Boulder Design Advisory

Board Agenda
Wednesday, June 10, 2015
1777 West Conference Room
4 - 8 p.m.

The following items will be discussed:

Call to Order

Approval of Minutes

Pearl Place Project Review
The Reve Project Review
Board Matters

SANE Ol M

For further information on these projects, please contact:
Sam Assefa at 303.441.4277 assefas@bouldercolorado.gov or

For administrative assistance, please contact:
Melinda Melton at 303.441.3215 meltonm@bouldercolorado.gov
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CITY OF BOULDER
BOULDER DESIGN ADVISORY BOARD MINUTES
April 8, 2015
West Conference Room, 1777 Broadway

A permanent set of these minutes and a tape recording (maintained for a period of seven years)
are retained in Central Records (telephone: 303-441-3043). Minutes and streaming audio are also
available on the web at: http://www.bouldercolorado.gov/

BDAB MEMBERS PRESENT:
Jamison Brown, Chair

Jeff Dawson

David Mclnerney

Jim Baily

Michelle Lee

PLANNING BOARD EX-OFFICIO MEMBER PRESENT:
Bryan Bowen

STAFF PRESENT:

Sam Assefa, Senior Urban Designer
Elaine McLaughlin, Senior Planner for Planning & Development Services

BOARD DISCUSSION:
1. S’PARK Project Review
BOARD COMMENTS:
Overall Plan
J. Brown noted that symmetrical streets are important for creating an attractive public space
and that the streetscape treatment and ground floor program/use should be similar on both
sides of a street.
0 The sidewalk layout varies from block to block and often does not align at
intersections. He encouraged the applicant to consider revising to create better

uniformity and connection.

o0 He recommended expanding the woonerf to include the cul-de-sac and the service
drive to better link to the plaza at Maarket Building.

0 The use of the arcade on several buildings seems forced and unnecessary especially
on the North/East oriented facades.

o All of the buildings use CMU block as a primary building material. It may not meet
the guideline of using “pedestrian scale” materials.

J. Baily was less concerned about the CMU. If done with some warm colors and variation in
texture he thought it could work.
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J. Dawson had one major concern with the architectural approach where a lot of the
materials are held up from the ground with pilotis. He asked the applicant to look for
opportunities to bring materials down to the ground in some locations.

J. Baily had some concerns with the building materials and thought that the pallet could be
simplified. He shared the concern with other board members regarding the durability of the
materials such as the untreated wood.

D. Mclnerney, with reference to the General Guidelines compliance matrix, noted that the
"Useable Open Space" subtopic calls for incorporating access to sunlight. He thought that
access to sunlight will be particularly important at the SPARK Place woonerf and requested
that the applicant expand the shade analysis to include diagrams for 8 AM, noon, and 4 PM
for the summer solstice, winter solstice, and an equinox.

0 He also inquired about the life expectancy of the Maarket and the Timber buildings.
Based on the applicant’s response that the estimated life cycle of the buildings is 30
years, he expressed concern about the durability of the wood included in the design of
the building exteriors.

M. Lee thought that the community benefit SPARK can bring is to create safe, easy, green
connections for bikes and pedestrians, with particular attention to the multi-use path on the
east side. Pedestrians and cyclists will probably cut through between the Maarket and
Railyards to get to 34™ Street if they see activity happening, even though it is planned as a
loading dock. The drawings should show the train, multi-use path with cyclists and
pedestrians in their drawing sections so there is also a reference to scale and proximity.

0 She noted that the 2 PM solar analysis does not show any shadows cast from Ciclo
which does not seem accurate. It brings up a concern about how much of the day the
plaza will be in shadow. If there is no sun getting to the plaza, it will be dead zone
with no activity.

o0 She also suggested including a community pool similar to the Spruce Pool rather than
an exclusive amenity.

Maarket Building

J. Brown - Although the building is essentially still in concept design, he liked the direction
very much and supported the idea of a signature building on that corner. There is great
programming for this space and it could be a common place for this and surrounding
developments.

0 He had concerns that the applicant stated the lifespan of the building was only 20
years.

0 The applicant should consider the use of sliding or overhead doors to increase the
connectivity between the large plaza and the food court type use on the first floor.

J. Dawson commented that detailing is very important on this building given the thin and
somewhat temporary nature of the proposed materials.
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M. Lee - As currently shown, she noticed that the rendering looks dark under the arcade and
not particularly inviting. The wood looks really thin and is not convincing as a durable
material for our climate for shedding moisture. With a little more detail at the cap at top,
soffit below, transition of materials, and window placement, it might help gain confidence
that the design details and their feasibility/execution are being considered at an early stage,
particularly since the style is not traditional or predictable.

0 She also noted that the main entrance faces 34™ Street and that the Maarket does a
good job of not turning its back on VValmont by providing a lot of transparency and a
raised outdoor seating deck at the corner.

o0 Despite intending to be simple, this building is very complicated. There is a lot going
on at the roof level and she believed that there should be more emphasis at the street
level. This project needs to attract restaurant and retail tenants at the ground level.
These tenants tend to need bigger mechanical units so the roof may need to be
simpler to accommodate these future uses.

0 She thought that the rendering might be more convincing, in terms of building
quality, if the perspective were zoomed in closer at a pedestrian eye level. Without
having to detail the entire building, perhaps the applicant can zoom in and crop to a
portion of the building (the Meredith Building had a good example of the level of
detail desired)

Timber L ofts
J. Brown recommended the applicant consider a live/work program for the townhouses that
front the woonerf.

o Simplify the facade of the flats buildings by using less materials.

0 Wrap the facade of the townhouses to hold the corner better and to more
harmoniously relate to the building across the street. Avoid large blank side
elevations that don’t address the street.

o Consider moving the transformer so that the fagade along Junction Place is less
choppy.

0 As designed, the elevated interior park is not inviting to pedestrians on the street and
is unlikely to be used as a “cut through” or “short cut.”

M. Lee recommended that more attention be given to how materials wrap corners and how
materials transition from one to another. She specifically noticed the townhouse on the
northwest corner where a little rhythm was lost and she hoped that the applicant simplifies
the elevation.
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The Meredith

J. Brown thought that the ground floor of the central “building” should be programmed
space that is open to the street. Strengthen the connection between the parklet and the
community room. J. Baily agreed.

There will be a continuation of this project review on Wednesday, April 15, from 4 — 6 PM.

Attached: April 8, 2015 notes from Kevin Knapp of Element Properties (included due to the
failed recording)

APPROVED BY

Board Chair

DATE
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ELEMENT
PROPERTIES

April 8, 2015
Boulder Design Advisory Board (BDAB) Notes
4:00-6:00

5:15 - Bryan Bowen (Planning Board rep on BDAB) had to leave early for the PB
Retreat and offered general comments before the applicant presentation was
completed.

e Overall the design is great so I'm not going to pick that apart.

¢ Having the brewpub on the north side of the Markt building is great for
activation. Make it as permeable as possible.

¢ Ciclois great and working so no further comments there.

e Make sure ground floor timber residential units have access to the
street. Will help activate and make the place.

e Bowen encouraged the project to open up the courtyard space at Timber
Lofts to the public.

Jim Bailey - Units west of 34th St., where’s the parking? Adrian answered.
5:40 Jamison Brown(chair) - Let’s start with the Board’s general comments.

Jeff Dawson - Asked Adrian to discuss transit parking comments from staff.
Elaine discusses the image of the pearl street section included in the staff comments.

Jeff Dawson - Asked if the applicant is willing to make ground floor space
residential units.

Jamison - From a massing and scale standpoint you have been sensitive to the
streetscapes. Nervous about the front of some townhomes looking to the sides of
others. Loves the Woonerf and would like to see it expand. Recommended that
Roundabout become part of the Woonerf. Has an overall recommendation to look at
the pedestrian circulation throughout. Make sure it works.

Jeff Dawson - Recommends that there’s no commercial space on the ground floor of
Meredith Lofts.

Jamison - Or pull the office of Timber around to the north elevation.

5:53 Dawson - Gets a feeling that all the commercial buildings on the east side are
afraid of the ground. Rarely does the building come down to embrace the ground.
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ELEMENT
PROPERTIES

Dawson suggests that all of the Railyards building be brick. He’s struggling with the
inter-lacing of materials.

Jamison - Has the exact same comment as Dawson. Worries about arcades and CMU.
He likes the pattern language among the buildings and the use of different
architects.

Jamison - Like the Community Cycles Indoor/outdoor workspace.

Dawson - There’s a first floor and then a dramatic change everything above first
floor.

Jamison - Big fan of the Markt Building. That architecture works in contrast to
Simplicity of Meredith House that he really likes for setting the tone of the
background. Timber veering away from background and is exciting which isn’t
necessarily bad. Timber could be a little quieter and have Markt be the marquee
building.

Dawson - All of the building are very nice and exciting individually. Can there be a
common theme among the buildings like University Hill, Mapleton Hill, CU.

Michelle Lee - All first floors set back which is a common theme. The good sunny
areas of the plaza is after 2:00 pm. She lives in Steelyards and it's dead and quiet at
night and so encourages as many restaurants as possible. Activate the uses down
below.

Michelle - On the Ciclo buildings the ends need more work. She saw angular roof
forms and immediately thought of Solana. SE corner there’s a lot of different roof
forms diving in.

6:06 Michelle - Meredith House did a great job with simplicity. Bring excitement of
the buildings down to the street level. Build a people place with the deck on
Railyards. Wouldn’t it be great if Spruce pool were in S’PARK.

Michelle would love to see the bike path streetscape developed. It’s not in any of the
renderings. Bike path is a great aspect of the plan.

Jim Bailey - Building to the south is similar to the proposed building to the south.
Don’t turn your back to the path.
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ELEMENT
PROPERTIES

The project is FULL of creativity. SO nice to see compared to what else we’ve seen in
this area. Concerned materials become so diverse that they become arbitrary. Look
at material palate and keep the excitement but avoid the arbitrary part (?).

David Mclnerny - Are we willing to expand the shade analysis so they can have an
idea of what’s happening to sun and shade throughout the year?

Jim Bailey - Turnaround at the end of Bluff Street. Doesn’t appear like there’s much
excitement there. Could there be a public sculpture or art piece. An activity area

would be nice. Diagrammatically it’s not there.

Scott - mentioned emergency vehicle access and not wanting to attract kids.
Solution is the urban forest.

Adrian - we intentionally left out landscaping.
6:15 Dawson - Time check.

Sam - Board could hold a special meeting or the other option is two special
meetings to allow 4 hours for comments.

Dawson - if we do a special meeting it should be done within a week.

Jamison — We could be efficient in a follow-up meeting now that we’re introduced to
the project.

Decision made to continue meeting.

6:38 - Jamison begins the continuance and wants to start with a discussion of
Markt.

Jamison - How does the brewery space wrap to address Valmont. Matt responds.
Jamison - Is the Valmont side all glass? Matt responds.
Elaine clarifies that it’s a brewpub and not a brewery.

Jeff D - Points to upper right image of the Markt page of the packet that’s
disconcerting. (picture taken from the west bound lane of Valmont just east of the
tracks)

Jamison - Has similar concerns about eastern gateway to project. Maybe the back is

a smarter place to include the lime green. It's a modern building and the modern
materials are consistent and well done.
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ELEMENT
PROPERTIES

Jim Bailey - How is service handled on Markt? Matt responds.

Michelle - What's the transition from the bike path to the brew plaza? Windows are
too close to the roof. Provide more warmth.

Jamison - It would be a shame if you couldn’t cut your bike over to the plaza.

Jim Baily — Will the BNSF fencing remain?
Adrian responds that the rail issues will be left to the city and Elaine agrees.

Jeff Dawson - I think the Markt building will be spectacular, but the windows aren’t
considered pedestrian scale. So important for the storefront system to work. Can’t
be a regular storefront system, needs to have something else there. Matt highlights
some other elements of the plaza, including the lighting and programming of the
space. Jeff responds that Matt is talking about all the right things. Encourages team
to think about how the entry will work, as there’s a large element hanging over the
entrance.

Jamison wanted to clarify the raised platform in the brewpub plaza. Was relieved
that it was only for the patio and that there’s steps/ramp down.

Jim Bailey - I like the building!
Jeff - The plaza can frame the view of the Flatirons.

Sam Assefa - Reminds the Board to comment on the materials. He says that
buildings that look great in renderings hardly ever result in great buildings.

Jamison - This is the most complete materials boards that we've seen since I've been
on the Board.

Sam - We received the same for 3100 Pearl.

7:00-7:25 - Sidetracked conversation on what makes a good contemporary
building based on Sam’s comments to focus on the detailing.

Jeff Dawson - The Markt building will be a lightning rod. You have to nail it with the

materials and the detailing. Needs fantastic detailing to be successful and need the
team to take that seriously if they want the Planning Board to support it.
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PROPERTIES

Jim Bailey - This is coming to us at a conceptual SD phase so he sides with Matt’s
point. Can’t have all the details at this point.

Jamison - can we see the building again at the DD level to give additional design
guidance at that point?

7:30 - Let’s Continue with the Timber Lofts building.

Jeff Dawson - I really like this building a lot. On the Woonerf side can we bring the
materials down to the street more? North elevation is very compelling to Jeff, really
likes it and wouldn’t change much there.

Jamison - Very skillfully done building and like the definition of the townhomes and
other structures. He adds that it’s a big misstep to have 4 residential units on the
Woonerf. Very vibrant pedestrian experience and then 4 people have to live on that
space and he can’t envision it. Possibly add a live/work component for a better

transition. He wants to go to the Woonerf but doesn’t want to live in this unit.

Scott responds with the Planning Board comments about people spilling out onto
woonerf and agrees with Jamison about the live/work solution.

Board supports the location of the parking entrance.
Michelle - Don’t keep separate materials that mesh on a flat surface.

8:00 Discussion by all members and Leslie Ewy(civil engineer) regarding
transformer placement.

Discussion by Jamison and others about the use of the CMU around the site. It could
be pulled off or look bad if not done well.

Dawson cautions about the use of metal panel. If not detailed and constructed well it
will look shed-like.

David McInerny - How long do you expect this building to last? How does the use of
wood relate to the life expectancy?

Jeff - There’s a misconception here that the only durable material is stone or
masonry.

8:20 - Move on to Meredith House
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Jeff D - Would like to see a residential use/units brought down to the ground floor.
Does not want to see the ground floor go dark, needs to be active. Live/work?

Michelle - Could you include operable windows facing the park? Community room
looks closed off and shaded.

Jim - Remember that the roll-up door is facing west and will be very hot in the
summer months.

Jamison - Loves the combination of the natural wood and blue.
Jamison - Consider attached sidewalk leading to Meredith Park. Grass not needed.

Jeff — This is an impressive amount of material you’ve provided for us. You've set the
bar high for other projects coming after you.

8:50 - Meeting adjourned. Continuance will occur next Wednesday the 15th,
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CITY OF BOULDER
BOULDER DESIGN ADVISORY BOARD MINUTES
April 15, 2015
1720 13" Street Conference Room
(Continuation meeting from the April 8, 2015 BDAB meeting)

A permanent set of these minutes and a tape recording (maintained for a period of seven years)
are retained in Central Records (telephone: 303-441-3043). Minutes and streaming audio are also
available on the web at: http://www.bouldercolorado.gov/

BDAB MEMBERS PRESENT:
Jamison Brown, Chair

Jeff Dawson

David Mclnerney

Jim Baily

Michelle Lee

PLANNING BOARD EX-OFFICIO MEMBER PRESENT:
Bryan Bowen

STAFF PRESENT:
Sam Assefa, Senior Urban Designer
Elaine McLaughlin, Senior Planner for Planning & Development Services

BOARD DISCUSSION:

1. Summarize notes from April 8, 2015 BDAB meeting
Board members shared their notes from the previous BDAB meeting due to the failed audio
recording.

2. Continuation of S’PARK Project Review
BOARD COMMENTS:

Rail Yards building

J. Brown noted that all of the board’s comments are with the Design Guidelines in mind even if
they do not agree with them. He stated that the applicant not be required to have some sort of
graffiti art or other intervention at the back of the building. It is not fair to ask this project to
create more of a streetscape presence along the bike path when two other new buildings have
blank walls along the railway. The backside of the Railyards building is a good compromise and
has an attractive facade including the service corridor. This rendering satisfies the Design
Guidelines.

o J. Dawson agreed. He also suggested bringing the glass further around on the South side
just up to the first bay. This could provide a future opportunity to wrap the Plaza around
the building to connect to the platform. It would set the applicant up for success if that
space is ever a restaurant or retail space.

o J. Baily recalled that the overall master plan for this area calls for a plaza at the south
end of the building. He suggested wrapping the glass around the South side, even to the
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service core. A different location for the transformer would be smart. This is a great
solar elevation.

M. Lee liked the service quarter on the east elevation. She recommended that the applicant not
bother with removable panels, but create interest with little moves, like creating a dimensional
pattern with the CMU (Ideal Market CMU pattern example). The long blank walls are a great
way to leave placeholders for functional art.

o0 D. Mclnerney pointed out that in the TVAP guidelines there is a specific reference to
providing art. He encouraged the applicants to explore the idea of making space
available for community art. There is also a statement that the plaza should be a third of
an acre but the proposed plaza looks smaller on the plans.

J. Dawson had a concern with the proposed angles in the plaza area. One is not quite north/south
the other is not quite east/west. He thought it may be more effective to relate them to the
geometry of Bluff St. A modification that recognizes the change in geometry could be a way of
announcing the plaza and making that corner special.

J. Brown: As it is in the plan now, the cul-de-sac terminus is a lost opportunity. You could
embrace the town square and create something other than a curbed asphalt roundabout. Set
yourself up to have a gracious connection to the future rail plaza or to the south by taking the
woonerf concept and bring it all the way down.

Landscaping
J. Brown recommended bringing the material change further down Bluff Street with a pedestrian

quality to the paving. There is a lot of potential with the roundabout space that is not being taken
advantage of. The trees in the hard plaza look conservative. Be really bold with that aspect and
perhaps plant faster growing trees.

D. Mclnerney was intrigued by the contrast between ginkgos planted in formal rows near
Valmont and in a cluster at the plaza. He is in favor of ginkgos on the site because they survive
under difficult conditions.

The board and staff had a discussion about the roundabout space.
0 S. Assefa: Staff has had concerns about the roundabout disrupting the public space. The
space should be a continuation of the material that is on the woonerf. If this area is
closed off it is only going to be used at certain times of the day.

o B. Bowen informed the applicant and the board that Planning Board had a lot of
discussion about pulling the kiss-and-ride back to the west rather than pulling it in
further.

0 The applicant will adjust the way it is graphically displayed and resubmit.

The applicant asked J. Brown and S. Assefa if they would recommend removing the five trees
within the roundabout.

o J. Brown answered that if they think about the space as a complete plaza contiguous

with the woonerf that will direct them where to plant. They will need to have the
circulation path open within this new multi-use space.
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The board unanimously supported the extension of the woonerf concept.

J. Brown pointed out an opportunity at the top of the woonerf at the bend in the road to still
allow traffic to go through that space, but perhaps put in a raised table intersection at that corner.
The sidewalk could be an expression of the extension of the woonerf.

Eastern end of Bluff Street
J. Dawson: The pelote and arcade make the most sense on this building but am concerned with
its pervasive use throughout the project.

0 The elevation with the lighter materials could be simpler with less cross hatch pattern
and a simpler background. He liked the window patterns but wondered if a more
consistent color would be more dramatic in its simplicity. In general he recommended
bringing more materials and building forms down to the ground on the S’PARK
buildings rather than having them terminate and hover above the first floor.

o J. Brown voiced a concern about the storefront treatment being exactly the same for
every retailer which moves away from the precedent images that were shown. He
encouraged that applicant to choose a unique system with the facade being taken on by
the tenant with material changes with each store. He used Twenty Ninth Street Mall as
an example. The architecture team should have a system that is flexible enough to
change if needed.

E. McLaughlin directed a question to B. Bowen regarding a Planning Board comment: Planning
Board was concerned about the length of the building of the commons and questioned the
permeability of the building and possibly breaking it up.

0 M. Lee responded: Because of the 1:1 ratio people will only be looking at the first 14
feet of the building. She agreed that that building can be that long. She agreed with the
thought of encouraging trendy variety on the lower level that could potentially attract
more retail tenants. She recommended that the CMU become the demising, regular
architecture between the opportunities for retailers to express their storefronts so there is
not a need to rely so heavily on signage. Signage guidelines are still important to have.

o0 In relating to the materiality and the wood, the upper level feels good but the wood
located below the steel window on the second and third levels seems awkward and too
light of a material in these locations. The weathered wood, in the locations below the
windows, looks like a décor decision, whereas metal or trespa below steel windows
seems more appropriate.

o J. Brown agreed and suggested losing the wood in that section and carrying one of the
other materials around.

o J. Dawson pointed out that the materials are very similar in tone. Having them be closer
to the same color value makes more sense and the wood or one of the other materials
can be removed. He recommended that the windows stay the same but that they simplify
the materials around the windows in the horizontal element.

o J. Brown recommended removing the ghost wood portion and bringing the red metal
underneath the windows which would bring it in line with the parti.
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The applicant asked B. Bowen and the board about the Planning Board comments regarding the
concept plan review for the commons.

o B. Bowen responded that there will most likely not be an interest from Planning Board
in creating a pedestrian penetration through this building in this area.

o J. Dawson agreed and suggested encouraging people to stay within the woonerf. He
supports a long, simple, and well-composed building that has plenty of energy at the
ground floor. Continue to wrap pedestrian-oriented uses around the ends as far as
possible.

o J. Baily supports a long building with a service corridor and loading dock on one end.

0 D. Mclnerney noted that the long, continuous building also serves as a noise barrier and
encouraged the applicants to keep the materials as simple as possible.

Ciclo/Valmont &34"™

J. Dawson struggled with the square combinations and proportions of the windows and
suggested letting this building be influenced by the Railyard building. He questioned whether or
not the portions of the buildings that are floating above the sidewalk would dilute the power of
the arcade and make 34™ Street feel overwhelming. The use of wood does not feel like a
permanent material and the structure needs work in materiality and the rhythm of the facade. He
liked the Meredith and 44™ Street corner in terms of the composition and recommended
reproducing that corner onto the Valmont corner. The east corner of 34™ Street should be an
extension of the space with more public architecture to draw you in.

0 M. Lee agreed with the statements regarding Valmont and 34™ Street and asked if there
would be a way to tie that corner together with Meredith and 34™ Street.

The board and applicants discussed ideas for the north side of the building such as outdoor space,
a display case that establishes a theme for the project (more of a marquee), etc.

There needs to be some way to slow down traffic in this area on VValmont. Create a feeling of
entering into a neighborhood and people will naturally slow down.

J. Baily agreed with the concerns on corner and had some other concerns with this building. He
thought the context of the building was difficult with the mobile home park across the street on
Valmont and the strip of service industrial 1-story buildings which will allow the north and west
elevations to be very visible. The north elevation feels like a storefront and he would like to see
the building materials wrap around more. It seems that the cheaper materials have been selected
for the west side which will still be very visible. He also had a concern with the building height
on north side which seemed to abrupt. He agreed with keeping the corner open and using more
landscaping and less hardscaping. The eye should be drawn to the signature building on east side
of 34™ Street. The butterfly roof is also presents challenges especially with the mechanical
equipment.

J. Brown inquired about where the retail component and front of house business of Community

Cycles will happen. He encouraged the applicants to work with Community Cycles for how to
organize the retail space.
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0 There is an opportunity on the 34™ Street frontage or the corner of Valmont to have a
retail component expressed more. The facade seems like the back of a building. Putting
in larger windows in the bedrooms would help with this.

0 He also noted that 34™ Street, the main commercial area, is not being treated from a
landscape standpoint. He suggested bringing some of the woonerf area over from the
other side to the frontage of the building would help it look more commercial.

M. Lee thought the building was too abrupt on 30" and suggested adding a seatable planter at
the base to help ground the building.

0 She liked the height of the building but shared some concerns with the angle of the roof
as it appears that it is draining back into another structure. She recommended they
provide more space around the butterfly roof and making that central circulation be
negative space.

0 The corner of Meredith and 30" Street gets a little complicated with all of the different
volumes coming together on that corner.

o0 She noted that there is nothing to capture the bottom of the wood material. There could
be some weatherproofing material like a steel beam at the bottom and the slats should be
powder-coated metal slats.

o0 She felt that the long, slender windows on the street face did not have a human quality to
them. There is a lot going on with the variety of sizes and proportions of the windows.

J. Dawson liked the change in the wood and the warmer color pallet. He asked if it was possible
to bring the wood down onto the colonnade.

The applicant asked board members to confirm feedback regarding the tree-lawn/sidewalk
relationship. They confirmed that it should be an urban streetscape

Overall, the board felt hesitation with this building.

There was a brief discussion about parking in which on-street parking and removing the left turn
lane were discussed. B. Bowen shared that Planning Board supported narrow streets and
removing the left turn lane, making it more about people than cars.

J. Dawson suggested getting rid of the arcade and pulling the second and third floors back to the
first floor.

D. Mclnerney inquired if the Community Cycle space includes any sound insulation between
the residential and commercial spaces as well as an architectural barrier to protect residential
areas from industrial odors from the parts cleaning solvent bath at Community Cycles. J. Brown
and the applicant addressed this question.

S’PARK West

J. Brown brought up some urban design concerns with the townhomes whose fronts and backs
face each other. That is going to create a very confusing defensible space that will not feel like a
community space. There needs to be a comfortable barrier between your front porch and the
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people walking on the sidewalk. He suggested moving the sidewalk further away from the stoops
while still keeping the tree yard. He liked the simple pallet and materials of the townhomes.

M. Lee commented on a survey she read of families who are in need of housing. They asked for
spaces to grow food and gardens. She challenged the applicant to question the programming and
put in spaces for community gardens/garden space.

J. Brown noted that the north and west side of the affordable housing block had no street
parking.

0 S. Assefa noted that BDAB generally does not have purview around streets unless it is
tied to the quality of the public place.

J. Dawson liked the doors along the street but there is a lot of movement in these elevations with
different materials and volumes. He encouraged them to simplify this area as well as the window
patterns.

0 He brought up an opportunity to flip the western bank, create a street on the west side
and a common alley down the middle. This may help in finding more open/park space or
broader front yards on the site. He was concerned about how walls were terminating.
There may be interesting ways to create interest at the top of these buildings which will
be important.

o J. Baily agreed. He also thought that the market rate units work well and have a nice,
simple pallet of materials and colors. The affordable housing could benefit from taking
the color pallet from the market rate units and tie the two color pallets together between
the two. This would simplify the whole neighborhood.

= He encouraged the applicant to fight to keep the street trees and maintain the
design quality from a landscape point of view.

M. Lee thought that the massing could be simpler which would lead to the selection and
transition of materials. She agreed with J. Dawson in trying out a beefier roof line. The
buildings need to have a visible roof. Currently the stucco is uncapped at the tops of the
buildings. It makes them look cheap and unprotected from the elements. This is a major Design
Excellence point.

0 She noted that on the market rate units there are a lot of balconies and private spaces that
are usually not both used. She recommended programming less private, multiple outdoor
spaces to create a high quality public realm. She suggested simplifying the elevation on
the ends of the buildings as they get a little busy in terms of massing and overhangs.

A discussion will take place at the next BDAB meeting about the board’s purview on
landscaping recommendations.
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CITY OF BOULDER
BOULDER DESIGN ADVISORY BOARD MINUTES
May 6, 2015
1777 Broadway, 1777 West Conference Room

A permanent set of these minutes and a tape recording (maintained for a period of seven years)
are retained in Central Records (telephone: 303-441-3043). Minutes and streaming audio are also
available on the web at: http://www.bouldercolorado.gov/

BDAB MEMBERS PRESENT:
Jamison Brown, Chair

Jeff Dawson

Michelle Lee

Jim Baily

David Mclnerney

BDAB MEMBERS ABSENT:

PLANNING BOARD EX-OFFICIO MEMBER PRESENT:
Bryan Bowen

STAFF PRESENT:
Sam Assefa, Senior Urban Designer
Chandler VVan Schaack, Planner |

1. Board Matters

Meeting minutes and meeting efficiency:

The board discussed the efficiency of the BDAB minutes taking process and the structure of
the meetings. They looked at examples of minutes from the Board of Zoning Adjustment,
Environmental Advisory Board, Landmarks Board and Planning Board. S. Assefa gave a
brief overview of how the minutes taking process has worked in the past for BDAB.

J. Brown suggested following some sort of standard operating procedures to help the board
be more concise as well as having the board create a final summary of recommendations for
each design guideline at the end of each meeting. He liked the idea of voting, in a format that
follows the Design Guidelines, to make sure the board’s view is clear. He also noted that
projects have been coming to them at different stages of design and that consistency in this
would help the board review at the appropriate level.

J. Dawson shared what BDAB has done in past meetings. He thought it would be helpful to
inquire of past applicants as to when they felt they received a good review, how that review
process worked and what stage of the process they were in at the time. He recommended
polling a few people to find out what they found to be effective and also asking other local
jurisdictions how they handle their design review process.

The board requested that Planning Board give direction to BDAB, if they review the projects
before them, as to what aspects of the project they would like BDAB to focus.

B. Bowen suggested scheduling a matters item with Planning Board to discuss BDAB’s role
in conjunction with Planning Board.
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S. Assefa stated that the BDAB retreat would be in mid-August and the agenda will be sent
out closer to time.

2. Armory project review
C. Van Schaack gave a brief overview of the project followed by a presentation by the
applicant.

BOARD COMMENTS:

Big picture
J. Dawson thought the south side of Zamia could be a little more sedate. Rather than
breaking it into three pieces on the south side perhaps make it one building which would flow
nicely into the intersection.

o In reference to the two ice cubes (the corner elements framing the entry to Zamia off
Broadway), he thought the applicant did a good job at breaking down the blocks so that
they do not feel like superblocks. He liked the SW corner of Block 1 but felt that it
should only be done once and that the Block 2 ice cube should be different. Having that
one subtle difference on the corner would help to break down the scale of the southern
block. J. Brown agreed. There was also agreement among several board members on J.
Dawson’s comment that the Broadway frontage on Block 2 needs to be simplified,
preferably by adding more brick in place of some of the lap siding.

0 He was concerned about the pedestrian ways. He encouraged the applicant to focus on
those spaces and make them more effective (he used the pedestrian walkway from Pearl
to Walnut as a positive example). He felt that the elevation of the bridges was very
important and would like to see them in more detail. In reference to the pedestrian
connection, he recommended using materials that would help the look of the bridge
structure rather than glass boxes. He emphasized the importance of the Block 1 alley
entrance off Zamia.

J. Brown thought the applicant did a great job of separating the warehouse building from the
townhouse development. The detached sidewalk made sense particularly on the retail
component with the additional plaza space and he thought they did a good job at handling the
grade separation. He encouraged that applicant to be as bold as possible with how they attract
people into the common interior spaces and suggested they look at other recent developments
as examples of what works and what does not (in particular, he suggested visiting the Twenty
Ninth Street residences to see an example of what does not work). He liked the uses and
layout of the community plaza but cautioned that the heavy use of steps, sitting walls and
raised planters could give the space a sort of maze feel and suggested simplifying the design.

0 He pointed out that the Design Guidelines call for narrow streets in the north area. He did
not support the angled parking spaces on the 13™ Street on block 1. He suggested leaving
the street’s center line and curb where it is and putting in fewer parallel parking spaces or
reverse angle parking to be more pedestrian and bike friendly.

J. Baily noted that the Broadway side of the southern block did not have much brick and
thought that it needed a greater sense of permanence.
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J. Dawson agreed and suggested they pull in the CMU that is used on the warehouse
elevation and also look at a more permanent treatment of the two floors with the corrugated
material on top.

M. Lee wondered if pools actually worked well as community building features since they
can be dead space in the colder months. She recommended putting in flexible programming
space here.

J. Brown recommended they make sure the patio spaces of the units directly on the pool

deck are comfortable for the residents.

Arts market corner building (Building B)
J. Baily suggested the applicants think about how the glass works with the ground plane.

J. Brown suggested repeating the southern plaza elevation along the northern elevation on
Lee Hill on the arts building, rather than the current elevation, for a more sophisticated, well-
composed urban approach. Regarding the Broadway frontage of Building C, south of the
Arts Building, he also recommended anchoring the brick element by bringing it down to the
ground rather than floating above the glass. He struggled with the shed roof facing Lee Hill.
He liked the gabled pitch on the residential building on the south block and suggested they
pull that into this building to make the Broadway elevation more attractive. He also thought
that the stairwell would not have the desired impact. This should be a prominent face for the
building. He suggested having the retail embrace the whole corner.

J. Dawson noted that the geometries and materials on the corner did not meld well.
The ground floor experience for the pedestrian has to be done smartly.

The north facade could be a lot quieter, similar to the south facade.

J. Baily thought the applicant handled the grade very nicely on the site. He thought the stairs
and accessible ramps would be a challenge on the different plazas and entries. He
recommended mainstreaming the handicap and non-handicap access points to be more
welcome to everyone. He also suggested putting in more seating in place of some of the
planters.

The overall consensus of the board seemed to be that Building B should be simplified and
should incorporate more wood and less stucco and lap siding.

Building C
J. Brown recommended bringing the 3" floor forward on the Broadway facade as well as
bringing the building down to the ground — similar to the warehouse building, but with brick.
He thought the idea of a slender metal column in the open retail area worked well.

J. Dawson agreed that this elevation would benefit from simplifying and pulling the brick
down.
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There was discussion about the south elevation of Building C along Zamia. Several board
members felt that the CMU should be continued all the way up the building. There was also
unanimous consensus that the yellow blade wall should be removed.

M. Lee encouraged the applicant to think of a way to simplify the full glass entry and put
more money into a higher quality material on the “cube” at the corner, such as metal panels
rather than stucco. She encouraged the applicant to eliminate or simplify the reveals on the
3" floor. She was hesitant towards fabric awnings being located on an upper level residential
building.

J. Baily noted that there was a lot of glazing on the two top floors and he had a hard time
picturing that being successful for a residential function. Regarding the ice cubes, he
encouraged the applicant to pay attention to the tinting of the glass and the railing and
balcony system. He envisioned the ice cube material as zinc or as a smooth material instead
of stucco.

J. Brown thought that an opaque glass panel might be nice on the ice cubes and encouraged
the applicant to make it special if it was only going to be done once in the development.

There was discussion regarding the materials used on the ice cubes, with general consensus
that stucco was unacceptable and that the more symmetrical, cruciform fenestration pattern
shown on the rendering was preferable to the design shown on the elevations. J. Dawson
suggested using composite metal paneling and tinting the bottom bay of recessed glass.

Building D
J. Brown did not recommend using orange, red and yellow on this building. He

recommended using more subtlety that would contribute to a clean facade. He also
recommended pulling the greenhouse back from the parapet and having it go across from the
metal roof to the greenhouse. He felt like they had not gone all the way with the move.

J. Dawson thought this building was elegantly done with the dutch gable, the simplicity of
the brick up to the 2" floor, and the metal material. He would like to see same simplicity on
the north building. He noticed the greenhouse break but did not like where the brick breaks
away from the balcony on the right side. He suggested continuing the glass through parapet.

Regarding the greenhouse, the consensus was that the applicant should make up their mind
and stick with one design or the other (more glazing or less), as long as it is simplified.

There was also discussion about the blade wall, with several board members agreeing that it
should be removed.

Building E
J. Dawson disagreed with changing the building material from brick to stucco. He thought

the brick made it consistent with the rest of the block.

J. Brown encouraged the applicant to be thinking about the exterior treatment of the
buildings around the pool area to ensure it does not make the space feel smaller.

The applicant inquired about the use of stucco as a primary material.
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J. Brown stated that it depends on the type of stucco and how it is applied. he has no issue
with hard coat stucco. The most important factor is that the building tie into Building D
architecturally but also transition to the existing neighborhood to the south. If stucco were to
be used there would have to be lots of details and assurances that it would be of the highest
quality.

J. Baily thought the light colored CMU on the base of the east elevation drew too much
attention to the parking garage. He also encouraged them to keep the elevations simple in
terms of number of materials - especially on the residential buildings.

The applicant asked what to do if they were to eliminate the southern ice cube building.

J. Dawson suggested having a break in the glass where the stairwell is and having the
building on the right wrap around to the left of the stairwell, but keeping the vertical glass
break. He also encouraged the applicant not to fall into the trap of trying to break the
buildings down into smaller pieces to create visual interest.

J. Brown noted that it is not as important to create a gateway into the neighborhood as it is to
create a cohesive neighborhood. One idea for the ice cube is to leave it on the right hand side
and allow the left building to come around.

3. Continuation of board matters

The BDAB 2015 Retreat was set for August 12. B. Bowen suggested holding it at the Wild
Sage Common House.

APPROVED BY:

Board Chair

DATE
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BOULDER DESIGN ADVISORY BOARD APPLICATION
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Submission Deadlin

The Boulder Design Advisory Board generally meets on the second Wednesday of every month. The
deadline for submitting your application is 4 p.m. on the last Wednesday of the month, two weeks prior to
the meeting date that you wish to attend. Come in person fo the Planning and Development Services
Center, 1739 Broadway, third floor, to submit your application and materials to a Project Specialist.

Please see the attached “Submission Requirements” sheet for guidance on what we need.

What to Bring to Your Review

At the time of the meeting, please bring at least one set of rendered drawings and material samples.

Committee Comments about the Proposal:

For submittal questions or project-content questions, please contact Sam Assefa, at
303-441-4277, assefas@bouldercolorado. gov. For administrative questions about BDARB,
please contact Melinda Melton, 303-441-3215, meltonm@bouldercolorado. gov. You can

also visit the Boulder Design Advisory Board (BDAB) website for more detailed information.
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PEARL PLACE

2095 30TH, 2111 30TH, 2121 30TH AND 2920 PEARL, 2930 PEARL. BOULDER, CO.

BOULDER DESIGN ADVISORY BOARD
MAY 27, 2015

SHeeT LisT

Vorume 1 Coven SHEET

A2.0A ARCHITECTURAL PERSPECTIVE
A2.0B ARCHITECTURAL PERSPECTIVE
A2 1A Envsrcen Brick Deta
A2.1B ExLarcen Brick Detal
A2.2A Exteron ELEvanons
A2.3A Extemon ELEvamons
A2.2B Exrenton ELEVATIONS
A2.3B Externion ELEvATIONS

Brick Pattern

Requesting modification of previously approved brick pattern:

Proposed brick pattern has a direct relation to the lecal geology found in the Boulder area. Designed to
be an abstraction of random ashlar sandstone, we've developed o shrafified (rather than uniferm) brick
articulation - AA, BBB, A rather than A, B, A.

Design team feels the previous uniform brick pattern was too monotonous. proposed facade strengthens
the exterior experience with o more dynamic expression.

Tech Talk Facade

Requesting modification of north facade, Building B:

Proposed change is a direct response to the two story assembly volume designed on the building interior.
The modification enhances functionality of the spoce by providing better contral of natural light in
conjunction with a variely of digital media. The proposed design of this faocade will aliow a more direct
relationship between the exterior form and interior function of the building.

PROJECT DATA

Site Area: 4.29 AC (186,675 SF)
Building Coverage (Footprints):
Building A: 27,126 5F

Building B: 27,450 5F

Total: 54,576 SF

Building Areas:

Area Schedule - Cily of Boulder Floor Areas

Home [  low | Aass
PHASE 1 LEVEL 1 26,956 5F
FHASE 1 LEVEL 1 6,656 5F
PHASE 1 LEVEL 2 24,078 SF
PHASE 1 LEVEL 2 38,890 5F
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2, TET SF
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TOTAL GROSS AREA = 208,567
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Floor Area Ratio:

FAR: 1.70
Zone District
BR-1 (Business-Regional 1)
Parking:
Requined per Land Use Coce
Section B-8-6, B R.C. 1881 Froposed
Compact | Stndard Compact Saandara
Phase 1 25 spaces | 217 spaces 5T spaces 198 spaces
Project Total 542 spaces 495 spaces

Bicycle Parking:
Required: 72 Spaces (10% of Auto Parking)
Provided: On Grade: 84 Bikes

Secure: 176 Bikes

Total: 260 Bikes
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WD-1  Codar Golor / Textuned Matal Panel
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Exterior Elevations
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1. Cao in placa concroto ealurnn - spaled C-1
Z. Brick Venesr Wall System - BR-1 and BR-2
3 Stone Venser 10 building base - ST-2
. 4. Fioed Alurninum Sunahede - AL-1
fﬁ&-ﬁr 8. Storatiom Syslem af grade - Coated alumanuem mullione wath 17 insulated glazing - GL 1
e e sy i s i et f i i e 3 Lobibyr glazing - Coated aluminum mulians with 17 insulsted glaring - GL 2
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i Adurninarn Curnsin Wil Syestom w! 17 Insudsted Glazing - GL1
E'S Mischanical Screen - Panelited matsl scréan color matched to AL-1
i 100 Aduminum Canopy, AL-T with cadar colored matal soffit - WD-1
T — 11, Cacar Calomd Maisi Soffis - W1
12,  Exproasod window alament with coated stuminum framo & mulBiors AL-1, GLZ
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e i 15 Wetad Bt
fur 18. Aduminurm Clad Stair Tower with horizonlal revesls - ALY
£ - 17. Tember and Stoel Trollis Roof to forrace
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e 19, Glazed Enary Doors - 55-1
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= MATERIAL AND SAMPLES KEY
Natural Stone
& ST1  Lovelsnd Buft Sandstars Maturol Cleft Face
‘ A PHASE 1 = BUILDING B ILancscaga)
' EAST ELEVATION 1 - 200 Siatlass Stont
551  MNo4 Firdeh Polished Stainless Stoal
Wood
W1 Cadar color / Taxturad Matal Panasl
Gloas
GL-1  Wirscon YNE1 53 Or Similar
GL-2 Virecon VE1-2M Or Similar
Coatad shaminum
AL Duranar XL Champagne Godd
Natural Stane
T2 Colorsdo Aose Sandstons Katural Cleft Fooe
Brick
BR-1 Cloud Corsmics Medism [ronspotl Smooth Finesh
BR-2 Cloud Carnmics Chaerokos Blend Welour Finish
BR-1  Cleud Coramics Madiem lrenspot Smopth Finsh
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c1 Architsctuorad Concrate - Cast in Place, sanhed
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Modified Brick
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PHASE 1 - BUILDING A

EAST ELEVATION
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PHASE 1 - BUILDING B

SOUTH ELEVATION

2000

PHASE 1 - BUILDING B

WEST ELEVATION
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Exterior Ele

MATERLAL AND SAMPLES KEY

Matural Stons
ST1  Loveland Bulfl Sandstone Natural Cledt Face
(Landscapa)

Stainless Steal
581 Mo Finish Polished Slainless Steel

Waoad
WD-1  Codar Golor / Textuned Matal Panel

Glass
GL-1  Vescan WNET-63 Or Similar
GL-2  Vwacon VET-ZM Or Similar

Coatad alurmdnum
AL-1  Dursnar XL Champsgoe Gokd

Matural Stons
5T-2 Colorsdo Rose Sanduione Natural Claft Face

Brick
BR-1  Clowd Caramics Modium lranspot Smeath Fnish
BR-2 Clowd Ceramics Cherokes Blend Velour Finish
BR-1 Clowd Coramics Medium lronspot Smoath Finish

Concrate
c-1 Architectural Concrete - Casl n Place, sealed

KEY

Cast in placs concrato column - saalad C-1

Brick Veneer Wall System - BR-1 and BR-2

Stone Veneor 1o building base - 8T-2

Fiooed Alumninum Sunshade - AL:1

Cuirtain Wall Syatam at grade - Coated alumanism mullicha wah 17 insulated glasing - GL 1
Lobby glazing - Coated aluminum mulions with 17 insulated glazing - GL 2

Curtain Wall System at dth floor - Coated aluminum mullions with 17 insulated glazing - GL
Aluminum Curtasn Wall Syatem w17 Insulsted Glazeng - GL1

Mechanical Screen - Panelized metsl screen color malched o AL-1

Aduminurm Canopy, AL-1 with cedar colorsd metal soffit - 'WD-1

Cadar Colorad Metal Soffit - W1

Expraased window slemant with conted slurminum frama & mulions AL-1, GL2Z
Horizantal Aluminem Louver - ALY

Aduminum compasite panal canopy - ALY, with osdar colored matal soffit, WD - 1

Matal Servicn Door

Akiminum Clad Stair Tower with hafizomal neveals - ALY

Mot Usod

Aluminum Window Wall Systom w17 Insulated Glazing - GL1

Glapi<l Emry Doors - 55-1

Dwcorstive Gato with stesl pickets

Mot
Al gxterion aluminum 1o be costed ALT unless othenwise noted
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PHASE 1 - BULLDING B

NORTH ELEVATION

Exterior Elevations
Proposed

= Tech Talk Facade

1" = 20-F
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PHASE 1 = BUILDING B

' EAST ELEVATION
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MATERIAL AND SAMPLES KEY

Noturad Stone
ST Levelsnd Bufl Sandstors Natural Clah Face
(Lsndscape)

Staintasa St

S5-1  Nood Findsh Polished Stainkeds Sueel
Wood

WD-1  Coudar colar / Tawturad Matal Pansl
Glass

GL-1  Vireoon VHNE1-63 Or Similar

GL-2  Viraton VE1-2M Ov Sienilas

Coated aluminem
AL Duranss XL Champagne Gold

Nutural Stane
ST2  Colorado Aose Sandstone Motural Cleft Face

Brick
BR-1  Clowd Ceramics Medium Ironspot Smooih Finesh
BR-Z Cloud Cornmica Cherokes Blend Valour Finish
BR-1 Cloud Ceramics Medium Irenepot Smaoth Finsh

Cancrite
C-1  Archaseqirad Conarans - Caarin Mace, sealed
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City of Boulder Planning and Development Services faused

aﬁéz” 1739 Broadway, third floor ¢ PO Box 791 e Boulder, CO 80306 February 2015
Phone: 303-441-1880 o Fax: 303-441-3241 e Web: boulderplandevelop.net 402.pdf

BOULDER DESIGN ADVISORY BOARD APPLICATION
2ot PRALL-FA,
200 & 2\ o Bt ST
Date of Application 52 Z Z( 20/5 Address of Property for Review i{z‘oqg;_hg? ST
Applicant’s Name _&EJJ#MB P Phone 223, 36(-‘;704"‘

Address_2206 PEARL ST, BAMDPER ((p RE202
Relationship to Project (e.g.: architect, contractor, etc.) _W
Owner’s Name and Address Phone &\5 . 174.3150
co
_ o IS50 W. MCEWENDR. | SUTE 200
Project Description FRANKFUIN, TN 2To&T

SUE © MUVT] ~BALDING UKED ~ ASE. DEVELOPMENT INCLUPING
Eeve OPFIcE ,PETAIL AND Tok-RENT FESIDENTUAL

Lot Size .ol Ac (_20\ |l 9?7 Proposed Additional Bldg. Sq. Ft. 5% A53sF
Total Existing Bldg. 8q Ft.ﬁ%;dg’}_’;f Proposed Bldg. Height VARIES ~ P ‘jg 55\

Existing Bldg Height YAZY

Submission Deadlines

The Boulder Design Advisory Board generally meets on the second Wednesday of every month. The
deadline for submitting your application is 4 p.m. on the last Wednesday of the month, two weeks prior to
the meeting date that you wish to attend. Come in person to the Planning and Development Services
Center, 1739 Broadway, third floor, to submit your application and materials to a Project Specialist.

Please see the attached “Submission Requirements™ sheet for guidance on what we need.

What to Bring to Your Review

At the time of the meeting, please bring at least one set of rendered drawings and material samples.

Committee Comments about the Proposal:

For submittal questions or project-content questions, please contact Sam Assefa, at
303-441-4277, assefas@bouldercolorado.gov. For administrative questions about BDAB,
please contact Melinda Melton, 303-441-3215, meltonm(@bouldercolorado.gov. You can
also visit the Boulder Design Advisory Board (BDAB) website for more detailed information.
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City of Boulder Planning and Development Services
1739 Broadway, third floor ® PO Box 791 e Boulder, CO 80306
Phone: 303-441-1880 e Fax: 303-441-3241 ¢ Web: boulderplandevelop.net

1
=
NS

BDAB Application Submission Requirements

Application requirements for design review will vary depending upon the complexity and scale of the
project to be reviewed, and the specific requirements of the reviewing body: In general, the applicant
should provide the appropriate architectural drawings, sketches, and photographs of existing buildings
and their sites to allow the reviewing body to fully understand the nature and scope of the exterior
changes and any significant design issues.

For BDAB, four (4) paper copies and all electronic files on a CD or thumb drive. Copies of all relevant
information listed below must be submitted Zo a project specialist in the Planning and Development Services
Center no later than 4 p.m. on the last Wednesday of the month, two weeks prior to the BDAB meeting.
[Please DO NOT send a courier; a representative fromyour organization needs to bring the plans to the
project specialist in person so the specialist can check that submission requirements have been met, which
prevents problems with the application.] Applications should be well organized and contain sufficient
information to allow reviewers to fully understand the proposed building design or alteration, including
relevant urban design information such as how the project fits w1th1n its surrounding context, and how it
relates to adjacent buildings and properties.

At a minimum, BDAB applications should include the following information:
° A map illustrating the location of the project as well as photographs of the project site and the
surrounding area.

e A site plan in a clear graphic style should be presented in the context of the city blocks surrounding the
project. Site boundaries and dimensions should be clearly marked and special issues such as
floodplain, shadows, land restrictions and the existing site conditions need to be highlighted.

. All relevant floor plans, building sections, and exterior elevations should be illustrated at a scale
suffictent to fully understand the proposed design.

o Provide exterior wall elevations in color showing material and color selections.

Additional information that may be required for BDAB:

The following additional information may be required if the proposal modifies the permitted “by-right”
building height, or if the project is of significant complexity that the two dimensional drawings described
above do not fully illustrate the design issues:

° A simple mass model if the project is of significant size and complexity, showing the surrounding
context.
° Color perspective sketches illustrating the proposed project and its surroundings, from street level, to

present the project from the pedestrian’s viewpoint.

° An analysis of the shadow impact of the proposed project is important, especially for projects on the
south side of downtown streets.

https://bouldercolorado.gov/boards-commaissions/bdab

6.10.15 BDAB Meeting  Page 35 of 87



SOUTHERN LAND
COMPANY

ARCHITECTURE

Z URBAM DESIGN
INTERIOR DESIGN

REVE
SITE REVIEW SUBMITTAL | 05/04/2015

‘ VICINITY MAP PROJECT TEAM DRAWING INDEX

OWNER CIVIL Sheet # Sheet Name Sheet # Sheet Name
SOUTHERN LAND COMPANY IVA
MICHAEL McNALLY CODY GRATNY GENERAL 8.9 SOUTH PARCEL PARKING LEVEL 1
1550 W. MCEWEN AVE 1319 SPRUCE STREET 0.1 COVER SHEET 8.10 SOUTH PARCEL PARKING LEVEL 2
SUITE 200 BOULDER, CO 80302 0.2 VICINITY MAP AND CONTEXT 811 SOUTH PARCEL LEVEL 1 PLAN
\'jg’;"é“E'(‘L's"iv‘,L";gﬁZ VOICE: 303.444.1951 03 INSPIRATION PHOTOS 8.12 SOUTH PARCEL LEVEL 2 PLAN
Lo 05 RENDERINGS 8.13 SOUTH PARCEL LEVEL 3 PLAN
LANDSCAPE 06 RENDERINGS 8.14 SOUTH PARCEL LEVEL 4 PLAN
8.15 SOUTH PARCEL ROOF PLAN
DEVELOPER 32,3 TC'TRlEEFf\,NS,.ﬁW COMPANY LANDSCAPE 8.16 BUILDING 1 ELEVATIONS
SOUTHERN LAND COMPANY 1550 W. MCEWEN AVE 72 CONCEPTUAL NARRATIVE 817 BUILDING 1 ELEVATIONS
TOM SKUBE SUITE 200 73 CONCEPTUAL IMAGERY 818 BUILDING 2 ELEVATIONS
1550 W, McEWEN AVE FRANKLIN, TN 37067
SUITE 200 oo, 7.4 MATERIALS PLAN - NORTH 8.19 BUILDING 3 ELEVATIONS
FRANKLIN, TN 37067 75 MATERIALS PLAN - SOUTH 8.20 BUILDING 4 ELEVATIONS
VOICE: 615.778.1214 76 OPEN SPACE COMPLIANCE AND LANDSCAPE CALCULATIONS 8.21 DATA TABLES _—
7.8 ELEVATIONS AND SECTIONS 16.1 SETBACK PLAN AND LOW POINT - NORTH :
7.9 ELEVATIONS AND SECTIONS 16.2 SETBACK PLAN AND LOW POINT - SOUTH P E A R L D | S T
ARCHITECT 7.10 TREE SURVEY/ TREE REPORT 163 BUILDING HEIGHT CALCULATION "
0Z ARCHITECTURE 711 LANDSCAPE PLAN - NORTH 16.4 SHADOW STUDIES
gg&;&m‘; STREET 712 LANDSCAPE PLAN - SOUTH 16.5 100' PROXIMITY BUILDING EXHIBIT
DENVER, CO 80205 713 PLANT SCHEDULE / LANDSCAPE NOTES AND DETAILS
VOICE: 303.861.5704 7.14 SITE PLAN - PHOTOMETRICS —
ARCHITECTURE (@) H m
8.1 OVERALL SITE PLAN :
8.2 NORTH PARCEL PARKING LEVEL 1 B O U | d e r C O I O r O d O © O T
8.3 NORTH PARCEL PARKING LEVEL 2 ! 75}
8.4 NORTH PARCEL LEVEL 1 PLAN
85 NORTH PARCEL LEVEL 2 PLAN =z (a'eg
8.6 NORTH PARCEL LEVEL 3 PLAN o — [T
8.7 NORTH PARCEL LEVEL 4 PLAN = o >
8.8 NORTH PARCEL ROOF PLAN O w O
VICINITY MAP 0 = o
1" = 300-0"
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RETAIL STOREFRONT
 DETAIL AND ACTIVITY AT THE PEDESTRIAN LEVEL
o RESIDENTIAL LEASING TO BE LOCATED IN THIS AREA

PEARL STREET STREETSCAPE

 EXISTING DESIGN ELEMENTS AND LANGUAGE ARE RETAINED
AND ENHANCED

100" MULTI-USE PATH MAINTAINED

OUTDOOR DINING/ PLAZA
* PROVIDES OUTDOOR SPACE FOR CORNER RESTAURANT IN A
QUIETER, MORE PROTECTED LOCATION
* LOCATION OF SECOND LEVEL AMENITY TERRACE ABOVE
PROVIDES ADDITIONAL INTEREST

RETAIL/ RESTAURANT CORNER
«  ACTIVE USE AT STREET LEVEL REINFORCES IMPORTANCE OF
CORNER

SHORT TERM BICYCLE PARKING
o LOCATED AT AND NEAR BUILDING ENTRANCES
o ENCOURAGES USE OF MULTI-USE PATH

30TH STREET STREETSCAPE
 DESIGN IS INFLUENCED BY EXISTING PEARL STREET STREETSCAPE
BUT REFLECTS THE CONCEPT OF INCREASING IRREGULARITY
AND "EROSION" WITH PROXIMITY TO THE DITCH, AS IS EVIDENT
IN THE ARCHITECTURE

RETAIL STOREFRONT
 DETAILAND ACTIVITY AT THE PEDESTRIAN LEVEL
o SIGNAGE, LIGHTING, PLANTING, AND PAVING TO BE DETAILED
AT THE PEDESTRIAN SCALE

OUTDOOR DINING AT CORNER

COMFORTABLE INDOOR/ OUTDOOR SPACE PROVIDES
ACTIVITY AND INTEREST AT THE CORNER

LOWER-SCALED SPACE REINFORCES ARCHITECTURAL CONCEPT
OF EROSION AT DITCH/ PLAZA SPACE

PEDESTRIAN PLAZA/ SHARED STREET
« DESIGNED AS A PEDESTRIAN PLAZA THAT ALLOWS VEHICULAR
ACCESS
es  CONTINUOUS PAVING ACROSS PLAZA WITH NO CURB
s BOLLARDS, STONE PLINTHS, AND PLANTING DELINEATE
VEHICULAR DRIVE AISLE
es  CENTER OF PLAZA WIDENS TO ALLOW EVENT USE AND

PEARL STREET RESIDENT COURTYARD
o FIREPLACE
 ENTERTAINMENT AREA WITH OUTDOOR TV AND WIFI
 VIEWS OVERLOOKING PEARL STREET TO THE MOUNTAINS
© MOVABLE SEATING FOR LARGE AND SMALL GROUPS

o N \)\EE‘ -

FLATIRONS RESIDENT COURTYARD

DESIGNED TO TAKE ADVANTAGE OF SOUTHERN ASPECT AND VIEWS TO
MOUNTAINS BEYOND

ENTERTAINMENT AREA WITH MOVABLE SEATING TO ALLOW SPILLOUT
FROM INTERIOR AMENITY SPACE

FIRE PITS ARRANGED FOR LARGE AND SMALL GATHERINGS

OPEN SYNTHETIC LAWN AND SEATING FOR MULTIPLE USES ~
SEMI-PRIVATE ARBOR/ CABANA FOR VIEWS TO POOL AND MOUNTAINS
SMALL GATHERING ENTERTAINMENT AREA WITH TV

LARGE SPA FOR RESIDENT USE

SWIMMING POOL WITH DECK ADJACENT TO INTERIOR AMENITY FOR
FLEXIBLE PROGRAMMING

COVERED OUTDOOR KITCHEN/ BAR WITH RAIL SEATING AT EDGE OF
TERRACE

5'-0" MINIMUM PEDESTRIAN PATH

TOWNHOME RESIDENTIAL UNITS (below)
« GROUND FLOOR ENTRANCES PROVIDE GOOD PEDESTRIAN
SCALE
o 'EYES ON THE STREET" HELPS PROVIDE SENSE OF SECURITY FOR
REVE AND SOLANA RESIDENTS -

.-_--—---R—--w—{a-.--ly A I e~

LIVE/WORK UNITS (below) 2
o DIRECT ACCESS TO GROUND FLOOR UNITS ALLOWS STOREFRONT AND
ACTIVE USE TO BE EXTENDED INTO THE SITE AND ONTO THE PEDESTRIAN =" fL L}
PLAZA

EAST/ WEST MULTI-USE PATH oW
DIRECT CONNECTION COMPLETED BETWEEN - %
BXSTING LEGS M \ DITCH OVERLOOK

10-0" CLEAR PATH
® SWING PROVIDES RESTING POINT
PEDESTRIAN CROSSINGS PERPENDICULAR TO PATH I « OVERLOOK CLOSE TO WATER

OF TRAVEL FOR SAFETY —=J

\ ety RELOCATED QUONSETT HUT
» RECONFIGURED TO GATHERING AREA OVERLOOKING DITCH
AND BIORETENTION AREA

TERRACE TO WATER'S EDGE
o STEPPED WALLS ALLOW ACCESS TO WATER
 WIER IN DITCH PROVIDES WATERFALL FEATURE
 NATURALIZED PLANTING SOFTENS HARDSCAPE
© MOVABLE SEATING PROVIDES VANTAGE POINT

BIORETENTION/ PLANTING AREA
o INTERPRETIVE SIGNAGE
o WATER QUALITY BMP
 SCREENING AND DECORATIVE PLANTING

~

e DICAPING AN BOSQUE PROVIDE BUEFERING FROM POCKET PARK
30TH STREET WHILE MAINTAINING VISUAL ACCESS |_ o TRANSITION FROM PUBLIC SIDEWALK TO BUILDING/ SITE
.o MOVABLE SEATING AREAS ALLOW USE BY MULTIPLE I—I— ENTRANCE
GROUP SIZES |_|_ o MOVABLE SEATING AND SHADED FOR COMFORT
[a'
H FIRE LANE (20FT)
‘-/. e REQUIRED FIRE ACCESS
e PAVING DESIGN TO REDUCE VISUAL WIDTH AND INCREASE
I INTEREST
CENTRAL PLAZA Q | AMENTYTERRACE
[ ———————— (Y: o ALLOWS SPILL OUT FROM INTERIOR RESIDENT AMENITY SPACE
e PEDESTRIAN-SCALED GATHERING SPACE DESIGNED TO BE THE « OVERLOOK TO CENTRAL PLAZA
"HEART" OF THE COMMUNITY | iwiei
ee  |CONIC FIRE PIT/ SCULPTURE FEATURE
. MULTIPLE LOCATIONS FOR MUSIC PERFORMANCES
o MULTIPLE-SCALED SEATING AREAS ACCOMMODATE
PET RECREATION AREA
LARGE EVENTS AND DAILY USE —_—_—
e GROUND FLOOR BUILDING USES COMPLIMENT PUBLIC e SYNTHETIC TURF FOR EASE OF MAINTENANCE
SPACE EASY ACCESS TO WASH STATION

oo TERRACES AT GROUND LEVEL OF BUILDINGS ALLOW FOR
OVERLOOK AND INTERACTION

ee  DITCH IS ACCENTUATED AS THE ORGANIZATIONAL
ELEMENT THAT TIES BOTH SIDES OF THE PROJECT

TOGETHER
OUTDOOR DINING AT CORNER /

* COMFORTABLE INDOOR/ OUTDOOR SPACE PROVIDES
ACTIVITY AND INTEREST AT THE CORNER

LOWER SCALED SPACE REINFORCES ARCHITECTURAL CONCEPT
OF EROSION AT DITCH/ PLAZA SPACE

FITNESS TERRACE
« FOR OFFICE TENANTS AND RESIDENTS USE
 ALLOWS CROSSFIT/ SPIN AND ACTIVE EXERCISE TO SPILL OUT
TO THE PUBLIC AREAS PROVIDING INTEREST AND ACTMITY

OFFICE ENTRANCE TERRACE J//r

® GATHERING SPACE AT OFFICE ENTRANCE ALLOWS FOR
OUTDOOR MEETINGS AND GATHERING

EVENT/ LIVING STEPS
WIDE STEPS AND TERRACE TO ALLOW GATHERINGS FOR
OFFICE

SMALL SEATS AND TABLES INTEGRAL TO DESIGN ALLOW FOR
DAILY SMALL GROUP OR INDIVIDUAL USE

LIVE/WORK STOREFRONT
© GROUND-FLOOR ENTRANCES TO TOWNHOME UNITS ALLOW
FOR COMMERCIAL AND RETAIL USE PROVIDING A TRANSITION
BETWEEN THE ADJACENT OFFICE AND RESIDENTIAL USES
o DESIGN ALLOWS FOR SIGNAGE AND FLEXIBILITY IN CHARACTER
OF FRONTAGE ZONE

RESIDENTIAL ENTRANCE —/

* MAILROOM LOCATED THIS AREA
* LOCATED ADJACENT TO DROP-OFF FOR EASE OF MOVE-IN
AND ACCESS TO SITE

DROP-OFF
o CENTRAL LOCATION FOR EASE OF USE OF OFFICE TENANTS
AND RESIDENTS

PET-PLAY FEATURES
FENCED FOR SECURITY

e SCREENED SERVICE AREA

WOOD FOOTBRIDGE/ BOARDWALK
o PROVIDES PEDESTRIAN CROSSING OVER DITCH
o ALLOWS VISUAL ACCESS TO WATER

B

OQUTDOOR YOGA TERRACE
o MORE PRIVATE SPACE
o EASTERN ASPECT FOR MORNING SUN EXPOSURE

OUTDOOR GAME BOARD
o MORE PRIVATE SPACE
o EASTERN ASPECT FOR MORNING SUN EXPOSURE

GROUND FLOOR TERRACE
o SEMI-TRANSPARENT SCREENS FOR PRIVACY
o DIRECT ACCESS TO COURTYARD PROVIDES "EYES ON THE
STREET' SECURITY

13341S ANCE

KEY PLAN

BIORETENTION/ PLANTING AREA
o WATER QUALITY BMP
o SCREENING AND DECORATIVE PLANTING

CHILD-FRIENDLY RESIDENT COURTYARD
o OPEN TURF AREA FOR PLAY
o OPEN SIGHT LINES FOR VISUAL ACCESS AND SECURTIY
o ROCK FEATURE AND SLIDE FOR UNSTRUCTURED PLAY

RESIDENT ENTERTAINMENT AREA

o OUTDOOR KITCHEN, TVs, FIRE PIT, AND MULTIPLE SEATING
OPTIONS FOR RESIDENT GATHERING AND INDIVIDUAL USE
ENHANCED PLANTING AND POSSIBLE STRING LIGHTS
OVERHEAD PROVIDE SCALE
OPEN VIEWS TO MOUNTAINS BEYOND

PET RECREATION AREA
SYNTHETIC TURF FOR EASE OF MAINTENANCE
EASY ACCESS TO WASH STATION
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NOTES:
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INFORMATION
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NOTES:
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30TH STREET

ROOFTOP AMENITY COURTYARDS

- : BUILDING 1

>N

N\—rpf

BUILDING 2

BUILDING 3
BUILDING 4

|

OPEN SPACE PLAN

1" = 500

P

OPEN SPACE CALCULATIONS

TYPE 1A

LANDSCAPED ROW (10% MAX)

TYPE 1B

LANDSCAPED AREAS

TYPE 2

OUTDOOR ACTIVITY OR
_ RECREATIONAL AREAS

TYPE 3

OUTDOOR GARDEN/ LANDSCAPED
COURTYARD

TYPE 4

LANDSCAPED AREAS, PLAZAS, PATIOS
ADJACENT TO STREETS

TYPE 5

EXTERIOR PAVED SURFACES w/
PASSIVE RECREATIONAL ACTIVITIES

OPEN SPACE LEGEND

‘Open Space Requirements -
[ [Type 1A [Type 1B [Type2 [Type3* [Typed |Type5 [Total Open Space
{ |Total Property Required Open Space Provided
North Parcel (MU-4 84,543 |sf 20% 16,909 |sf 1,690 1,857 2,136 9,605 | 13,054
th Parcel (BR-1) 168,771|sf 20% 33,754 |sf 2,332 17,116 2,240 | 21,027 | 14,382 | 14915
[ 253,314]sf | | [
* North Parcel Type 3 Open Spaceis comprised of rooftop terrace Amenity Courtyards
Excluded from Calculations
Shared Street @ North Parcel
Multi-use Path @ 30th/ Pear!
Private Balconies/ Terraces

Street Tree Requirements
Lineal Footage | q Trees | Provided Trees Thotes

MNorth Parcel

Additional Trees precluded due to Shared Street Access, existing Ditch bridge,
|30th Street 326 11 7 and utility access

X nal Trees prec

Pearl Street 208 7 5 wisibility and North-South Connector access
South Parcel

Additional Trees precluded due to Drive Access, existing ditch bridge, proposed |
30th Street 372 12 7 transit shelter and utility access

West side only. Additional Trees preciuded due 1o Fire Lane, driveway access, |
Junction Place 181 [ 4 future bridge structure

STREET TREE CALCULATIONS

Site Landscape Requirements
Required  |Provided Required  |Provided
Gross Site Area  |Buildings/ Parking Drives Net Site Trees Trees Shrubs Shrubs
North Parcel (MU-4) 84,543 [sf 34,335 12,366 37,842 25 25 126 130+
South Parcel (BR-1) 155,?71|sf 70,392 9,131 89,248 58 59 297 300+
|iolill 2533 Iﬂs_f 104,727 21,497

SITE LANDSCAPE CALCULATIONS

Locate Busidings ciose to the Stroet
Locate Buildings @ Street Corners
Muximize Street Frontage of Buildings

Lay gut site to support Pedestrian Circulation
Useable outdoor space integral to plan
Preserve and Capitalize on views 1o the West
Stormwater Drainage should be integral to plan
Preserve extsting vegetation

Use ditches as amenities.

Provide Vehicular and Pedestrian Links

Da not Create Barriers

Match Abutting Grades

Aok Left-over Spaces

32A  Internal Drives shauld cannect public streets
328 Connect with adjacent parking lots/ drives
32€  Minimize Curb cuts

33a Provide a complete pedestrian network

ERR Provide interior pedestrian links to adjacent praperties.
33c Destinguish and enhance pedestrian paths

30 Use distinctive paving

33E Provide crosswalks

13F Ensure adequate path widths

136 Provide bicycle facilities shown on Connections Plan
33H Provide Bicycle links to adjacent Properties

144 Ensure bicycle parking Is ample and secure
348 Locate bike racks where visible and convenient
34cC Provide sheltor and lighting for bike parking

158 Minimize parking needs

358 Provide structuned rather than surface parking
350 Broak large parking arcas into smaller ones.

150 Screen parking from the street

35E Landscape the interior and perimeter of parking lots

35F Wrap Parking Structures with active uses

156 Design a parking structure like any other building
35H Screen exposed parking from the sireet

151 Ertries and edsts shoul .

150 Use high-guality light
35K Minimize light pollution

5L Avchd excesshvely high fistures
31SM  Comsider adjacent properties’ lighting

364 Provide useable outdoos open space

168 Locate and design open space to encourage use
6L #woid locating open space at busy intersections.
6.0 Walking arcades s encouraged

36E  Provide furnishings and landscaping In apen space

1A Exceed City landscaping standards.

318 Street comers and site entries should have special landscaping
37c Pedestrian areas should have special plantings

170 Wehicular areas may have Larger scale plantings

37E Unikize xeriscape technigues

3TF Protect existing vegetation to remain

335 Select appropriate walls and fences

384 Provide putdoce fumishings
358 Coordinate furnishings
18C Pravide pedestrian highting

38 Outdoor art is encouraged
388 Select appropriate artwork
39.C The setting is important

41 Iduntify Street Type

418 Minimum width for street landscape strips is 8ft
410 Arow of street trees must be planting

410 Grass should be planted in A" Street landscape strips
41E Pavement with tree grates may be allowed

416 "A" Street udewalks must be 6-8M wide

aLL Minimum width for “C street Landscape strips s 10t
a4am A row of street trees must be planted

41N Plant shrusbs in "C" street landscape strips

410 “C street sidewalks must be at least 10t wide

a2a Internal through-streets should be pedestrian friendby
434 Transia stops may be moved closer 10 building entrances
438 Plan podestrian atcess to the stop

43€  Provide wheelchair loating/ passenger waiting area
43D Provide amenities at the stop

BVR&.1QC CGNAPARNIdeting

@FGates Non-Compliance|

"U\dlcatu Compliance|
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BIORETENTION

STORMWATER PARK

Scale: 1" = 10-0"

BUILDING 1 nl " 'E SOLANA APARTMENTS
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Scale: 1" = 10-0"

BUILDING 4
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SOUTHERN LAND
COMPANY
Table 1. Tree Inventory Results
1] e NS Scientific I?BH Conditon Comments or
B Name {in} Recommendations
1 T?m-neeﬁle Pinus edulls 7,7.5  Excellent  -Native species
_‘ REE pinyon
Ailanthus -Non-native species
PEP\R\, S 2 | Tree'ofheaven altissima 8 Goed -Close proximity to building ARCHITECTURE
3 [ TreastRasten »ir.rgrrrhus 88 Good -Non-native species. . URE, ESIGN
altissima -5ome maintenance required INTERIOR DESIGH
Fraxin -Mative species
4  Greenash 2 i Ve Al 14 Good -Some maintenance required
—1 peansyanica -EAB concern
o i Ailanthus -Non-native species
1 3 ifeeich heavean altissima 5 Saoc -5ome maintenance required
& | Siberian elm Ulmus pumila 7 Good Hative spf?cles "
-Some maintenance req uired
| ;
[ -Native species
7 Quaking aspen ::::ff;}des 7 Fair -Some maintenance required
-Potential freeze damage
Fraxinus -Native species
8 | Green ash bo F 16 Good -Some maintenance required
pennsylvanica
-EAB concern
] -Native species
|_ & 9  Green ash Fri:ms;i ol 13 Good -Some maintenance required
Al A -EAB concern
3 Eraxi -Native species
o o ] 10  Green ash e 12 Good -Some maintenance required
pennsylvanica
° z -EAB concern
Ailanthus -Non-native species
11 | Tree of heaven altissima 10 Good -Some maintenance required
12 | Tree of heaven | AlONthUS 13 Goad Nan native species
2 altissima -Some maintenance required
13  Siberian elm Ulmus pumila 8,15  Good hiomrative specler il
% -Some maintenance required
FRobinia -Native species
— $ — — L Black locist pseudogcacia #12 Sl -Some maintenance required ﬁ
5 Robinia -Native species
157} Dlacklocust psevdoacacia 5,8 | Good -Some maintenance required o
__| 1l 16  Black locust Sobinia = 13 Good Harve Spetaes A Q
1 pseudoocacia -Some maintenance required <
FRobinia -Native species
Q Shipackiotus pseudoacacia G 10 ) cced -Some maintenance required Q
N s -
Eastern Populus 27, BALVE speches Lo
+ — 18 tonwood delioid 5 Fair -Some maintenance required (@)
1 = FRILTero Eioles -Eroded roots along ditch banks
—
& b -Native species
| | - - - 19  Black locust ":mm e ibm’ Fair -Some maintenance required |
> s P -Eroded roots along ditch banks. m <
———— = —p - "--_f a 20  Siberian elm Ulmus pumila 6.5 Good Hon "a"‘fe SHECES . '_
3 o -Some maintenance required [
25 -Native species I I I s
R lirmi
— 2 21 American elm :m;:mm :;'5' Fair -Some maintenance required =
L -Eroded roots along ditch banks m m
L L = -Non-native species D
o 22 | Crack willow Salix fragilis 23' Fair -Some maintenance required w)
— | o — _ _ _ _ | = — -Eroded roots along ditch banks ;
9,9, -Native species
) . . B 2 fhoemider oenepide by -Some maintenance required L
-Native species by
Fi
I ﬂ ‘ 24 | Green ash Yo . 15 Good -Some maintenance required a
— pennsylvanica
- g - S : -EAB concern o
O(v) | : 7 i 25  Boxelder Acer negunda | 7 Good e sptcles
] | & & 0 i -Some maintenance required Ll
— — § 8 i i -Native species -
- g o 5 26  Green ash F 85 Good -Some maintenance required (7)
i o 0 r pennsylvanica £
C -EAB concern
| P . B 10,8 -Non-native species
f 2 27  Siberian elm Uimus pumila 5 *2 L Fair -Some maintenance required
p -Abutting fence
= X -Non-native species
28  Tree of heaven Arf?nfhu; 9 Fair -Some maintenance required
altissima 3
-Abutting fence
L] -Non-native species
I B 29 Treeofheaven  AlOnthUs 10 Fair -Some maintenance required
H altissima
o -Abutting fence
O Allanthus -Non-native species
L @ 30  Tree of heaven e 6 Fair -Some maintenance required
— altissima .
> -Abutting fence
B . . : -Native species
. . 31 Greenash F’?‘:M: i 10 -Some mai quired
: . B -EAB concern
=) =) . . Ry == B : — -Native species
D e 0600 2 ol g 32 | Green ash ennsylvanica 75 Excellent | -Some maintenance required |—
| < % REAREARY -EAB concern [a
> a8 (@)
3 Z 55 -ID# refers to Figure 1: ERC Tree Inventory Map 4/28/2015 o
| -DBH refers to diameter at breast height measured at 54 inches above ground L
LS ’———‘ o -Multiple DBH values indicate tree trunk branching at measured height [a'g
NOTES: E
T.ALL EXISTING TREES TO BE REMOVED. o
A — A\ S >
0 25 50 100 IS . Lﬁ
N~
o
TREE REPORT AND TREE SURVEY : @
O - w
(I_—) E L
Q T &=
I
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30TH STREET

EXISTING STREET
TREES TO REMAIN

EXISTING STREET TREES
TO BE REPLACED WITH

SAME SPECIES

oppRL ST REE!

1
/
BUILDING 1
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- L1 R R d

o
/MATCHLINE SEE 7.12 £8£ L :

S
o

O oW

————t

LANDSCAPE LEGEND

SOD
|:| SYNTHETIC TURF

i NAT. UNDERSTORY/
ﬁ GROUNDCOVER

] ENHANCED LANDSCAPE: GRASSES,
PERENNIALS, GROUNDCOVERS

RIVER ROCK

NOTES:

1. TREES PLANTED IN PAVED AREAS WITH INADEQUATE ADJACENT
IMPERVIOUS SURFACE AREA OR ROOT SOIL VOLUME,
STRUCTURAL SOIL, AND/OR ROOT PATHS WILL BE PROVIDED TO
ADJACENT LANDSCAPE AREAS.

2. ALL LANDSCAPED AREAS WILL BE IRRIGATED USING WATER
CONSERVING EFFICIENT AUTOMATIC SYSTEM INCLUDING SUCH
COMPONENTS AS DRIP IRRIGATION RAIN SENSORS AND SOIL
MOISTURE SENSORS.
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[0 0an00000c0000

0000

LANDSCAPE PLAN-NORTH
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30TH STREET
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T
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NOTES:

1. TREES PLANTED IN PAVED AREAS WITH INADEQUATE ADJACENT
IMPERVIOUS SURFACE AREA OR ROQOT SOIL VOLUME,
STRUCTURAL SOIL, AND/OR ROOT PATHS WILL BE PROVIDED TO
ADJACENT LANDSCAPE AREAS.

2. ALL LANDSCAPED AREAS WILL BE IRRIGATED USING WATER
CONSERVING EFFICIENT AUTOMATIC SYSTEM INCLUDING SUCH
COMPONENTS AS DRIP IRRIGATION RAIN SENSORS AND SOIL
MOISTURE SENSORS.

LANDSCAPE LEGEND

SOD
|:| SYNTHETIC TURF

sl NAT. UNDERSTORY/
{é GROUNDCOVER

ENHANCED LANDSCAPE: GRASSES,
PERENNIALS, GROUNDCOVERS

RIVER ROCK
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1. REFER TO THE CITY OF BOULDER DESIGN AND CONSTRUCTION STREETSCAPING STANDARDS FOR ALL WORK

2. REFER TO THE CIVIL ENGINEERING DRAWINGS FOR GRADING, UTILITY AND EASEMENT INFORMATION.

3. THIS PLAN MEETS OR EXCEEDS CITY OF BOULDER LANDSCAPE CODE REQUIREMENTS.

4. REFER TO THE CITY OF BOULDER DESIGN AND CONSTRUCTION STANDARDS FOR THE TREE PROTECTION

5. NOTHING SHALL BE PLANTED BETWEEN OCTOBER 15 AND MARCH 1 WITHOUT PRIOR WRITTEN APPROVAL OF

THE CITY. STOCK, OTHER THAN CONTAINER-GROWN STOCK , SHALL NOT BE PLANTED BETWEEN JUNE 1 AND
SEPTEMBER 1 WITHOUT PRIOR WRITTEN APPROVAL OF THE CITY.
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|
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PERENNIALS
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ORNAMENTAL GRASSES
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"ALL PLANT MATERIAL CLLTIVARS SUBJECT TO APPROVAL.
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PLANT SCHEDULE/LANDSCAPE NOTES & DETAILS

Plant Materials
Plant material shall be delivered to the site after the beds are prepared and are ready for planting. Shipments of plant materials shall be thoroughly protected from the sun and from drying winds during transit
Al plants which cannot be planted at once, after delivery to the site, shall be well protected. Plant materials remain the property of the Contractor until initial acceptance.

Shrubs And Groundcovers

Plants shall be nursery grown, healthy, vigorous, compact, bushy fo the ground, well branched, of normal habit of growth for the species, and shall be free from defects, decay, girding roots, sun-scald injuries,
abrasions of the bark or limbs, disease, insect eggs, and larvae. They shall have ball sizes that meet the standard set forth by the American Association of Nurserymen, Inc. The specified sizes shall be before
pruning, and the plants shall be measured from their nominal top branches in normal position fo the top of the ball or soil level. Plants shall not be pruned prior fo delivery, except upon special approval

All plants shall be of specimen quality. Specimen means an excepfionally heavy, symmefrical, tightly knit plant, so trained or favored in ifs development that its is unqu ble and !
superior in form, number of branches, compactness and symmetry.

All plants shall be hardy under climatic conditions similar fo those in the locality of the project.

Shade Trees

Shade trees shall be healthy, vigorous, full-branched on all sides, well-shaped, specimen quality, symmetrical, and shall meet the trunk diameter, height and spread requirements as specified. Single trunk frees
shall have a straight trunk. Trees which have a damaged or crooked leader or trunk or are one-sided or do not have a full, symmetrical branch structure and crown, will be rejected. Ball shall be firm, neat,
slightly tapered, and well burlapped. Any tree loose in the ball or with broken ball at the time of planting will be rejected. Trees with abrasions on the bark, disfiguring knos, or wounds over two (2) inches which
have not calloused will be rejected. All trees shall have trunk flare exposed, excess soil shall be removed from roof ball necessary. Tree ball sizes shall be as outlined in ANSI 6.0.1 -1980.

Multi-trunk Trees: No division of the trunk which branches more then six (6) inches from the ground level, as determined by the root crown of the plant, shall be considered a stem.

Ornamental Trees

Ornamental frees shall be healthy, vigorous; full branched, well shaped, and shall meet the height and spread, caliper and branching character as specified. Trees not having a full, symmetrical branch structure
and crown will be rejected.

Single trunk ornamental trees shall have straight trunks with branching beginning a minimum of forty-two (42) inches above the top of the bail or container.

Multi-frunk ornamental trees shall be pruned so all "sucker” type branching is removed from around trunk canes as well as exiraneous branching on trunk canes below crown of trees. Pruning shall be such that
as least one-half of the plant is trunk branching and approximately one-half is crown foliage. All multi-trunk trees will conform 1o the number of trunk canes and/or caliper specified.

Materials

Compost: 100% organic, aerobically composted humus, fully composted under proper C/H ratios with sustained femperatures fo 170 degrees F., possessing excellent air porosity, water holding capacity and
drainage, optimum cation exchange capacity, free of weeds, weed seeds, insect pests and with a pH averaging 6.5 to 7.0. As supplied by Living Earth Technology, Dallas, Texas, or approved equal

Fertilizer: Complefe slow release fertilizer with an organic base, uniform in composition, dry and free flowing. Deliver ferfilizer to site in original unopened each bearing I s ]
statement of analysis. Fertilizer shall contain 20% nitrogen, 10% phosphoric acid, 10% potash, unless otherwise specified or approved. “Agriform" by Sierra Chemical Company, or approved equal.

Peat Moss: Clean hypnum peat, free of noxious weeds and rubble, dark brown in color.

Pine Fines: Fine texture, i to V2 inch size, free of noxious weeds and rubble.

Topsoil: Fertile natural surface soil, uniform in composition, similar to site topsoil if approved, free of stones, lumps, weeds, and roots. Minimum 20 percent organic matter, 50 to 70 percent sand, 15 to 20
percent clay. If topsoil ot the site does not meet specifications, Contractor is responsible for importing topsoil to the site for the purpose of backfilling plant pits.

Tagging

The Contractor shall make an inifial selection and tag, with a permanent free fag, the trees he proposes to furnish that meet all the specifications requirements and deliver required samples to the site for
approval when requested. Tree tags to be removed after final planting is complete.

The Contractor shall lay out plant material and set necessary markers and stakes for approval by Landscape Architect prior to planting. All plants are to be in the straight and even rows or as shown on plans.
The Landscape Architect or Owner reserved the right to relocate shrubs and trees from positions on the plans prior to their planting. All tree locations are to be approved by the Landscape Architect.

Tree Pits And Planting

If planting occurs without approval of plant locations by the Landscape Architect, the Landscape Architect reserves the right fo relocate plant material as deemed necessary.

Ornamental Trees: Plant ornamental trees in pits twelve (12) inches larger than the tree ball. After setting the tree, the pit shall be backfilled with parts of topsoil to one (1) part of compost and carefully settled by
watering to prevent air pockefs. Form a three (3) inch high watering ring for each ornamental tree. All cord or wire fo secure burlap on tree ball shall be cut from top of ball and around trunk. Place a (2) inch
layer of compost inside the watering ring.

Shade Trees: Plant shade trees in  tree pit two (2) feet greater in diameter that the tree ball. The crown of the tree ball should be approximately one (1) inch higher than the existing grade. After setfing the free,
the pit shall be backfilled with four (4) parts of acceptable existing soil or topsoil to one (1) part compost and carefully settled by watering to prevent air pockets. Form a four (4) inch high watering ring around
the tree. All cord or wire used to secure burlap on tree ball shall be cut from top one-third of ball and from around trunk after setting. Place two (2) inch layer of compost or bark mulch inside the watering ring.
Percolation Test Pits: The Contractor shall excavate at least four (4) test pits on the site and fill with water to test for percolation. Size of pits shall be comparable to largest tree pit to be excavated. Location can
be in conjunction with proposed shade tree location. Monitor pit for forty-eight (48) hours. If, at the end of that time, water has not significantly percolated, a Stand Pipe underdrain system should be installed for
trees in that area.

Stand Pipe Installation: Should it be determined that tree pits will not percolate, or do so very slowly, shade trees shall have sump pipes installed in specially excavated tree pits

Bed Preparation

Groundcover Beds: Loosen all groundcover beds to a depth of six (6) inches. Two (2) inches of peat moss or compost shall be applied and worked info the upper six (6] inches of bed. Beds shall be thoroughly
tilled and pulverized to a depth of six (6) inches and raked smooth. Work fertilizer info soil at the rate of twelve (12) pounds per 1000 square feet. Delivery receipts of soil amendments may be requested.
Rototill all seasonal color beds to a depth of six (6) inches. Four (4) inches of peat moss or compost shall be applied and worked into the upper six (6) inches of the bed. Beds shall be thoroughly tilled and
pulverized o a depth of six (6) inches and raked smooth. Beds shall be left two (2) fo three (3) inches higher than surrounding grade for proper drainage.

Shrub Bed Planting: Rototill all shrub beds to a depth of six (6) inches. Four (4) inches of peat moss or compost shall be applied and worked info the upper six (6) inches of the bed. Beds shall be thoroughly
tilled and pulverized to a depth of six (6) inches and raked smooth. Beds shall be left two (2) to three (3) inches higher than surrounding grade for proper drainage. Broadcast fertilizer and work lightly into the
soil around the shrubs at the rate of (12) twelve pounds per 1000 square feet. Bed shall be left high to prevent poor drainage or ponding of water within the bed.

Care shall be taken fo prevent planting beds from blocking drainage against building or impeding site drainage in any way.

Tree Guying And Staking

Submit unit cost in bid for staking all trees four (4) inch caliper and under, with three (3) steel stakes and three (3) Adj-A-Tye straps, Model 5100. Stakes should be located equal distant around the tree, and
outside of tree pit. Stakes to be embedded a minimum of two (2) feet info stable soil

Staked and guys shall be removed following the one (1) year warranty period.

Bed Alignment And Plant Placement

Shrubs and groundcover shall be planted in string line straight rows using alternafive spaces between rows. The specified quantity of shrubs or groundcover shall be placed in the bed prior to planting to assure
even coverage. The specified quantity of seasonal color shall be placed in the bed prior o planting fo assure even coverage.

After the planting is completed, all cultivated areas shall be leveled, loosened, and raked, and the edges carefully trimmed so that the tree pits and beds shall present a neat appearance. Care shall be used that
these bed edges conform as closely as possible with the lines shown on the Planting Plan. Steel edging stakes shall be on the inside of the beds.

Top Dressing
After the work of planting has been completed and approved by the Landscape Architect, mulch all beds and tree rings with two (3) inches of shredded hardwood bark mulch, lightly cultivated into area. Do not
disturb watering saucer and do not cover root flair.

Grass And Weed Removal
Existing grass and weeds in areas of proposed beds shall be removed either chemically or by excavation, including root systems. Existing weeds shall be removed either chemically or by excavation, including
root system, from all proposed lawn areas prior fo installation of grass. Contractor shall re-fill excavated areas with topsoil fo finish grade before bed preparation or grass installation.

Soil Erosion Protection

Install jute mesh or approved equal in planting bed with slopes greater than three to one prior to planting. Mesh shall have a minimum overlap of twelve (12) inches where sections join. Materials shall be
installed in lengthwise sections running parallel with the slope, providing the length of slope is in excess of fen (10) linear feet from top to bottom. Jute mesh on slopes with lengths less than ten (10) linear feet
shall be installed across the lope and double pinned at the twelve (12) inch overlap. Pins shall be installed so that no gaps or sags are visible in mesh.

Lawns

Loosen and rake smooth all areas fo be grassed. Remove all weeds, debris and any clumps, siones, clods, efc. larger than three quarter (3/4) inch diameter. Ensure lawn areas and swales are graded for proper
drainage. Areas next fo sidewalks and curbs shall be graded down fo one (1) inch below finished grade fo allow for thickness of grass build-up.

Sod: Areas will be planted with sod as indicated on the plan. All sod shall be dark, rich green, free of weeds and nut grass and placed so joints are flush between pieces. Sod is fo have root development that wil
support its own weight without fearing, when suspended vertically by holding the upper two corners. Sodded areas shall be rolled with a 200 pound roller immediately after laying, watered thoroughly and
rerolled. Al sodded grass areas shall be fertilized at the rate of twenty-five (25) pounds per 1000 square feet, prior o laying sod. Dead patches of sod shall be removed and replaced immediately.

Lawn Establishment

Itis the responsibility of the Contractor fo establish a dense lawn of permanent grasses, free from weeds, lumps and depressions. Any part of the area that fails to show a uniform germination shall be reseeded
or resodded, and such reseeding or resodding shall continue until a dense lawn is established, regardless of amount of rain.

Water, mow and edge the lawn until initial acceptance. Mow each time after the law has reached a height of three and a half (3 Vz) inches. Mow to a height of two and a half (2 %) inches, returning the
clippings to the lawn. Damage to seeded areas resulting from erosion shall be repaired by the Contractor. Scattered bare spots will not be allowed over one (1) foot square in the lawn area. Never mow off more
than one-third of the grass leaves.

Clean-Up.

During the work, the premises are to be kept neat and orderly at all times. Storage areas for plant and other materials shall be so organized that they, too, are neat and orderly. All trash, including debris
resulting from removing weeds or rocks from planting area, preparing beds, or planting plants, shall be removed from the site daily as the work progresses. All walks and drives shall be kept clean by sweeping
and hosing. Excavated soil may be distributed on the site or hauled off site as directed by Owner.

Maintenance

The Contractor shall maintain all trees, shrubs, and groundcover under this Contract until initial acceptance, by adequate watering, cultivating the top two (2) inches, weeding every two (2) weeks, spraying, and
replacing as necessary to keep plants in a healthy, vigorous condition. Bed areas shall be raked as may be required to keep them neat.

The Contractor shall maintain all grass areas under this Contract until initial acceptance by watering, mowing, spraying, fertilizing, efc.

One Year Maintenance
The Contractor shall submit a separate price for maintenance of the landscape and irrigation installation for a period of one (1) year after initial acceptance. Maintenance shall be based on the Maintenance
Specifications listed above.

Annual Pot Planting and Preparation

Use light screen material, landscaping fabric, to cover hole. Use soil mixture containing Fafard Complete Container Mix, Miracle Gro Moisture control container mix, or Monrovia Container Soil. Loosen roots
of plant material (scoring the root ball). Fill container with min. 4" washed #57 stone; line stone with filter fabric. Fill remaining container with soil mixture leaving at least 1 but no more than 2 inches between
top of soil and top of container. Wet soil before planting to settle soil. Add slow release fertilizer - Osmocote, Colorbust - and mix into soil. Add small amount of moisture holding granules.

Use 4-5 plants per square foot of container.  This may vary depending on the size of the plant (if it is a one or 5 gallon, eicetera). When putting in plants container, you can leave 1/4- 1/3 inch of root ball
above the top of soil. After you finish planting, “finish off” pots with pine fines, mini-nuggets, small stones, or moss. Water well immediately after planting. Use a “Rain Mat” under some large plant material
that tends to wilt when dry.

Annual Beds Planting and Preparation
When ever possible, loosen soil with tiller adding soil conditioner (Earth Food, Barky Beaver soil conditioner, or soil from The Compost Farm).
Use 3 to 4 annuals per square foot. Add fertilizer, then mulch with Mini nuggets or soil conditioner. Water well immediately after planting. Best if plants being used are watered well before taken to planting site.
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BUILDINGS 1, 3, AND 4 UNIT COUNTS

Totals by building:

Efficiency Units

Level 1

Level 2

Building 1 (North)
Level3 Level4 Total

Total NRSF

Levell Level2

Building 3 (South)
Level3 Leveld

Total Total NRSF

11

Levell Level2

Building 4 (South)

Level 3

Level4 | Total

[Studio Units

1 Bedroom Units

2 Bedroom Units

3 Bedroom Units

[Penthouse

Work / Townhouses
Subtotal with Efficiencies at 1/2 density

|_Total with Efficiencies counted as one density

BUILDINGS 1, 3, AND 4 AREA

Last Updated 0428 2015 9:15am MST by SC/0Z

35,822

34,277

32,244

13,291

95,933

12,938

75
85

12,938

85
10

12,558

42,688

24,623

24,032

23,532

22,996

Project totals

Total NRSF

Overall Building Gross Square Footage (GSF) 34,780 9
UNITS:

Units Overall Building Gross Square Footage (GSF) 17,116 34,277 34,780 32,244 8,4 13,291 12,938 12,938 12,558 24,616 24,032 23,532 22,996 9 6

Units Net Rentable Square Footage (NRSF) 13,440 25,165 29,956 27,372 95,9 9,280 11,143 11,143 11,122 4 19,608 20,532 20,032 19,572 9,744

Units Amenities (Common Interior) 0 3,738 0 0 8 1,739 0 0 0 9 0 0 0 0 0

[Common Area (Circulation/BOH) & leasing on Level 1/bldg 1 3,676 5,374 4,824 4,872 8,746 2,272 1,795 1,795 1,436 9 5,008 3,500 3,500 3,424 4

Unit Building Efficiency (NRSF/GSF) 78.5% 73.4% 86.1% 84.9% 0% 69.8% 86.1% 86.1% 88.6% 79.7% 85.4% 85.1% 85.1% 8

Unit Balconies (open air) 1,307 1,839 1,387 4 879 978 895 1,580 1,708 1,567 4,8

Unit Patios (on concrete podium) - SLC verify sizes 266 66 822 1,571

Unit Private Rooftop Terrace Areas (over occupied space) 1,348 48 307 338 6 503 149 799 4

Unit Public Roof Terraces (over occupied space) 1,714 0 0 Amenities
Units Amenities (Common Exterior) 9,508 9,508 0 Ave SF| Total SF
[TOTAL UNITS (Micros as one unit) 8 35 42 38 8.5 10.5 11 10 0 19 21 20 19 242
[Amenity Interior Space SF per Unit 0 0 23| 5,477
[Amenity Exterior Space SF per Unit 0 0 39| 9,508
[Total Amenity Space SF per Unit 08 0 62| 14,985
Commercial: 18,707

Comm Overall Building Gross Square Footage (GSF) 18,707 8,70

[Comm Net Rentable Square Footage (NRSF) 17,095 09

IComm Common Area (Circulation/BOH) 1,612 6

[Comm Building Efficiency (NRSF/GSF) 91.4% 91.4

BUILDING 2 AREA

PROJECT SPECIFIC NOTES:

1.1GA BOUNDARY DOES NOT TAKE INTO ACCOUT EXTERIOR WINDOWS WHICH ARE NOT MODLED AT THIS TIME.
2. VERTICAL PENETRATIONS FOR SHAFTS AND BUILDING/FLOOR SERVICE AREAS FOR MECHANICAL AND ELECTRICAL ROOMS ARE PLACE HOLDERS AND WILL CHANGE WHEN THE MECHANICAL AND ELECTRICAL SYSTEM ARE ENGINEERED
3.0CC. AREA/EXTENEDED CIRC. NOT ACCOUNTED FOR AT THIS TIME.
4. PATIOS AND OCCUPIED ROOF AREAS ARE NOT INCLUDED IN BOMA

Gross SF (Including exterior walls and th Excluding patios and Rool
Gross SF Rentable Per BOMA (below) _|Total Gross/Total BOMA Rentable
Covelt 1391 012
Level2 2,555 037
Level3 2555 406
9,524 050
[Total 125825 122505 1027100933
PRELIINARY CALCULATIONS (NOT FOR LEASING) FINAL CRLCULATIONS
D T T
Vieasure Heasare Wieasare e Wieasure ure FH R
SPACE/SUITE INTERIOR GROSS MAJORVERTICAL PARKING OCCUPANT SPACEID OCCUPANTAREA | BASEBUILDING | SERVICE& |LOADFACTOR| RENTABLEAREA
AREA (1GA) PENETRATIONS. STORAGE CIRCULATION | AMENITY AREAS 8
Parking I ] I I I | | [ [ I ]
mcawaons | 0| 5 | I | I N - [y |
GecupantArea i Gecupant Area A 217 T 255
Occupant Area o 7451 1173 8325
Occupant A Occupant Area C 7298 173 8154
VL1 TOTALS 31391 830 o 30561 25966 2498 1452 1173 20012
Occupant Aread Occupant Areat 74065 EIZ] 5719
Occupant Area € Gccupant Area C 14604 1173 16317
o proms [ | = | =] e N - (i v |
Gccupant AreaF Gecupant Areal 75008 T 32406
3 Occupant Areak 173 0
LVL3TOTALS | s | 830 | | o | 31,725 | | 29,004 1,325 [ e | s | 32406 |
H Occupant Areal 76000 1173 75050
Occupant Avea) Gccupant Areak 1173 o
Occupant Areak Occupant Areal. 7 0
Occupant Area L tArea 1173 0
LVL4TOTALS 29324 830 o 28494 26000 132 566 1173 29050
T 25825 | 3320 0 o [ 505 109,643 Ty 3,150 ERITE) 122,505
USE THESE NUMBERS FORLEASING
BOMA NOTES:
o
. Jude sais,elevatorsshafs, -
ofthe levesof iish g and HVAC
‘ from area o tha lor level
a ures, Jes goodsor merchandise.
iculation . ol fret
3building an nclucing p ding food ) e
ar shower areas

K- Load Factor 8 isa rat

L

M- Capp market
N-Capped

on each floor evel of a build

of the building
ing.

floor level of a bulding,

o- aratio,
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AHM 16.5 Written Statement: A written statement
and drawings which describes the way in which SOUTHERN LAND
TO PARAPET 9 the proposal accommodates pedestrians, including COMPANY
f”z‘_‘f/“ S without limitation uses proposed for the ground lev-
o C T Tt el, percent of transparent material at the ground lev-
53zy-0r N % H
= el, and signage and graphics.

LEVEL 4
~
5312-0° *

LI
L LEVELJ* g

One of the most unique elements of the Réve project - Tt
design, is the absence of auto focused uses, activity ‘ ‘ URBAN DESIGN
and requirements. Through placing 100% of the parking d
entirely underground, the project design places the pe-
g, A — destrian and bicyclist first. Even the required TVAP con-
}_ i | ‘ ' \J T8 ™ nections are designed to create opportunity and priority
D el 4‘_@ e \ ,&—hn’ﬂ;_ 24. : Ji ili‘l_ Ll e W) Yerswn 1,.,;,4.. —H N LEVEL 1 for the pedestrian and bicyclist. There are multiple con-
' : 20 i R TE nections through the site where a pedestrian or bicyclist
*Usos 28 7O does not need to encounter an automobile. Key design
features for the pedestrian/bicycle include:

INTERIOR DESIGN

- -
[ ||
11 _ LEVELZ

5260 -0

55" BUILDING HEIGHT
FROM HISTORIC LOW POINT

&

[

BUILDING 1 - WEST - 30TH ST.

P Ground floor uses promote visibility, transparency, en-

gagement and light. Uses include; Lively storefront

spaces spill activity onto the sidewalk, Outdoor Dining,

Live/Work experiences

* The site’'s permeability and the orientation of the build-

A TR0 on .4 ings will promote bicycle and pedestrian circulation.

T o T S T : l ) | werr 1 T | « East/West TVAP connection will be designed and or-

= ganized to slow the auto traffic down and create a
priority for safe, functional travel space for the pedes-
trian and bicyclist

+ Connection to the underpass below 30th Street to fa-
cilitate safe and efficient pedestrian/bicycle movement
to shopping, dining and employment located to the
west of Réve.

+ All of the open spaces are linked by walkways, seat-
ing areas, courtyards, bridge, and/or a shared plaza
T throughout the development.

Yisos szes . 0 50 + A multi-use path is proposed for the entire frontage
along the 30th Street streetscape, which will provide
for circulation and encourage an active streetscape
with transparency through the creation of space for
retail, restaurant, and office uses at the ground floor.

+ The streetscape provides for planting zones at the
curb to help separate the pedestrian and vehicles and

7.0 ROOF wide sidewalks/multi-use paths provide safe and com-

& =0t fortable circulation.

il « Distinctive street furnishings and diverse storefronts

4 = Will create a signage program to encourage easy and
fun navigation for the bicyclist and pedestrian

« The buildings have been placed to frame the streets
to define a pedestrian scale along auto centric these
wide corridors.

+ The open space within the site has been designed to

& be comfortable and inviting with proper width to height

. of building for appropriate scale.
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SOUTHERN LAND

COMPANY

@ .
ESTIMATED APPARENT
PROXIMAL BUILDINGS BLDG HGT | STORIES
1. 3060 PEARL PKWY [SOLANO] 46-8" 4
2. 3275 PRAIRIE AVE [XEROX] 112" 1
3. 217532ND ST 148" 4
4. 2045 32ND ST [EXCEL SPORTS] 166" 1
5. 2005 32ND ST 116" 1
6. 2000 30TH ST [CHRISTY’S SPORTS]  32-0" 2
7. 1955 30TH ST [TWO NINE NORTH] 476" 4
8.  GOOGLE HQ (IN CONSTR) 46-0" 4
9. 2950 PEARL ST [CHASE] 220" 1
10. 2999 PEARL ST [BARNES & NOBLE] 340" 1
11. BOULDER JUNCTION (IN CONSTR) 55-0" 5

REVE
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Preliminary Consistency with BVRC Design Guidelines

BVRC Guidelines only apply to area
south of the ditch

BVCP DESIGN GUIDELINE applies to the south portion of project

CONSISTENCY ANALYSIS WITH GUIDELINE

Meets
Guideline?

3.1.B Locate Buildings close to the street

3.1.D Maximize the street frontage of buildings

3.1.C. Locate buildings at street corners (see also guideline 5.2.B)

3.1.E. Lay out the site to support pedestrian circulation

Pedestrian circulation should be an integral part of initial site layout, not added after building locations
and vehicular circulation are determined. Organize the site so that buildings frame and reinforce
pedestrian circulation.

3.1.G. Preserve and capitalize on views to the west

Locate buildings and open space to preserve and take advantage of views to the west, northwest and
southwest from public spaces on and near the site such as streets and sidewalks.
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(Open Space Guidelines):

3.1.F. Useable open space should be integral to the plan;

3.6.A. Provide useable outdoor open space;

3.6.B. Locate and design open space to encourage use;

3.6.E. Provide furnishings and landscaping in open space; and

3.8.A. Provide outdoor furnishings

Useable outdoor spaces should be provided that will encourage activity at the street and building
entrances...To ensure that useable open space is well-used, it is essential to carefully locate and
design it.

3.1.K. Provide vehicular and pedestrian links

Provide transportation links to adjacent properties for automobiles, bicycles and pedestrians.

3.2.A. Internal drives should connect public streets; and

3.2.B. Connect with adjacent parking lots or drives
Wherever possible internal access drives should be located to join together existing public streets
and/or connect to adjacent private drives...

3.3.A. Provide a complete pedestrian network; and 3.3.B. Provide interior pedestrian links to
adjacent properties

Provide a complete network of paths that interconnect building entrances, parking and transit stops,
public sidewalks and crossings, adjacent properties, adjoining off-street paths and any other key
destinations on or adjacent to the site.

3.3.C. Distinguish and enhance pedestrian paths; 3.3.D. Use distinctive paving;
3.3.E. Provide crosswalks; and

3.3.E. Ensure adequate path widths

Pedestrian paths should be clearly defined and enjoyable to use.

3.4.H. Ensure bicycle parking is ample and secure; 3.4.B. Locate bike racks where visible and
convenient; and

3.4.C. Provide shelter and lighting for bike parking
Provide two bike parking spaces for every 10 vehicle spaces.

3.5.A. Try to minimize parking needs; and
3.5.B. Try to provide structured, rather than surface,
parking
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5.1.E. Intermingle the building interior and exterior

Take “the indoors” outdoors by spilling interior spaces (e.g. dining areas,
merchandising displays) onto walkways and plazas.

5.2.A. Orient the building to the street

The building should address the street...Orient the main facade to the street,
and provide an entrance(s) on the streetside...In general, for walkability,
building or store entrances should occur at least approximately every 150 feet.
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5.2.B. Address the street corner

Buildings at street corners, BVRC gateways in particular (see Gateways Map,
Appendix E), must be designed to address the corner -- that is, to engage the interest
of drivers, pedestrians and bicyclists at the intersection. Provide a building entry,
additional building mass, and distinctive architectural elements at the corner.
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5.2.C. Emphasize building entrances

Use building massing, special architectural features, and changes in the roof

line to emphasize building entrances
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5.2.D. Avoid large blank walls; For visual interest, avoid blank wall
surfaces longer than approximately 100 horizontal feet and higher than
approximately 20 vertical feet. Effective ways to articulate walls include:

+ Vary the building mass to reflect interior spaces;
* Modulate the wall plane with a rhythm of three dimensional forms, like
bays, pilasters, recesses

Every building in the BVRC should be a notable, enduring contribution to
Boulder’s built environment. Exterior building materials should convey
solidity and permanence.

5.2.E. Provide pedestrian interest on the ground level;

5.2.G. Standardized designs and foreign styles are discouraged
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5.2.1. Use human-scale materials; and
5.2.J. Select high-quality exterior materials

5.2.F. Design all sides of the building;

5.3.A. Locate service areas to minimize visibility; 5.3.B. Screen truck areas;
5.3.C. Enclose trash storage;

5.3.D. Utility boxes and meter should be inconspicuous; and

5.3.E. Minimize the visibility of HVAC systems
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3.7.A. Exceed City landscape standards;

3.7.B. Street corners and site entries should have special landscaping;

3.7.C. Pedestrian areas should have special plantings; 3.7.D. Vehicular areas may have larger- scale
plantings; and

3.7.E. Utilize xeriscape techniques

The proposed landscape plan includes a variety of plant materials in excess of the landscape requirements.

4.1.A. Identify which type of street(s) the development site fronts

4.2.A. Internal through-streets should be pedestrian friendly

Internal (privately-owned) through-streets should look and function like “A” streets, that is, pedestrian- friendly.
This may be challenging if the drive passes along interior parking lots. Provide a 6 foot-wide walk on both sides
of the drive. Ensure pedestrian interest along the walk by providing storefronts or windows, street trees,
landscaping, and/or special lighting. Screen or buffer parking lots if possible. On-street parallel parking is
strongly recommended. Also see Guideline 3.2.A.

5.1.A Break down the mass of the building; and

5.1.C. Transition to adjacent buildings

For human scale and visual interest, break down the mass of the building, horizontally and vertically, into a
hierarchy of volumes...[additionally,] consider varying building height and massing to make a visual transition to
adjacent buildings.

5.2.K. Buildings should be environmentally sound

Use environmentally sound building design, construction techniques and materials.

DESIGNOBJECTIVES for “C” streets
e Heavy cross-town and regional traffic
e Four or more drive lanes

No on street parking

Landscaped medians:

Special efforts needed to buffer pedestrians from high volumes of high-speed traffic, to safely
accommodated bicyclists and to screen parking lots

Wider heavier street side plantings
Large retail buildings and street-side parking lots are more likely here than along A and B streets
Wide sidewalks and/or multi-use paths

Concentrate buildings at the corners of intersections and locate any parking lots toward the middle of the lot
or block
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Preliminary Consistency with Transit Village Area Plan Design Guidelines

Transit Village Area Plan

TVAP Guidelines only apply to north side of the ditch within the
TVAP-MU2 portion of the site within the Pearl District

STREET

General Guidelines: The following guidelines apply to all character districts.

CONSISTENCY ANALYSIS WITH GUIDELINE

Meets
Guideline?

Building Placement and Design

¢ Orient the main facade to the street and provide an entrance on the street side of the building.

o 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.

e Consider opportunities to frame or preserve views of the Flatirons to the southwest.

Useable Open Space

¢ 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.

Permeability

o  While the improved street network will provide more frequent pedestrian connections, also provide multiple
opportunities to walk from the street into projects, thus presenting a street face that is permeable. Also
provide opportunities to walk within the interior between abutting properties. This is especially important
where street blocks are large, for example in the Wilderness Place District

Pearl Street Center Guidelines
e Locate buildings and building entries along Pearl and 30t streets, with parking behind the
buildings. Large buildings will likely need multiple entrances.

e Along Pearl and 30t streets, provide active first-floor uses, such as retail, where feasible.

e Look for opportunities to create car-free or car-reduced zones.
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Buildings adjacent to Goose Creek Greenway or the North Boulder Farmer’s Ditch should orient to
the greenway or ditch amenity.

Provide direct access from adjacent properties to the future ditch path and the existing greenway, if
the grade difference can be reasonably mitigated.
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