOUND NO. 5 REBAR st ! EASEMENT ss—d g st ‘ ~ 5’5 5 s ss S8 >~
W/1%" ALUMINUM CAP ASPHALT DRIVE ~K190°00°00"W 62.74° (P) \ N T 25" UTIUTY EASEMENT ~
MARKED "DB & CO, P ’ Y SANITARY MANHOLE (MH-4) ‘ REC. NO. 2032881 ~
LS 23529" —— Y —NB9'52'57"E_62.74' (AM)- N —RIM ELEV: 5269.03 1 T L & 2057042 . ~ -
[ 0007 TS v ] I3 INV IN (N): 5261.13'(8" PVC) g 7T — — Sap, S
17.70' (C) %\N i / INV IN (W): 5261.14'(8" PVC) . (FEE NOTE 16)/37¢ <,s FOUND NO. 5 REBAR %ws ~
T T S000000"W =] uTILITY EASEMENT"‘\ | J“‘ ST‘g‘;MO;TAN(E()):L;?;Z? (:) Ve ‘ c;(;&EDAL"%E‘N;MCOC,OLLAR gf EW{*? ™~ ~
— 2 REC. NO. 2484658 : = Al LS 23529 ~_ 7% ~_
17.69 \ RIM ELEV: 5269.27' ‘
— == o e SR ey - )
\S\VVE/BXQR;E'\I‘J WIRE FENCE 6.6 = FENCE] 8.1 MANHOLE FULL OF WATER [
TELEPHONE EASEMENT - WEST — ~
REC. NO. 2527635 \"bo EAST \ STARS z:»‘ on M)ANHOLE (cB#2) ~.
FOUND NO. 4 REBAR \ = ) @ ﬁ‘ sor LOF XAN %ng 55222;1;3 ~ -
" AR&’E/[;&,DQLZM‘CNOUMLSC%X;S \ \ ‘ V: ?’7\3 UNABLE [fo OBTAIN INVERTS -
0.12" WEST, 0.24' SOUTH Féf‘ : 3 OMANHOLE FVE LQWING W/WATER ~—
FROM CALCULATED = VeasT / oo 0 ) /
POSITION (AM) \ lis &89 ke ‘
| \ // & 5 foz e ‘ /
\ ! E “lsr 2| | / Legend
3| - [}
\\ : 2 Eﬂ, S8 R4 ‘ -+ FOUND CHISELED CROSS
7] T 2 © O
| | _7 3 Es =X ‘ / ® FOUND MONUMENT AS DESCRIBED
\ - 4 2 INLET ]
\ Il P ° ) g GRATE: 5266.44' l | ® SET #5 REBAR WITH 1 1/2" ALUMINUM CAP
l \ _® ‘ES & INV.: 5263.16' } FLATIRONS SURV 16406" Boundary Closure Report
~ QY
! (S 3 £ | o (AM)  AS MEASURED AT TIME OF SURVEY LOTS 1 & 2, BLOCK 9
| z A
| .~ Z = © CALCULATED FROM RECORD AND AS MEASURED COURSE: NOO07°03"W  LENGTH: 358.43'
| S 5 ‘ | /'Tméll INFORMATION COURSE: N89'40°'57"E  LENGTH: 88.43'
| LT 2 s © ' ‘ J L=181.52" ) AS PER THE PLAT OF STEEL YARDS COURSE: N00"19'03"W  LENGTH: 28.50’
| o BLOCK 8 o LoT 2 | [/ o7 R=919.97" AS PER IMPROVEMENT SURVEY PLAT BY DREXEL COURSE: NB940'57'E - LENGTH: 152.4¢
@ © =319, ) [P ) f
© / i . BLOCK 9 | ] ki A=118'21" B © BARRELL & CO., LS—98-0210, DATED 12,/17,/98 COURSE: S23'58'37"W  LENGTH: 236.11
2 / | w= ‘ T \&/ CH=S1819'26"W - LENGTH: 181.52
El i ! o] \ (/ 181.23 (C) [ =] CONCRETE RADIUS: 919.91’
@ | -8 Id - DELTA: o1118°21”
w | ‘ S 8 (SEE NOTE 15) ! | & LigLez o EDGE OF ASPHALT COURSE: S1819'26"W
3 | I ‘ §8 H % [ A8 217 ——»— FENCE CHORD: 181.23'
Z | © & | \ L et oo COURSE: S89'40'32"W  LENGTH: 87.10
8 | 5 UTILTY EASEMENT ‘ ‘ Y/ CH=S$18'26'29 o SIGN
REC. NO. 2484658 y . »
Y Jd i £) ( 181.23 (P) x*/x' DECIDUOUS TREE (TRUNK DIAMETER PERIMETER: ) 1132.57
) & @ i.""‘" 4 (35 /DRIP LINE RADIUS) ERROR CLOSURE: 600
& I R COURSE: S31°51'317E
/ ‘ J z8 w WATER LINE ERROR NORTH: -0.002
s o w EAST: 0.001
W
v/ ( INLET . i ’/ g2 X WATER VALVE PRECISION  1: 1132580000.00
R GRATE:SZBG.ZZ'X £ o8 @ WATER METER
‘ FENCE\7:9" INV.: 5262.45' (S) (36" PIPE)  \ ‘ Iz S
*T WESTN, o INV:5264.30° (NE) (47 Pve) | L T pes FIRE HYDRANT LOT 2, BLOCK 8
A L N
DRAINAGE © = RY
UTILATY EASEMENT 5 2 / R IRRIGATION VALVE . S . )
-t ReG MO Samhess N CHA T NCEASEMENT Uﬁ o3 COURSE: N00'07°03"W  LENGTH: 17.70"
— e =P Ay, « ss— SANITARY SEWER LINE COURSE: N89'52'57"E  LENGTH: 62.74
J FENCEO.3! K COURSE: S00'07°03’E  LENGTH: 182.41°
L EAST T == 5 ® SANITARY SEWER MANHOLE COURSE: S89'40'32°W  LENGTH: 62.50°
FOUND NO. 5 REBARF— = o — COURSE: N00"12'03"W  LENGTH: 164.94’
W/1%” RED PLASTIC CAP 58940 32°W 62.50 7589 40132% gg.}g, g) st STORM DRAINAGE LINE
E "47'35" ' 9°47'35 . ,
MARKED MERR\[:SK 183‘1‘5:2': / S89°47'35"W 62.50 S8 " @ STORM DRAINAGE MANHOLE PERIMETER: 490.30
I iz FOUND NO. 4 REBAR ERROR CLOSURE: 0.00
- ~ JUNK W/ALLOY COLLAR e ELECTRICAL LINE COURSE: NO7'01'50"E
[ > PILE — S47°03'45"W 0.31" (AM) N
| > — 0.30° WEST (L) X ELECTRICAL TRANSFORMER ERROR NORTH: 0.004
| & % FROM CALCULATED EAST: 0.001
Vo POSITION ELECTRICAL METER PRECISION  1: 490290000.00
la/ ”‘—'P o / / BOULDER JUNCTION ELECTRICAL RISER
]":h CONTROL POINT #1050
o —u o e 5 ELEV.: 5266.48' ELECTRICAL PANEL
&
i / 5 & / ELECTRIC VAULT
"
g CONCRETE / STORM MANHOLE. (ST-14) p OVERHEAD UTILITY LINE
! REMNANTS/DEBRIS RIM ELEV: 5265.59" UTILITY POLE
x INV IN (N): 5258.71'(36" RCP)
S / INV OUT,(S): 5257.64'(3X12” RCP) TELEPHONE LINE
=
‘ S TELEPHONE RISER
© CONCRETE DRAINAGE
I in STRUCTURE WITH GRATE GAS LINE
» - GRATE=5264.54"
INV ELEV: 5267ngp' //F INV ELEV:5257.94' GAS METER
) . £ A= 14" CONCRETE PIPE.
D && - s ~ 5 . wfwm NORE ) GUARDRAIL
_—_— — TO!
= K —ow = STONE STORM DRAINAGE LINE SCALED
_____ — FROM MAPS
TH 11" 0D STEEL PIPE
GOOSE CREEK PA INV ELEV: 5256.69"
T owahoT == 10D STEEL PP Wy Brev st g
J— —_— ow. INV ELEV: 5256.71" . B
_ —EpGE OF CREEK \‘W\qw
— — —_— — . - 14” CONCRETE PIPE \Ow\o GRAPHIC SCALE
INV ELEV:5257.21" I w— ow
T 20 0 10 20 40

e e T P

( IN FEET )

1 inch = 20 ft.

DATE

—04-26-13
- 06-24-13
- 07-26-13

REVISION
1 —REVISIONS PER JVA COMMENTS
2 —REVISIONS PER ADD. TITLE COMMITMENT
3 —REVISIONS PER CITY COMMENTS

PREPARED FOR
JVA
&
Others (See Note 3)
COPYRIGHT 2013 FLATIRONS, INC.

ALTA/ACSM LAND TITLE SURVEY

~
5 8&
o
N ©
o QI
AN
4
£-89
oOZ .&
w 83x9
2 o ¥n
S 8z
£ © o3t
e 3
Qé 9 -
~ g ®gan
NS wBRS
< 11
a8 s NP0
»wsT o go9s
S5 5y¥es
SS5 588
~S3 gaee
o~ S =3
AR e R
s N m <
[ : g%ay
Nbb's ]
Ry &
= 51283
N woPm
s Bl
S 877
©
5] T9RR
EOR™
2~
ozm3
2338
sto
88
g
Sz
S9ag

CHECKED BY:
WW/NV /ETB

Agenda ltem 5A  Page 20 of 73



THREE-STORY MULTI-FAMILY BUILDING
AND PARKING GARAGE

PROPOSED 10" UTILITY
AND ACCESS EASEN’ENT

JUNCTION PLACE

(52' ROW.)

SOFT-
SCAPE

| ! < i 1 i
' > 1 \ '
' o) -
)
| THREE-STORY MULTI-FAMILY BUILDING : o 8 | TWO-STORY, | E— |
AND PARKING GARAGE N (] MIXED USED BUILDING [} 2: '
] o Z ] ] P ]
] o g O
| i 2 | )
H iy 1 i3 |
! J g \ 1 =5 |
1 rmi | _I r |_--_--_
] o
el
A
i
]
®
PROPOSED 10" UTILITY
NEW PARALLEL PARKING AND ACCESS EASEMEF\ INEW PARALLEL PARKING NEJV PARALLEL PARKING 7
! \*1 d=Ezu=asEER=REv=R=vNEs savw RSEVICLEY i i
IR 7
NN ] L
SOFT- —
° SCAPE

\)\ E\Ew{ SETBACK

UTILITY EASEMENT
(m] TO BE VACATED

LOWEST HIS|
GRADE =5

NEW BIKE PATH
CONNECTION

=

RN A

-~ ~
PROPOSED 16' ACCESS \‘~\
AND DRAINAGE EASEMENT *5\

~-.

PROPOSED RAILROAD ROW

FIRE RISER
LOCATION

SOUTH BUILDING

FFE 5270.60

RETAIL/BUSINESS/RESTAURANT

WASTE/RECYCLING
RECEPTACLELOCATION

-

BOULDER COMMONS

EXISTING DRAINAGE
EASEMENT TO BE VACATED

-
i
~
<
\
EXISTING 25' UTILITY
EASEMENT TO REMAIN
EX/‘WWG %
Al
(RG45

o
W=

B

NI

Sz

=

e,

=
]
T
,

NEW TRANSFORMER PAD LOCATIONS -

AT REFERENCE TRANSFORMER LOCATION EXHIBIT

NORTH

FFE

LP = 5264.8

RETAIL/BUSINESS

LOWEST HISTORIC
qu GRADE = 5267.3

/

PROPOSED
AND DRAINAGE

SITE DEVELOPMENT PLAN

FIRE RISER
LOCATION

UTILITY EASEMENT
TO BE VACATED

SITE TRIANGLE,
ToXT

BUILDING

5270.20

EXISTING DRAINAGE
EASEMENT TO BE VACATED

16' ACCESS

EASEMENT -~.

1" = 20-0"

PROPOSED 12'
DRAINAGE EASEMENT

P LinE OF PARKING

GARAGE BELOW

LOT SIZE

58,273 SF

REQUIRED OPEN SPACE
PER BRC 9-9-11(C)(3)

20%

OPEN SPACE PROVIDED

19,751 SF (33%)

|

JUNCTION PLACE

PROPERTY LINE

-

|

\
n1d
‘ )

|

g

)
b
|1
K

|
\
\
‘ 19,751 SF

OPEN SPACE,

|
|
| ®
| "
‘ »
|
|
\
|

OPEN SPACE DIAGRAM

1"=50-0"

Agenda
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COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

CONSULT

VA, Incorporated 1319 Spruce Street
Boulder, CO 80302 Phone: 303.444.1951

Fax: 3034441957  E-mail: info@jvajva.com

SITE REVIEW

CORRECTIONS

07/16/2015

SHEET No.

SD1.0

Ite§ire"b EVERESPRENT PLAN

2440 + 2490 Junction PI. Boulder, CO




INVEIN(NW) 5259/73, (36" RCP)
INV'OUT(E) 5258:53.(36" RCP)

5’ SD MH (FLAT)

RIM 5267.39

INV IN(N) 5260.19 (36" RCP)
INV OUT(SE) 5259.90 (36" RCP)

PROTECT EXIST PAVERS
[ AND WATCH 10 TOP—

BACK OF CURB

14 LF 36" RCP @ 0.50%:

T 5 3D WH (FLAT—~

RIM 5269.29

INV/IN(N) 15261.16 (36" RCP)
INV OUT(S) 5260.96 (36" RCP)

JUNCTION PLACE

155 LF 36" RCP @ 0.50%

(52" R.OW.)

(moy z8)
¥Y1d NOgyvd

INV IN(N) 5261.82 (36" RCP)
INV- IN(N) 5261.43" (367 RCP) INV IN(E) 5261.82 (247_RCP)

INV 0UT(S) 5261:23.(36" RCP)
- ReP 0'0.50% !

39 LF 36" RCP-@ 0.50% 50 LF 36" RCP @ 0.50%

5 S0 Ml (FLAT)

RIM 526b.40

INV IN(N) 5262.27 (36" RCP)
INV OUT(S) 5262.07 (36" RCP)

5'SD .H_LE.AT).__

X
=
o
i)
S,

(Mo 08)

FOV1d-AdANNOA

INV 0U (S) 5262.56. (36" RCP)

CONNECT TO, EXIST SD PIPES
(TYP ~ 4.SD MHS)
DEMO, EXIST 5D MH

DEMO EXIST SD INLET PIPE
AND-SD MH

A DeMo ST S0 PIPES

@1357%
& ™ T &E: 1

6'/SD- MH\ (FLAT)

WITH WATER QUALITY

FLOW SPLITTER SYSTEM

RIM 5267.11

INV IN(W) 5259:37 (36™ RCP)
INV-QUT(E) 525317 (18" RCR)

DRAINAGE
EASEMENT

RE-BUILD CONC' PATH AS
NEEDED FOR' STORM
SEWER CONSTRUCTION
()

CONNECTT0

EXIST 36" RCP

6'1SD'MH | (FLAT)

CONNECT, 0 EXIST

36" RCP|TO THE SOUTH

RIM 5264.94

INV IN(NE) 5258.52 (18" RCP)

INV IN(NW) 5258.99' (36" RCP)
INV)OUT(SW) 5257.45 (36" RCP)

DEMO EXIST SD PIPES

BOULDER COMMONS

INV-QUT(SE) 525917 (36" RCP)

(RE: LSCAPE)

15 LF 18" RCP-@ 0.50%

["CONTECH CDS 5678

4 SD MH (FLAT)
RIM 5265.94
INV IN(NW) 5258.80 (18" RCP)

INV QUT(SW) 5258.60 (18" RCP)

GUTTER AND 18" HIGH CURB

ROOF DRAIN
CONNECTION

. DOUBLE TYPE 16 INLET:
|— CONC PATIO AT BLDG GR

5268.74
INV OUT(W) 5262.00(24" RCP)

SOUTH BUILDING

BUILDING OVERHANG
EX

25.0' EXIST)
DEMO SD PIPES UTIL_ EASEMENT
AND INLETS LD

16.0' ACCES!

EASEMENT

TENTS

=

=
R S

ROOF DRA\N CONNECUON
(RE: MECH)

BUILDING OVERHANG
EXTENTS

ROOF DRAIN CONNECTION

\\

1 TOP OF RAMP TO

ARCH/MEP, TYP)
NORTH BUILDING

BUILDING OVERHANG
EXTENTS

DEMO EXIST SD MH

DEMO EXIST SD PIPE / I

DRAINAGE
SWALE W/ 2
WIDE LOW FLOW
CHANNEL

DEMO
STORM

48D MH SO

DEMO EXIST SD

GRADE PARKING
RETAINING WALL
/ TOW 5268.80

12.7' DRAINAGE
EASEMENT

— STEPS W/
RAILING
(RE: ARCH)

15" AREA DRAIN

N W/ HEADWALL
h L\ INV OUT 5265.35

38 LF 15" RCP @ 0.5%

HEADWALL AND
EXTEND SWALE
APPROX. EXTENT OF

CONC FDN OF BELOW

OBUR

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

JVA, Incorporated 1319 Spruce Street

Boulder, CO 80302 Phone: 303.444.1951

Fax: 303.444.1957  E-mail: info@]vajva.com

RIM 5267.15

INV IN 5269.25

INV OUT 5265.22
(CONNECT TO EXIST
SD_PIPE

SITE REVIEW

CORRECTIONS
07/16/2015

SHEET No.

e ClL.0

SCALE IN FEET

Agenda(ltem 5A PP1§
STORM ATER PLAN

2440 - 2490 Junction PI. Boulder, CO




BOULDER COMMONS

|

|

o |
o M
—~ @O o
— EXIST 6” FIRE, DOMESTIC, AND IRR STUBOUTS (PER g O e
JUNCTION PL PROJECT BY CITY OF BOULDER, FIELD » =Z | =
VERIFY PRIOR TO CONSTRUCTION) e | =
£ 79 20
; EXIST FH =<
EXIST FH (@] o
Sl | PN = Timem—ai =
I N EXIST FH =
7 LF 2" TYPE K COPPER \ 8°x4" TEE W/ @
" EXIST 8'x6™ TEE m

4" GV AND KB )
W/ 6" GV AND KB
" 1
2" IRR METER JUNCTION PLACE EXIST, 6" PVC 1
(PER COB DTL) (52" ROM)
@i )
I|IIIIIIII||I|IIlllllllllllllllll&g) CONNECTTOG"STL
3 OUT FOR FIRE SVCy X
= > - n = 13 o

%7;17“673

g e T

- = q = 1

3 DOW N Qe Qg
(RE: COB DTL 5.18) |4
5LF 3" DIP <4
od
CONNECT TO 3" DOM SVC 3
@ BLDG (RE: PLUMB) S
CONNECT TO BLDG FRE 5o
SVC (RE: PLUMB, TYP) S =

SOUTH BUILDIN

FFE 5270.60

()]

6" SS SVC CONNECTION
10 BLDG (RE: PLUMB)

4" SS_SVC CONNECTION TO
BLDG AT CO_(RE: PLUMB)

~o \
GREASE
INTERCEPTOR

26 LF 6"
BLDG SS SVC

e

Sl
S
S

31 LF, 6" N

BLDG SS SVC

ph

. ,
S

TRANSFORMER PAD

8"x6" WYE CONNECTION
AT EXIST SS MAIN

3" DOM METER
(RE: COB DTL 5.18)
CONNECT TO 3* DOM SVC
@ BLDG (RE: PLUMB)
CONNECT TO BLDG FIRE
SVC (RE: PLUMB, TYP)

RELOCATE EXIST DRY UTIL
(RE: UTIL OWNER)

v,

<

6” SS SVC CONNECTION TO
BLDG AT CO (RE: PLUMB)

NORTH BUILDING

FFE 5270.20

— @
20 0 20
SCALE IN FEET

40

Agenda

<
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COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

GINEERS

JVA, Incorporated 1319 Spruce Street
Boulder, CO 80302 Phone: 303.444.1951

Fax: 303.444.1957  E-mail: info@ivajva.com

SITE REVIEW

CORRECTIONS
07/16/2015

SHEET No.

C2.0

ltem 5A zﬁ%'gﬂm’n

2440 - 2490 Junction PI. Boulder, CO



x

l - | | | |
| | | o | ! !
| ] | % [} [} - I
H |
~ @ o
» = | | = |
) z ! 1 a g ! ARCHITECTURE
: : ! =3 PROVIDE ASPHALT = 2 3020 Carbon Place #203
> PATCH AS NTEDEDED g Boulder, Colorado
o (PER CoB STDS) = g p: 303-442-3351
(nal —_—_ - o ———————- f:303-447-3933
)
m

10.5" TRAVEL LANE
WIDTHS -TO MATCH
JUNCTION PLACE

7.5

STREET CENTER LINE

PARKING KIOSK
e/

DRIVEWAY RAMP

e %
22.0'

JUNCTION PLACE

(52 ROM.)

] CONC SIDEWALK
PROTECT EXIST PAVERS 2 (PER CoB STDS)

AND CURB AND GUTTER

10.

o oy
1,

0.50’

N =3

2l |18 PARKING KIOSK 2

- 1 4 1 _ - — JLTING ENGINEERS

\ — - e T — e

'ﬂ 1 WA, Incorporated 1319 Spruce Street
RECONSTRUCT MULTI-USE PATH AND - Soulder, CO80302 Phone: 303.444.1951
RAMP TO ACCOMMODATE A 14—TON > ;I DEMO PARKING o 3034481957 € mail nfo@uaa.com

-

TRUCK. PROVIDE A 2 SHOULDER W/

COLORED CONC AS SHOWN . -
e T R ST : S ] . I e — .
| BKE PARKING >§<75 U Q? T R e U INAL sa ] CURB AND GUTTER — DEMO PARKING
\ 28 HC RAMP W/ | (PER CoB STDS)
<o TRUNCATED DOMES 1] 15’ SIGHT TRIANGLE
75 (PER CoB STDS) BUILDING 15" SIGHT TRIANGLE
] Nl _ L OVERHANG
8z 11 LANDSCAPE STRIP
W |~ cone =l ) LMITS OF 8 FROM BACK OF CURB
MATCH EXIST TO A pato Bl BUILDING gl UNDERGROUND TO FRONT OF WALK
NEAREST JOINT (RE: LSCAPE) SOUTH BUILDING OVERHANG | GARAGE L
FFE 5270.60 |
o 9F :
IY
3 gl O I—t_
gz {1
< &) | -
PR
o35 , =
SF RAILROAD SPUR 12,0 o
RS EASEMENT MULTI-USE PATH | | - BIKE RACK d
L - (RE: LSCAPE) <
RECONSTRUCT MULTI-USE PATH AS —
NEEDED TO CONSTRUCT THE PROPOSED .0' EASEMENTS TO NORTH BUILDING ~
STORM SEWER SYSTEM (PIPES AND ACCESS EASEMENT| O BE VACATED FFE 5270.20 <
MANHOLES AS SHOWN IN C1.0)
~——

EXIST 25.0' UTIL
EASEMENT

CONC PLAZA

MULTI-USE PATH W/ 2'
GUTTER AND 18" HIGH CURB

<O m -
S S~
<

DRAINAGE
EASEMENT

s
N LIMITS OF
o3 UNDERGROUND
& GARAGE

\ RETAINING

WALL

CONC MULTI-USE PATH

(PER CoB STDS) \\

SITE REVIEW
; @ . CORRECTIONS

07/16/2015

20 20 40

SCALE IN FEET SHEET No.

C3.0
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COBURN

13 LF247-RCP

Fax: 303.444.1957  E-mail: info@]vajva.com

D

2 - ARCHITECTURE
. - @ @ 3020 Carbon Place #203
. - 0S3 : % = Boulder, Colorado

W .93.37 2 i) p: 303-442-3351

r =T >3 f:303-447-3933
v — 2 <

= =
1 (@) <= 0
| 3 g SRS I N N S E——— e W 1) S e S— —; A2 DP\C & m Al N L3 ; __ —— —_— —_ SRR
T —

5 SD MH (FLAT) /g g
1
Q1DO_SURFACE=22.0FS
: 14LF 36" RCP Q100MPE=4T.0CFS 5" 5D MH (FLAT) 5 S0 MH|FLAT)
| 5" SD MH (FLAT) JYNCTION PLACE 55D MH (FLAT) X : Q100_SURFACE=14.7 ) < N1l
v % 52 ROW) L o Q100_PPE=34,4CFS can e
1 155 LF 36" RCP (G2 RN, NN AN SR @, I O
1 50 LF 36" RCP 59 LF= 36" RCP o Boulder, C0 80302 Phone: 303.444.1951
I

66.7 o

b

16 [IN
0y

N
& 69.80 ME

om T
5'SD Mt {FLAT)~ -

,l.
I;A.

DOUBLE TYPE
& i

33 LF 36" IRCPT

6''SD MH (FLAT)
WITH- WATER ‘QUALITY
FLOW SPUTTER ‘SYSTEM

6' SO, MH (FLAT)
CONNECT  TO EXIST
36" RCP, TO/ THE .SOUTH

il SOUTH BUILDING
..718 RCP FFE 5270.60
]

15 LF 18” RCP

°
@W .93.30

P/ NORTH*BUILDING

4’ SD MH(FLAT) FFE 5270.20

e
%

% Q100_DiTCH=49.0CFS

1

66:
66

DRAINAGE | SWALE
W/'2' LOW-FLOW
CHANNEL

SUMMARY EXISTING
RUNOFF TABLE . A %mzwég ggxu
\ < ki — } -
DESIGN | AREA | 5 YR | 100 YR S QUO0-SURFACER-43.5F S _ .
I | PoNT | (hcrE) | R | peAK RN SN et
P 3 0.43 1.2 30 \\\ < AREA DRAIN W/ HEADWALL
Q 4 0.30 15 28 N INV. OUT 5265.35
053 5 0.37 19 34 ~ i\
NOTE: EXISTING RUNOFF DATA HAS BEEN OBTAINED N ‘v
FROM THE "STEEL YARDS DRAINAGE REPORT" BY DRAINAGE _MAP_LEGEND N~
DOWNING THORPE AND JAMES DATED FEB 2000. EXISTING DRAINAGE BASIN BOUNDARY R‘M,;-s;g?&g \\
B BN BN BN BN B PROPOSED DRAINAGE BASIN BOUNDARY :
SUMMARY PROPOSED L OO DAL B L o i a0
RUNOFF TABLE — DIRECTION OF FLOW (DEVELOPED) % .
A BASIN DESIGN POINT \\ i
DESIGN | ~ AREA | 5 YR | 100 YR DRAINAGE BASIN IDENTIFICATION BUBBLE ~ |
BASIN
PonT | (o) R?(!‘F%SF FgFAé'; A = DEVELOPED BASIN DESIGNATION ~
.5 = RUNOFF COEFFICIENT
AD1 1 010 | 049 | 091 10 = AREA ACRES
AD2 2 003 | 015 | 0.27
d 3 043 125 | 326 H = HISTORIC BASIN DESIGNATION
Q 4 030 | 142 | 2.69 5010 .5 = RUNOFF COEFFICIENT
0s3 5 037 | 166 | 321 1.0 = AREA ACRES

SITE REVIEW

CORRECTIONS
07/16/2015

SHEET No.

—eo— FICS- 1

BOULDER COMMONS e ] Agenda sy Bop i DR ATOAGE MAP

2440 - 2490 Junction PI. Boulder, CO
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COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351

f:303-447-3933

LOT 2
BLOCK 5 .
;u||||||||||||||||||||||||||||||||||||||||||||||||||||||||||”|||m W

|| ’I“
@y

"u-l o I'I ’
.;f l ‘
“ } / | .
i /
, i
‘“' / v
1
o
i
|| il @
Landscape/ Architecture
2677 Mission Street, #200
San Francisco, CA
p: 415-285-3614
gls@glsarch.com

e

FO L

LOT 1-13
BLOCK 7

‘ d(g

NORTH
),ai“{"y /

I ’ /;W
b | '/ Y
BUILDING f

il [l ' I !
il 5270.20 '
i / i LAy ot
H ,il ,4‘“'|lzz§r
;I 1 W

I " /!N il

HZ,/ i

N“ 1

CARBON STREET

t:

\V "

MW
lf
/ M / rlH
II ‘ ;Y* i H /’¢
i i 4..,, i ‘l ,e,g
it ﬂ

LOT 1
BLOCK 8

ueaisiny

[t

y I
!
II ‘\ //
.( |
il
it
ﬂ( //
)/ //
/ /

STONE ACCENT PAVING BANDS
il

LOT 2
BLOCK 8

LOT 2
COMM 30

AT
Bt

“i!.:!l||\h|\|m|||||||||||__

!‘ | |
Ils-i]lim e
|
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ul"|

SITE REVIEW

CORRECTION

,u
il f "
i ||||||||||||||||||||||||||||||m|m|mm|v f
| 07/16/2015
‘1 | | N SHEET No.
_ 1.0
| W ™ EOMc ltom 5A  Pags 26.0f 73

BIKE RACKS

STONE SLAB BENCHES

BOULDER COMMONS

2440 - 2490 Junction PI. Boulder, CO




LOT2 BLOCKS8

===
===

SITE CALCULATIONS

LT

CARBON
STREET

LoT

1-1

3 BLOCK7

ot

o
-
f
f
f

) “h‘:ﬁ-i‘z"“‘\ 1 &

STREET _TREE CALCULATION:
JUNCTION PLACE FRONTAGE 358 L.F.

9 STREET TREES REQUIRED

10 STREET TREES PROVIDED

SITE LANDSCAPE:
NET SITE AREA PROVIDED
(NOT COVERED BY BUILDINGS OR PARKING)

SITE_LANDSCAPE CALCULATION;

GROSS SITE AREA 58,273 S.F.
BUILDINGS 26,448 SF.
DRIVES AND SURFACE PARKING 350 S.F.

28,555 S.F,

19 TREES REQUIRED 19 TREES PROVIDED 95 SHRUBS REQUIRED 127 SHRUBS PROVIDED

QPEN_SPAC 3

SITE AREA 58,273 S.F.
OPEN SPACE REQUIRED (20%) 11,655 S.F.
OPEN SPACE PROVIDED (33%) 19,751 S.F.

LANDSCAPE AREAS

11,477 S.F.
PAVING AREAS

8,274 5.F.
RIGHT OF WAY LANDSCAPE 3,700 S.F.
REQUIRED MULTI-USE BIKE PATHS ARE NOT INCLUDED IN

CALCULATIONS.

LEGEND

iy
N
“rrn,?,??

L2 f
iy,

FOUNDRY

ARCHITECT

<& COBURN

3020 Corbon Place #203
Boulder, Colorado
P: 303-442-3351

f:303-447-3933

NORTH
BUILDING

EE
5270.20

W10 05

© «,
&

Landscape/ Architecture
2677 Mission Street, #200
San Francisco, CA
P 415-285-3414
gls@glsarch.com

£
=
o
2
—STONE
WALL
o S
-
——N —a

COMNCRETE SIDEWALK PAVING

BIKE PATH CONCRETE
PAVING (STAMDARD)

STONE PAVING

EEEEERE | STONE ACCENT PAVING
S BANDS

GRAVEL DRAINAGE SWALE — STONE SLAB BENCHES

RETAINING WALL

TURF BLOCK .

LARGE SCALE ART OR © VINE PLANTINGS
& STONE MONOLITH W

(28) BIKE PARKING

BUILDING TRANSFORMER

v FLUSH PLANTER ON STRUCTURE

RAILING

b

SUSPENDED
CYLINDER
LIGHTS

EXISTING TREE TO REMAIN

EXISTING FIRE HYDRANT

EXISTING STREET SIGNAGE

PARKING KIOSK

LOBBY CARPET

TRELLIS

SITE REVIEW

CORRECTION
07/16/2015

SHEET No.

BOULDER COMMONS |

2440 - 2490 Junction Pl. Boulder, CO
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e

SEE SECTION 1
BELOW

MATCH LINE

&)

i_

PAY STATION

l

L 12'-0"

BULB OUT \/

y 22'-0" y , 22'-0" 4 A 22'-0" A 22'-0" i 22'-0" A 22'-0" A v v 1907
PARALLEL PARKING DRIVE RAMP PARALLEL PARKING PARALLEL PARKING PARALLEL PARKING PARALLEL PARKING
* CARAGE. ETaY AL SR ARRMLE.- Pl . a RRALLE: Rk SR KRR FRBFEGE BIKE PATH BEYOND HC RAMP
'
JUNCTION PLACE STREET FRONTAGE SECTION LOOKING EAST L

SCALE: 3/8" = 1'-0"

— v

SEE SECTION

ABOVE

w
=
=
T
=
=
=

©

<

COBU

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

L.

Landscape/ Architecture
2677 Mission Street, #200
San Francisco, CA
p: 415-285-3614
gls@glsarch.com

1
PAY STATIOI
SITE REVIEW
L 120" L Lw'—o" [ o o | CSTREeT TREE { —— o o-10" CORRECTION
BIKE PATH BEYOND e ramp “ PARALLEL PARKING 7 PARALLEL PARKING 7 a PARALLEL PARKING 7 PARALLEL PARKING 7 E;STING HC AP 07/16/2015

JUNCTION PLACE STREET FRONTAGE SECTION LOOKING EAST @ L 3 O
SCALE: 3/8" = 1'-0" °
IBOULDER COMMONS | Agenda LSSEGNONSANBEREVATIONS

2440 - 2490 Junction PI. Boulder, CO
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S

COBU

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

@ @,
()

Landscape/ Architecture
2677 Mission Street, #200
San Francisco, CA
p: 415-285-3614
gls@glsarch.com

§
=
e -
o i~ e . Ah e I o i
7-8" L?'—s' |, 10'-6" |, 10 -6 L?'-—i" H, 7-8" 10°-0" |, |, 19'-4" |, 10'-0" |, ], 10'-0" ], |, 17'-4" ], 10'-0" l, l, L 12'-0" CONCRETE __, PLANTING BIKE PATH AND PLANTING BEYOND /i. .
SIDEWALK “ PARKING 7 DRIVE LANE” DRIVE LANE” PARKlNQ_M?LANnNG" SIDEWALK 7 I GARAGE PARKING ENTRY” 4TRELLS 4§k TRELLIS 5. _gh TRANSFORMER 7 TRELLIS %, _J. 4 BIKE PATH PAVING 7 AREA xnsniTL
67CURB PLANTER PLANTER PLANTER TRACKS
52'-0" JUNCTION PLACE RIGHT OF WAY L 50'-0" EASEMENT |
A G
SECTION THROUGH MID-BLOCK PASEQO LOOKING NORTH @
SCALE:; 1/8" = 1'-0"

NTJI. ¥ l.‘ i
10 0F IR 00 H” |

i

i

n
h'b

—

- Wiy }r _— e ——

: —

l,PLnNnNG CONCRETE |, 12'-0" CONCRETE PAVING STONE PAVERS —[', CONCRETE PAVING l, STOME |, 10'-0" ],7'43* LL?’-V‘ [, 10'- 6" L 0-6  , 7-6" L 7.8

77 AREA 7 PAVING  “ BIKE PATH 7 a 77 PAVERS 7 SIDEWALK “PLANTING”™ PARKING 7 DRIVE LANE” DRIVE LANE” PARKING” SIDEWAL
6"CURB

L 52'-0" JUNCTION PLACE RIGHT OF WAY

td

SECTION THROUGH MID-BLOCK PASEO LOOKING SOUTH

A

SCALE: 1/8" = 1'-0"

BOULDER COMMONS |

@

Agenda |

SITE REVIEW

CORRECTION
07/16/2015
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1’—6"” OR 1/2 0.C. SPACING

MIN. PLANTING SETBACK

TO EDGE OF PLANTING AREA

1% X ROOTBALL DIA.

PLANT PIT

[
o
!

AFTER PLANTING HAND
SPADE BETWEEN SHRUBS
TO 6" DEPTH.

CONSTRUCT WATERING
RING AROUND SHRUB.

SHRUB PLANTING DETAIL

147 MIN./ 13" MAX. SCH 40 STEEL

PIPE (13" MIN. /2" MAX. 0.D.) GALV
WITH BLACK POWDER COAT FINISH.
RACK SHALL BE SOLID ONE—PIECE
CONSTRUCTION WITH CONTINUOUS
BEND

CONCRETE SIDEWALK PER ———
CITY OF SAN FRANCISCO

STANDARDS, SEE CIVIL

DRAWINGS

FLUSH MOUNT WITH WELDED BASE

SCALE: N.T.S.

PLATES (6” DIAMETER X 75~ THICK
BASE PLATE). ATTACH WITH
HIDDEN OR VANDAL RESISTANT
SCREWS OR EXPANSION BOLTS

1°-0” X 1’-0" X 1'-0” DEEP MIN.
THICKENED CONCRETE AT EACH RACK
LOCATION (SHOWN DASHED), SEE PLAN

PLAN

14" MIN./ 13" MAX. SCH 40 STEEL PIPE

(18" MIN. /2" MAX. 0.D.) GALV WITH BLACK
POWDER COAT FINISH. RACK SHALL BE
SOLID ONE-PIECE CONSTRUCTION WITH
CONTINUOUS BEND

FLUSH MOUNT WITH WELDED BASE PLATES

@
EVERGREEN TREE

DECIDUOUS TREE

Nw% NW 120
TREES UNDER TREES 3”7
3" CLP CLP AND UP

STAKING PLAN

OPPOSITE SIDE SAME

I
TRUNK PLUMB AND ‘::\1””‘

STRAIGHT w \H
HHHHm

8" GREEN STEEL m‘HHHHH\
TEE POSTS WITH )
BLADE ON TREE ‘HHH ‘
SIDE ‘””‘HH

soocreet N\ I
TREES PER il HHHHHHH i
SPECIFICATIONS

i
PLANT PIT

TWO TIMES ”HH
LARGER

THAN BALL HHHHH‘
DIAMETER Il
RQOT BALL TO BE
27 ABOVE __,

=
N

BACKFILL

=

OPPOSITE SIDE SAME

NOTES:

1. WRAP TRUNK WITH 4" TREE
WRAP PER SPECIFICATIONS.

2. SEE SPECS FOR PLANTING OF
VINES AND GROUND COVERS.

3. DETAIL IS TYPICAL IN INTENT ONLY.

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

PROTECTIVE CAP

SECURED TO STAKE

[ €

DECIDUOUS
SHRUB

EVERGREEN
SHRUB

BACKFILL

FINISH GRADE WITH
SOD OR MULCH,
SEE PLAN

PLANT PIT
TWO TIMES
LARGER
THAN BALL
DIAMETER.
ROOT BALL
TO BE 1"
ABOVE

UNDISTURBED SUBGRADE

(6”7 DIAMETER X 5  THICK BASE PLATE).
ATTACH WITH HIDDEN OR VANDAL RESISTANT
SCREWS OR EXPANSION BOLTS

CONCRETE SIDEWALK

" 2'-6" MIN. CLR. (;**77‘ JV *;7} 2'-6" MIN. CLR. 4
A ann i
1 [ |
e —
&
z
=
i
0
. ENLARGED
< BASEPLATE
~ DETAIL
A — Py
A== :l*U:M:
W= =

1'-0” X 1°-0” X 1'-0”

DEEP MIN. THICKENED
CONCRETE AT EACH RACK
LOCATION, SEE PLAN

95% COMPACTED

SUBGRADE PER GEOTECH

*\H*\H*\H*H\jHWHmi ===
SECTION
BIKE RACK

5

BUTT TIGHT JOINTS FILLED W/ SAND

25" STONE PAVER
1” SAND LEVELING BED

#57 GRAVEL
GEOTEXTILE FABRIC

CONCRETE CURB DOWELED TO
STRUCTURE
GALVANIZED STEEL ANGLE

CHECKED BY:  SRW

APPROVED BY:
DIRECTOR OF PUBLIC WORKS

CITY OF BOULDER, COLORADO

TREES AND SHRUBS
PLANTING DETAIL

FINISHED
REMOVE ALL FOREIGN MATERIALS FROM TRUNK AND BALL GRADE
FOLD BACK TOP HALF OF UNTREATED BURLAP
DRAWN BY: JSH 1ssueD: JULY 2, 1998

reviseD: OCT. 17, 2000

DRAWING NO.

5.02

TREE PLANTING DETAIL

SCALE: N.T.S

BOULDER COMMONS

NOTES:

FASTENED TO CURB WITH 3/8”
DIA. ANCHOR BOLTS

PLANTING

12" LIGHTWEIGHT PLANTING SOIL

WATERPROOF\NG

1. THE LANDSCAPE CONSTRUCTION PLANS AND SPECIFICATIONS DO NOT DETAIL OR MAKE ANY WATERPROOFING

RECOMMENDATIONS.
TERMINATIONS & FLASHING.
2. SEE ARCHITECTURE DETAILS FOR EDGE CONDITION AT STRUCTURE.

FLUSH PLANTING ON STRUCTURE

SEE ARCHITECTURE PLANS AND SPECIFICATIONS FOR ALL WATERPROOFING, SUGGESTED

SCALE: 1 1/2” = 1'-0"

SEE BENCH
REVEAL DETAIL

/

REVEAL CUT AT BENCH, 3/4”

WIDE x 1” DEEP, 3 SIDES, TYP. Y
3/4
WIDE

PAVING, SEE PLAN FOR

TYPE

18”x18” DARK GREY STONE SPLIT FACE

STONE BENCH, LENGTH VARIES, SEE PLAN

=TT
gtﬁuwc AREA OR PAVING, SEE *ﬁjﬁ

BENCH REVEAL DETAIL

EXPANSION JOINT

CONCRETE FOOTING, #4 T‘ ‘ ‘m‘ ‘ ‘

REBAR @ 12”7 0.C.B.W. ] i e T T—TT— oz
EliE=]] i -3
ﬁmﬁ e, -l
Oll= 5| H=—=ttt—r1
6” CLASS 2 COMPACTED = 2% o2 | = =
AGGREGATE BASE =) ‘o% 8% O%Z gg%ﬂgmgw w

L_
T

STONE SLAB BENCH 3

SCALE: 1" = 1'=0"

BUILDING WALL OR FURNITURE STRUCTURE, SEE PLAN

PLANTING AREA, SEE PLAN

AMENDED PLANTING SOIL PER SOIL PREPARATION PLAN

STONE PAVER BAND INSET, SEE PLAN FOR
LOCATIONS

STONE SLAB PAVER TO MATCH ARCHITECT'S
PAVER IN NORTH BUILDING ATRIUM

EXPANSION JOINT W/ SEALANT &
BACKER ROD, SEE LAYOUT PLANS
FOR LOCATION

a

/|
wxsmwm
\\

9050 50 ,053500, O
SLTEN OQOQM.,%@Q
505005 ogobooooo O0

G
ITT=T1T: \7\ [T \*MC ‘
*m ==
EIEEEE

CLASS 2 AGGREGATE BASE. 4” THICK IN PEDESTRIAN AREAS/ 8~

THICK IN VEHICLE AREAS, COMPACTED TO 95%

COMPACTED SUBGRADE, REFER TO GEOTECHNICAL REPORT
EXPANSION JOINT W/ SEALANT & BACKER ROD, SEE LAYOUT PLANS FOR LOCATION

STONE PAVING WITH STONE ACCENT BANDS 2

SCALE: 17 = 1"=0"

QL 8

BT
i
TT=AHETHEE
== H*\H*H\*\H

BUILDING WALL OR FURNITURE STRUCTURE, SEE PLAN
PLANTING AREA, SEE PLAN

AMENDED PLANTING SOIL PER SOIL PREPARATION PLAN

CONTINUOUS THICKENED EDGE, TYP.

SAW—CUT CONTROL JOINT, 1/4 OF THICKNESS OF CONCRETE
PAVING, MIN. 1", SEE LAYOUT PLANS FOR LOCATIONS
REINFORCED 4” THICK CONCRETE PAVING W/

MULTIPLE SANDBLAST FINISHES & INTEGRAL COLOR

24” LONG DOWELS @ 24” 0.C., SLEEVE &
LUBRICATE ONE END

EXPANSION JOINT W/ SEALANT & BACKER ROD,

SEE LAYOUT PLANS FOR LOCAT\ON\

CLASS 2 AGGREGATE BASE. 4” THICK IN PEDESTRIAN AREAS/ 8"
THICK IN VEHICLE AREAS, COMPACTED TO 95%

COMPACTED SUBGRADE, REFER TO GEOTECHNICAL REPORT
EXPANSION JOINT W/ SEALANT & BACKER ROD, SEE LAYOUT PLANS FOR LOCATION

CONCRETE PAVING/ BIKE PATH PAVING 1

SCALE: 17 = 1'=0"

= \g‘ X //\\/ . 70
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ARCHITECTURE
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Landscape/ Architecture
2677 Mission Street, #200
San Francisco, CA
p: 415-285-3614
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SITE REVIEW
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R il LOT2 BLOCKS \ LOT1 BLOCKS o LOT 113  BLOCK7 T uw
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T ! 3020 Carbon Place #203
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o B = i I i . - I. e S D | 1 | pd | - = ! S L
e s Y o it I =
. ‘ ; — \ e Yy ‘ - 1 2 5
2 ; = L J >~ |1 R -
- — i NIE i,/
k- SOUTH : J
g - BUILDIN 2 | == . ‘
N s ,l ey NORTH |
IR e, 52 ' ‘ Bk ' BUILDING
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5 S (5 San Francisco, CA
! = s ey S 5 p: 4152853614
ey . ~ . ls@glsarch.com
L-ﬂ—*-'—‘y H S : gh@gl
=y ! 1 1
3 ! ik
1 ' o 7 i
= .11: §.‘? =5y = i
= il S5
b ' U
= 5 it 7
Lk !
.:l
=
e I
R £ =
; - =& = :3:: .H\""\-
Fofrey L R
s S R g — S
= S . S
- it i H-\""
LANDSCAPE PLANTING NOTES i Wiy
e, %\\?\
1. STAKE ALL TREES AND SHRUBS BASED ON THESE DRAWINGS. EXACT LOCATIONS OF PLANT MATERIALS TO BE APPROVED BY THE LANDSCAPE ARCHITECT IN ‘-‘_\\‘\k e ~
THE FIELD PRIOR TO INSTALLATION. LANDSCAPE ARCHITECT RESERVES THE RIGHT TO ADJUST TO EXACT LOCATIONS IN THE FIELD. o
ALL TREES TO MEET THE CITY OF BOULDER LAND USE CODE STANDARDS FOR SIZE AND SPECIES, ~
3. PROVIDE MATCHING FORM AND SIZES FOR PLANT MATERIALS WITHIN EACH SPECIES AND SIZE AS DESIGNATED ON THE DRAWINGS.
4 ALLLANDSCAPE MATERIAL TO BE DISEASE AND INSECT FREE. LANDSCAPE ARGHITECT TO REVIEW PLANT MATERIAL AT SOURCE OR BY PHOTOGRAPHS PRIOR
TO DIGGING OR SHIPPING OF PLANT MATERIAL.
5. ALLLANDSCAPE BEDS ARE TO BE MULCHED WITH 4' MINIMUM LAYER OF WASHINGTON SHREDDED CEDAR MULCH OVER PLANTING SOIL (NO FABRIC REQUIRED)
UNLESS OTHERWISE INDICATED IN THESE DRAWINGS.
6 ALL LANDSCAPE BEDS AND TURF AREAS ARE TO RECEIVE ORGANIC SOIL AMENDMENTS AT A RATE OF 5 CY/1000 S.F. DFLANDSGAEHEFLMENMBH’SME
TO BE TILLED TO A DEPTH OF 8" AND FINE GRADED TO A SMOOTH SURFACE WITH POSITIVE DRAINAGE AWAY FROM ALL STRUCTURES.
7. MINOR CHANGES IN SPECIES AND PLANT LOCATIONS MAY BE MADE DURING CONSTRUCTION WITH PRIOR APPROVAL FROM THE CITY OF BOULDER, AS
REQUIRED BY SITE CONDITIONS. OVERALL QUANTITY AND QUALITY TO BE CONSISTENT WITH APPROVED PLANS. B, o
8. STREET TREE LOCATIONS SHALL BE ADJUSTED TO ALLOW FOR A MINIMUM OF A 40' CLEARANGE TO STREET LIGHTS (15' MINIMUM IF THE TREE 1S ORNAMENTAL). =
9. LOGATE ALL UTILITIES PRIOR TO ANY DIGGING OR LANDSCAPE PLANTING. <
10, STREET TREE LOCATIONS SHALL HAVE A MINIMUM SEPARATION OF 10' BETWEEN WATER AND SEWER UTILITY LINES.
11, ALLLANDSCAPE AREAS SHALL BE WATERED BY AN AUTOMATIC IRRIGATION SYSTEM.
PLANTING LEGENTD
CELTIS OCCIDENTALIS 5 e PICEA ABIES 'CUPRESSINS' BETULA PLAYTPHYLLA "WHITESPIRE®  CEPHALOTAXUS HARRINGTOMIA 'PROSTRATA' MAHOMIA REPENDS/ CREEPING HOLLY MISCANTHUS SINENSIS 'MORNING LIGHT'  FESTUCA IDAHOENSIS 'SISKYOU BLUE®
HACKBERRY : NORWAY SPRUCE MOUNTAIN BIRCH JAPANESE PLUM YEW | PERSICARIA AFFINS / HIMALAYAN BORDER JEWELL JAPANESE SILVER GRASS == | BLUE FESCUE
wGTEERR"uTs:: - Low P s . WATER USE — MEDIUM WATER USE - LOW WATER USE = MEDIUM AJUGA REPTANS /CARPET BUGLE ALTERNATIVE:
A ATE: == VW e » HEIGHT - 2.5' B&B CALAMAGROSTIS X ACUTIFLORA ‘KARL ALTERNATIVE:
AL L. : fm ccHaTutsazoqas SPECIMEN HJ& :Tul_Ptiﬂslaa:B Helatn. = 288 ANEMONE SYLVESTRIS / SNOW DROP ANEMOME FOERSTER, | LELICTOTRCHON SPMPEVIRENS
fﬁ?:‘; L‘I\'SHE"E (::E'BIW : : B OUANTITY = 1 QUANTITY - 8 1 GALLON © 12" ON CENTER FEATHER REED GRASS BLUE AVENA SITE REVIEW
. ) HEIGHT - 1.8° b i
4" CALIPER B&B 1 GALLON ® 3'-0" ON CENTER 1| GALLON © 12" ON CENTER
F WATER USE - LOW A
HEIGHT — 18 HEIGHT - 3'-4' HEIGHT = 1.5-2"
QUANTITY - 10 3 WATER USE — MEDIUM WATER USE - LOW CORRECTION
ABIES CONCOLOR S5 CORNUS STOLONIFERA ‘ISANTI' JUNIPERUS SCOPULORUM 'WHICHITA BLUE' 07/16/2015
WHITE FIR ﬁ REDTWIG DOGWOOD JUNIPER STREET TREE UNDERSTORY:
WATER USE - HIGH WATER USE - HIGH WATER USE - LOW RIBES ALPINUM "GREEN MOUND"
2 K"CALIPER B&B HEIGHT - 3'-4' B&B 10 GALLON GREEN MOUND CURRANT SHEET No,
HEIGHT - 15 QUANTITY - 23 HEIGHT — 10
QUANTITY - 3 QUANTITY - 7 1 GALLON © 2'-0" ON CENTER =
HEIGHT - 2°
WATER USE - MEDIUM
L]
,H, ,H,, Agend!; I[BLASKIN G R\ Bl BoSTHEDULE
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/—SFT WIDE EGRESS PATH, TYP. /—‘:VIR%CKANEEEHWE%%ESHTING t ’
IR B 2. ” 302;’0%?;:?2:2.‘;?;?03
oo R & s e
e M o -3
. o e - ‘er g
N F ] o INTEGRAL"
o o ol Z -5 GROUP
- L |0 ;g ‘ % "=
Additional Luminaire Information - o
Tag Label Manufacturer & Model Number
W1 BEGA_Rectangular Wall Pack BEGA -- 2359LED
G1 BEGA_Round In-Ground Luminaire BEGA -- 7089LED
D1 Suspended Cylinder Downlight V2 Lighting Group -- VC4Y-XXX-04
C1 Calculite 4in Recessed Downlight Philips Lightolier Calculite -- C4L-05-DL-VB
G2 Bench-Integrated Light BEGA 7730LED
Luminaire Schedule
Symbol Qty Label LLF | Tag Lum. Watts | Lum. Lumens
1 42 BEGA_Rectangular Wall Pack 1.000 | W1 14.09 332
® 27 BEGA_Round In-Ground Luminaire | 1.000 | G1 9.32 101
O 18 Suspended Cylinder Downlight 1.000 | D1 45 400
O 31 Calculite_4in Recessed Downlight | 1.000 | C1 8.3 533
4 Bench-Integrated Light 1.000 | G2 22 778
Calculation Summary
Label CalcType Units Avg Max | Min Avg/Min | Max/Min
10ft beyond property line llluminance Fc 0.00 |04 0.0 N.A. N.A. T
Bike Path & Plaza llluminance Fc 2.30 8.6 0.0 N.A. N.A. T SITE REVIEW
Egress Path & Entries_North Bldg | llluminance Fc 266 |82 0.1 26.60 | 82.00 CORRECTIONS
Egress Path & Entries_South Bldg | llluminance Fc 223 |69 0.1 2230 | 69.00 07/16/2015
Site_Other Common Areas lluminance Fc 039 |26 0.0 N.A. N.A. T~ I
|\
= E1.0
SCALE = NTS .
Bo U LD E R COMMO N s Agenda Iten$|5BLIG+HTAa,ﬁI$’rSDiS®®MBTRIC
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52 Total Spaces

Bike Parking Requirements

Standard Spaces: 5

Compact Space: 44 (Up to 10% car-share and up to 10% carpool)

Office - 1 per 1,500 sf of floor area, Total Office = 69,516 sf
- Long-term: 75% = 36

- Short-term: 25% = 11

S

'

Accessible Parking: 3 Commercial/Retail - 1 per 750 sf of floor area, Total C/R = 3,831 sf ‘ | ‘ H ‘ ‘ | ‘ ‘ H ‘ ‘ H ‘ ‘ | ‘
- Long-term: 25% = 1 ]
Smart Car Parking: 4 - Short-term: 75% =5 c 0 B U R N
Dining - 1 per 750 sf of floor area, Total Dining = 2,598 sf I || ARCHITECTURE
- Long-term: 25% = 1
. _ VRF Condensing Units 3020 Carbon Place #203
- Short-term: 75% =3 cs Y cs cs Boulder, Colorado
p: 303-442-3351
| - ‘ | | ) — :303-447-3933
[ \ 1o - _
1% 6% ‘ 20% I 15 . \24 o A\/ 15'- 0 15'-0
| | 1 RN Cs (&S]
| ! G | ~_
| | | N
| | ! .
T T _s N
| | D - \\
I I 4 N cs
| | | \
[ \ i AN |
! ! @D | | ——
| | C ! \\
| | I \
[ [ i \ cs
| | . \
O S i
Smart Car Smart Car \\
% Long-Term Bike Parking, \ s
e Monitored by \
- Security Camera \
cs cs \
—Y | Cs
- |
(o] (O] Long-Term Bike Parking,
Monitored by Security Camera
cs cs &=
(o] (O] cs
CS
cs cs cs [emwowrommon ]
15'-0" 150" 24'-0" ¥ 150" TOTAL SPACES 0
REQUIRED PER 9-3
Cs
CcS cS cs STANDARD SPACES 5
- COMPACT SPACES 44
. (o]
- - Smart Car ACCESSIBLE SPACES 3
SMART CAR SPACES 4
L
s s TOTAL SPACES 56
cs cs I marr Car . PROVIDED
\ B TOTAL LT BICYCLE 38
\ e SPACES REQUIRED
©|CS
\ - TOTAL STBICYCLE 19
cs cs \\ N SPACES REQUIRED
\ . LT BICYCLE PARKING
\ PROVIDED 40
\ ~ /
\ / S / ST BICYCLE PARKING 20
cs cs \ / TS / PROVIDED
\ /s - /
\\ t/q S~ // CS CARPOOL SPACES 3, UPTO 10%
| \ / T~y ,
\\ L N O / // CAR-SHARE SPACES 3, UPTO 10%
N S~ 5 / e
~ >~ / Z cs
AN AN / e
N = / [ > -
. N S / ~ - PARKING STALL SIZES
Long-Term Bike Parking, _ ~ -
Monitored by Sy Long-Term Bike Parking, - cs 90"
Security Camera T~ — Monitored by Securiiy/Cgme(o
: =
9402,,; _ CORRECTIONS
=)
® 07/16/2015
STANDARD COMPACT HANDICAPPED
SHEET No.
A4
Vil i
vy /
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@ Garage Floor Plan - Dependent 1
1/8"= 10"
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p: 303-442-3351
f:303-447-3933

= R——y . ‘ ‘ - —L 3020 Carbon Place #203
Boulder, Colorado
\ N

SITE REVIEW

] CORRECTIONS
H j - Ry 07/16/2015
' AG, : _ (7 Nort Buiding Love T
\ - - - Al.2
BOULDER COMMONS - Agenda| lteichkrH BB MO LEVEL 1
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@ North Building Level 2

BOULDER COMMONS

Agenda

arbon Place
oulder, Colorado
p: 303-442-3351
f:303-447-3933

SITE REVIEW

CORRECTIONS
07/16/2015
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@ North Building Level 3
1/8"= 10"

G5 o TA133
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Agenda

arbon Place
oulder, Colorado
p: 303-442-3351
f:303-447-3933

SITE REVIEW

CORRECTIONS
07/16/2015
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BOULDER COMMONS

Agenda
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COBURN

ARCHITECTURE

T 3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351

f:303-447-3933

SITE REVIEW

CORRECTIONS
07/16/2015
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COBUR

ARCHITECTURE
3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

Condensing
Units

SITE REVIEW

CORRECTIONS
07/16/2015

SHEET No.

@ South Building Level 1 / \ ] ) 6
1/8" =1-0"

Agenda| lte§ifrH BTREBIREPLEVEL 1
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\\ ARCHITECTURE
— 3020 Carbon Place #203
- N Boulder, Colorado
B8 p: 303-442-3351

AN f:303-447-3933

SITE REVIEW

CORRECTIONS
07/16/2015

EEEEEEEE

@ South Building Level 2
1/8"=1-0"

Agenda| lte§ifrH BTREBIRAPLEVEL 2
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arbon Place
oulder, Colorado
p: 303-442-3351
f:303-447-3933

SITE REVIEW

CORRECTIONS
07/16/2015

South Building Level 3
(7)-South Buid @ EEEEEEEE
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SITE REVIEW

CORRECTIONS
07/16/2015

EEEEEEEE

Ite§frH EIREBINGPLEVEL 4

2440 + 2490 Junction PI. Boulder, CO




= , G

COBUR

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

(5 00 e < SITE REVIEW
CORRECTIONS
07/16/2015

SHEET No.
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BOULDER COMMONS

1" = 300"

<

Ly

COBURN

ARCHITECTURE
3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

GARAGE LEVEL

3 R

GROSS BUILDING AREA SCHEDULE

LEVEL

GARAGE LEVEL

NORTH BUILDING LEVEL 1
NORTH BUILDING LEVEL 2
NORTH BUILDING LEVEL 3
NORTH BUILDING LEVEL 4
SOUTH BUILDING LEVEL 1
SOUTH BUILDING LEVEL 2
SOUTH BUILDING LEVEL 3
SOUTH BUILDING LEVEL 4

AREA

21909 SF
15976 SF
17673 SF
17032 SF
9317 SF
10078 SF
11379 SF
9805 SF
8968 SF

Agenda

SITE REVIEW

CORRECTIONS
07/16/2015

SHEET No.

Al.1l

ltem 5A" A RAPHARK73

2440 + 2490 Junction PI. Boulder, CO
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GROSS BUILDING AREA SCHEDULE
LEVEL AREA

21909 SF
15976 SF
17673 SF
17032 SF
9317 SF
10078 SF
11379 SF
9805 SF
8968 SF

GARAGE LEVEL

NORTH BUILDING LEVEL 1
NORTH BUILDING LEVEL 2
NORTH BUILDING LEVEL 3
NORTH BUILDING LEVEL 4
SOUTH BUILDING LEVEL 1
SOUTH BUILDING LEVEL 2
SOUTH BUILDING LEVEL 3
SOUTH BUILDING LEVEL 4

Agenda

S
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COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

SITE REVIEW

CORRECTIONS
07/16/2015
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BOULDER COMMONS

01/ North Building Entrance
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COBUR

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

SITE REVIEW

CORRECTIONS
07/16/2015

SHEET No.
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COBUR

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

N KEY PLAN

SITE REVIEW

CORRECTIONS
07/16/2015
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COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

SITE REVIEW

CORRECTIONS
07/16/2015
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BOULDER COMMONS

04/ Vlew From Steel Yards

Agenda

p 303 442 3351
f:303-447-3933

SITE REVIEW

CORRECTIONS
07/16/2015
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ROOF oy
+155'- 0"

¢ LEVEL 4 ]
+143-0"

e LEVEL3 ]
+131'-0"

e LEVEL 2 ]
+119'-0"

LEVEL 1
+103'-0"

é LOW POINT
+100'- 0"

(Elevation: 5267.3)

/1 East Elevation North Building
@ SCALE: 1/8"= 10"

ROOF o
+155'-0"

A

e LEVEL4 _ |
440"

¢ LEVEL3 ]
320"

¢ LEVEL 2 ]
+120°-0"

e LEVEL 1 _
040"
e LOW POINT

+00'-0°

(Elevation: 5266.5)

/ 2\ East Elevation South Building
@ SCALE: 1/8"=1-0"

BOULDER COMMONS

2

-y

COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

.

= = | = M
LA, e R
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9
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ARCHITECTURE

500 Treat Ave. #201
San Francisco, CA
p: 415-285-9193
f:415-285-3866

Standing Seam Metal System
Wood or Similar

Flat Lock Metal Panel

Glazed Entry Doors

Brick Rain Screen System (Color A)
Brick Rain Screen System (Color B)
Fixed Metal Sunshade

Painted Window Mullion

©ENOD O A LN

10.
",

Structural Glass Guardrail
Solar Panel Rain Screen - Black
HPL - High Pressure Laminate - Integral Color

12. Painted Steel Structure
13. Laser Cut Metal Louvers

Metal Panels

Wood or Similar

Brick

Metal Panels

Solar Facade System

HPL Panel

T~ KEY PLAN
N

SITE REVIEW

CORRECTIONS
07/16/2015

SHEET No.
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e —ROOF——————— —
+155'-0"

LEVEL 1
+103'-0"

e LOW POINT ‘ ‘ ‘
+100'-0"

(Elevation: 5266.5)

/ 1\ North Elevation North Building

@ SCALE: 1/8"=1-0"

¢ ROOF oy
+155'-0"

e LEVEL4 o
+144'-0"

12'

e LEVEL3 _
+132'-0"

12'

e LEVEL2 _
200"

LEVEL 1
+104'-0"

e LOW POINT
+100"- 0"

(Elevation: 5267.3)

/ 2\ North Elevation South Building
@ SCALE: 1/8"=10"

BOULDER COMMONS

(p

COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

ARCHITECTURE
500 Treat Ave. #201
San Francisco, CA

p: 415-285-9193

f:415-285-3866

KEY

1. Standing Seam Metal System

2. Wood or Similar

3. FlatLock Metal Panel

4. Glazed Entry Doors

5. Brick Rain Screen System (Color A)
6. Brick Rain Screen System (Color B)
7. Fixed Metal Sunshade

8. Painted Window Mullion

9. Structural Glass Guardrail

10. Solar Panel Rain Screen - Black

11. HPL - High Pressure Laminate - Integral Color
12. Painted Steel Structure

Metal Panels

Wood or Similar

Brick

Metal Panels

Solar Facade System

HPL Panel

T~ KEY PLAN
N

SITE REVIEW

CORRECTIONS

07/16/2015

A2.8
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¢ ROOF o
+155'- 0"

LEVEL 1
+103'-0"

LOW POINT
+100'- 0"
(Elevation: 5267.3)

/ 1\ South Elevation North Building

Ly
COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
p: 303-442-3351
f:303-447-3933

ARCHITECTURE
500 Treat Ave. #201
San Francisco, CA

p: 415-285-9193

f:415-285-3866

Standing Seam Metal System
Wood or Similar

. Flat Lock Metal Panel

Glazed Entry Doors

Brick Rain Screen System (Color A)
Brick Rain Screen System (Color B)
. Fixed Metal Sunshade

. Painted Window Mullion

. Structural Glass Guardrail

10. Solar Panel Rain Screen - Black

11. HPL - High Pressure Laminate - Integral Color
12. Painted Steel Structure

CoNDas LN

@ SCALE: 118" = 10"

¢ ROOF oy
+155-0"

e LEVEL2 _
200"

e LEVEL 1 _
+104'-0"

LOW POINT

+100'- 0"
(Elevation: 5266.5)

/ "2\ South Elevation South Building

Wy SCALE: 1/8"= 10"

BOULDER COMMONS

Metal Panels

Wood or Similar

Brick

Metal Panels

Solar Facade System

HPL Panel

T~ KEY PLAN
N

SITE REVIEW

CORRECTIONS
07/16/2015

SHEET No.
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LEVEL 1
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LOW POINT
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/ 1\ West Elevation North Building
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¢ ROOF o
+155 - 0"

¢ LEVEL4 ]
+144 0"

¢ LEVEL3 ]
+132 - 0"

¢ LEVEL 2 ]
+120-0"

¢ LEVEL 1 o
+104'-0"
¢ LOW POINT
+100'-0"
(Elevation: 5266.5)

/2 West Elevation South Building

316" L 316" L 316" L 316" L ‘ 316 L

@ SCALE: 1/8"= 10"
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Agenda lte

Ly
COBURN

ARCHITECTURE

3020 Carbon Place #203
Boulder, Colorado
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July 24,2015

The Commons
Lots 1 & 2, Block 9, Steel Yards Replat
Concept Review and Comment - Written Statement

Introduction:

The proposed project, The Commons, consists of two commercial buildings on the remaining two vacant lots in
the Steel Yards to the east of Junction Place. This project will create a commercial development that is highly
sustainable, provides engaging active uses along the ground level, and incorporates mobility connections
appropriate to the transit-rich Boulder Junction. The form of the building creates a buffer for the rail lines to the
east, a transition to the residential and mixed-use buildings to the west, and is optimized for solar and daylighting
opportunities. The northern building will be approximately 60,000 sf with up to 56 underground parking spaces,
including designated car share spaces; and the southern building will be approximately 40,000 sf. The project is
intended to be designed to a LEED platinum standard as a minimum, but will likely exceed that metric.

The basic form and mass of the building has arisen simply from the program, context, and sustainability goals.
The main volumes of the structures are kept to the east side of each site, creating a buffer between the railway
tracks and the residential units in the Steel Yards, as well as protecting the Junction Place pedestrian space
from noise and train activity. This also allows for uninterrupted solar access on the roof and east facade of the
buildings. The buildings step down toward the street on the west side, creating an appropriate streetscape
whose human scale helps to create a transition between the larger format projects to the south of Goose Creek
and the finer scale of the Steel Yards to the west and north. A variety of public spaces, ranging from full plazas
to simple extended thresholds and widened sidewalks, help to create the complexity and interest that form a
quality pedestrian experience. A public plaza in the center of the project creates an entry location for both
buildings; an outdoor gathering space with a variety of seating; car and bike share access; shade structures and
landscaping; trees; and a location for outdoor events, both during the day and in the evening.

The buildings will be highly sustainable. To achieve this, there are a number of strategies that are designed into
the project from the outset. In addition to the solar array tuned to the building's aspect on the site, the project will
seek to reduce its demand loads on an annualized basis. The buildings provide optimum widths for daylighting,
and to this end, incorporate a light well on the northern building which doubles as an internal public plaza,
reducing the need for artificial light. There will be venting, allowing air flow through the building to provide
natural cooling at night, and thermal mass in the floors to help carry that cooling throughout the day. A
responsive HVAC strategy, such as a variable refrigerant system, will 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. A highly advanced building envelope, consisting of thermally broken windows,
tuned window-to-glass ratios per facade, and architectural designed shades will complete the package, reducing
heat gain in summer and heat loss in winter.

pHONE 303.442.3351
Fax  303.447.3933

3020 Carbon Place #203

Boulder, CO 80301

coburnpartners.com
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The project will incorporate a variety of community based elements including a mobility hub, a shared flex
meeting space, a planned coffee shop with corresponding coffee club, and a restaurant focused to the south. In
order to extend the transit connections to the next level in Boulder Junction, the project incorporates its own
"mobility hub" (including a car share program and B-Cycle station), routes the eastern bike path through the
center of the project to join with the multi-modal Junction Place, and is compatible with future bus and rail stop
connections. The lobby will double as a community gathering space which can be reserved and utilized by
community groups, and is also available for large scale meetings for the tenants of the buildings. The vision for
the planned coffee shop has been adapted from a San Fransisco-based precedent. The coffee shop component
would be available to the general public, while the catered coffee club space would be available only to
members. Both spaces would be controlled by the coffee shop manager. The club would be equipped with a
variety of furniture configurations to serve the needs of professional groups of all sizes, as well as a AV
capabilities and a robust wifi network. Members would be able to reserve a single workstation on a daily, weekly,
or monthly basis. The south end of the building, abutting the Goose Creek Greenway, creates a prime location
for public interaction and gathering, and is planned to be a restaurant space. This will capitalize on the axis
created by the diagonal bridge over Goose Creek, creating a visual termination with public interest as Junction
Place turns north.

Transportation Demand Management Toolkit:

Core Elements:

1. The on-street parking at Boulder Commons will be managed by the TDM parking district.

2. Per MU-4, Boulder Commons is not required to provide off-street parking, however, the applicant
intends to provide a parking garage with up to 56 total parking spaces.

3. According to Boulder Revised Code, Boulder Commons generates the need for 39 long-term bicycle
parking spaces. These spaces will be provided in the secured parking garage and will be monitored via
security camera.

4. According to Boulder Revised Code, Boulder Commons generates the need for 19 short-term bicycle
parking spaces. The majority of these will be adjacent to the plaza. Dedicated racks will be provided
adjacent to the restaurant and retail spaces.

5. Travel choices will be increase by including a mobility hub. Up to 10% of off-street parking will be
dedicated to carpool and carshare.

6. Bike and pedestrian enhancements include connectivity to the the city-planned Goose Creek trail via
multi-use path that runs north-south along the east side of the Boulder Commons parcels. A pedestrian
plaza will route the multi-use path through the center of project to join with multi-modal Junction Place
corridor. This will be compatible with future bus and rail stop connections.

7. Changing faciliies will be accommodated via ADA-compliant public restrooms on level 01 of both
buildings.

8. Mandatory employee orientation will be facilitied by the applicant/building management to encourage
alternative means of transporation.

| CREATING
Package Elements: GREAT

1. Boulder Commons will implement car-sharing, carpooling and a B-cycle. PLACES™
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2. Abusiness eco-pass program will be implemented.

Changes from Concept Plan:

Planning Board and Staff comment: Shrink the plaza area in the center of the site. This has been incorporated
into the plan.

Planning Board comment: Add northern plaza area, and connect that to the bike path to the east. This has
been incorporated into the plan.

Planning Board comment: expression of architecture should use lasting materials and be non-traditional in
nature, but still preserve human scale. This has been incorporated into the plan.

Staff comment: provide more green landscaping in the plaza. This has been incorporated into the plan.

Staff comment: remove 45 degree angled parking north of the garage entry to avoid vehicular conflicts. This
has been incorporated into the plan.

Staff comment: remove patterning in bike path concrete. This has been removed.

Staff comment: southwest corner of south building projects into the right of way. This has been reduced both to
the south and the west and no longer projects beyond property line.

Statement of Ownership:

This site is currently owned and operated by Morgan Creek Ventures.

Changes to standards that are requested:

This project is requesting some minor variances to the code standards. They include variances to minimum front
yard landscaped setback requirements, minimum front yard setback from a street 3 story and above, maximum
stories, maximum building height, maximum floor area of any principal building, and restaurant use over 1500 sf.

pHoNE 303.442.3351
Fax  303.447.3933

3020 Carbon Place #203
Boulder, CO 80301

coburnpartners.com
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Aftachment June 15, 2015

Boulder Commons
Management Plan

2440+2490 Junction Place

Background: 2440 and 2490 Junction Place are vacant parcels of land located directly
east of the Steelyards Development. We would like to create a highly-sustainable
commercial development that encourages active uses along the ground level, and
incorporates mobility connections appropriate to the transit-rich Boulder Junction. We
plan to construct two buildings that total around 100,000 sf. The 40,000 sf south building
will include a restaurant/kitchen, coffee shop, retail frontage, and a flex space on the
ground level. The restaurant will serve the Indoor/Outdoor Dining Spaces and will offer
catering services to the adjacent flex space. The flex space will be available for tfenant
and reserved public use.

Hours of Operation: 11am to 2am

Parking: See site plan and parking information on Sheets C2.0 and Al.1 of submittal
drawings.

Deliveries: Daily deliveries — food and beverage distribution companies

Trash and Recycling: Daily scheduled pick-ups by Western Disposal Company. We will
have one small dumpster for waste and another for recyclables.

Security: We will have interior and exterior surveillance cameras running at all times to
prevent loitering and ensure safety.

Drug and Alcohol Policy: Boulder Commons will be a drug and tobacco-free facility.

Neighborhood Outreach and Methods of Future Communication: We will keep all
neighbors informed of our construction process and operation schedules once these
buildings open.

Methods of dispute resolution with the surrounding neighborhood: Boulder Commons will
maintain a friendly relationship with all neighbors. Should a dispute arise, the
owner/manager will discuss the issue and promptly find a resolution. Any decisions
made that will affect future operations will be portrayed to all facility staff.

Outdoor Lighting: All pedestrian walks will be illuminated via street lights and building
emergency lighting. Reference Sheet E1.0.
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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 — commulter 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:

e 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.
e 2.03 Compact Development Pattern
— The proposed project utilizes an infill site that is part of a planned redevelopment area requlated
through TVAP.
e 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.
e 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.
e 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.
e 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 PI. in accordance with
TVAP.
e 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.
e 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.
e 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.
e 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.

Private open space is provided for each detached residential unit;
Not applicable, as there are no residential units proposed.

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.

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.

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.

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.

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.

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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(i)

(v)

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.

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)

(i)

(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.

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.

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.

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-

Agenda ltem 5A  Page 65 of 73



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.

(vi)  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.

(vii)  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.

Agenda ltem 5A  Page 66 of 73



(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 PI.
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 quided 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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(vii)

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.

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.

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 PI. in accordance with the intent of the Junction Place design guidelines found
in TVAP.

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.

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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(vii

(ix)

(xii)

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

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.
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.

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.

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.

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.

(xii)  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 |l
and Area lll, 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 Il and Area Il

(xv) Inthe 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 Il and Area llI, 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 Il and Area Il

USE REVIEW CRITERIA

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

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

The project site is 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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v (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;

v 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..

v (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.

v (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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ATTACHMENTC

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
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