
 
Boulder Design Advisory  

Board Agenda 
Wednesday, June 10, 2015 

1777 West Conference Room 
4 – 8 p.m. 

 
 

 
 

The following items will be discussed: 
 

1. Call to Order 
2. Approval of Minutes 
3. Pearl Place Project Review 
4. The Reve Project Review 
5. Board Matters 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
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 McInerney  
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. 

 
o 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. 
 

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

o 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.  
 

6.10.15 BDAB Meeting     Page 2 of 87

https://webmail.bouldercolorado.gov/owa/redir.aspx?C=I5NO4b26akWhgmZpN9k_L3ln-0EqYNAIb3BQVECXatq4pRtRPkpbxOOxLA_bEvetV-NSpTIFrBA.&URL=http%3a%2f%2fwww.bouldercolorado.gov%2f


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. McInerney, 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 S'PARK 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.  

 
o 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 S'PARK  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 34th 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. 

 
o 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.  

 
o 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.  

 
o He had concerns that the applicant stated the lifespan of the building was only 20 

years. 
 
o 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.  

 
o She also noted that the main entrance faces 34th Street and that the Maarket does a 

good job of not turning its back on Valmont by providing a lot of transparency and a 
raised outdoor seating deck at the corner.   

 
o 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.  

 
o 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 Lofts 
J. Brown recommended the applicant consider a live/work program for the townhouses that 
front the woonerf. 

 
o Simplify the façade of the flats buildings by using less materials. 
 
o 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 façade along Junction Place is less 

choppy. 
 
o 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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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.  
 

• 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.  
• Ciclo is great and working so no further comments there.  
• Make sure ground floor timber residential units have access to the 

street. Will help activate and make the place.  
• 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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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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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 McInerny – 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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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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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 13th 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 McInerney  
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 façade 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.  

 
o D. McInerney 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. McInerney 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.  

o 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.  
 

o 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.  
 

o 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 façade 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.  
 

o 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. 
 

o 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.  

 

6.10.15 BDAB Meeting     Page 14 of 87



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. 
 

o D. McInerney 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 &34th 

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 34th 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 façade. He 
liked the Meredith and 44th Street corner in terms of the composition and recommended 
reproducing that corner onto the Valmont corner. The east corner of 34th Street should be an 
extension of the space with more public architecture to draw you in. 

 
o M. Lee agreed with the statements regarding Valmont and 34th Street and asked if there 

would be a way to tie that corner together with Meredith and 34th 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 Valmont. 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 34th 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. 
 

6.10.15 BDAB Meeting     Page 15 of 87



o There is an opportunity on the 34th Street frontage or the corner of Valmont to have a 
retail component expressed more. The façade seems like the back of a building. Putting 
in larger windows in the bedrooms would help with this.  

 
o He also noted that 34th 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 30th and suggested adding a seatable planter at 
the base to help ground the building. 
 

o 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.   
 

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

o 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. 
 

o 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. McInerney 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.  
 

o 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.  
 

o 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. 
 

o 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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APPROVED BY 
 
_____________________  
Board Chair 
 
________________  
DATE 
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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 McInerney 
 
BDAB MEMBERS ABSENT: 
 
PLANNING BOARD EX-OFFICIO MEMBER PRESENT: 
Bryan Bowen 
  
STAFF PRESENT: 
Sam Assefa, Senior Urban Designer 
Chandler Van Schaack, Planner I 
 
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. 

6.10.15 BDAB Meeting     Page 19 of 87

https://webmail.bouldercolorado.gov/owa/redir.aspx?C=I5NO4b26akWhgmZpN9k_L3ln-0EqYNAIb3BQVECXatq4pRtRPkpbxOOxLA_bEvetV-NSpTIFrBA.&URL=http%3a%2f%2fwww.bouldercolorado.gov%2f


 
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. 

 
o 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.  

 
o 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 13th 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 façade could be a lot quieter, similar to the south façade. 
  
 
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 3rd floor forward on the Broadway façade 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 
3rd 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 façade. 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 2nd 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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Description Symbol Avg Max Min Max/Min Avg/Min

Bldg 1 Walkway - North

Bldg 1 Walkway - South

Bldg 1 Walkway - SW

1.3 fc 9.7 fc 0.0 fc N / A N / A

1.1 fc 6.1 fc 0.0 fc N / A N / A

3.3 fc 7.9 fc 0.0 fc N / A N / A

3.0 fc 5.7 fc 0.4 fc 14.3:1 7.5:1

1.0 fc 4.2 fc 0.0 fc N / A N / A

3.3 fc 18.3 fc 0.2 fc 91.5:1 16.5:1

0.9 fc 2.0 fc 0.2 fc 10.0:1 4.5:1

1.7 fc 5.1 fc 0.2 fc 25.5:1 8.5:1

1.1 fc 4.7 fc 0.3 fc 15.7:1 3.7:1

2.1 fc 18.5 fc 0.0 fc N / A N / A

1.2 fc 4.0 fc 0.1 fc 40.0:1 12.0:1

1.5 fc 72.1 fc 0.0 fc N / A N / A

Bldg 2 Walkway - East

Bldg 2 Walkway - North

Bldg 2 Walkway - South

Bldg 3 Walkway - North

Bldg 3 Walkway - South

Bldg 4 Walkway - North

Bldg 4 Walkway - South

Bldg 5 Walkway - North

Entire Site

LUMINAIRE SCHEDULE

Symbol Label Qty File Lumens LLF WattsCatalog Number Description Lamp

A 28 Type
A_BI45_LM09.I

ES

Absolute 1.00 28.4

B 9 Type
B_BL03_LK78.

IES

Absolute 1.00 36

E 39 Type
E_BB57_LE43.

IES

Absolute 1.00 2.7

G1 29 Type
G1_ULB100-

35W32LED4K-
R-LEV5

(S1208062).ies

Absolute 1.00 35.37

G2 14 Type G2_OVB-
6LEDW

(S1002024m).i
es

Absolute 1.00 9.2

C 8 Type
C_PEN380___

70M.ies

6600 1.00 70

F 102 Type F_301-
10LED4041.ies

Absolute 1.00 8.04

H 779 H Alt_LED-
TO2435-1-

WT.ies

229 1.00 4

BI45_LM09
Sistema iRoll 65: Small
body optical assembly
with electronic control gear
2110lm 26W Neutral
White LEDs and
symmetrical optic

LED neutral white

BL03_LK78
U.F.O. - Pole-mounted
system - Small body
optical assembly - 2320
lm 37.3W -  Neutral White -
- SC optic

Flat panel Neutral White

BB57_LE43
Ledplus inox: Ledplus -
2W 180lm LED neutral white (nr.2)

ULB100-
35W32LED4K-R-
LEV5

ULB100
(ULB100-R-LEV5) White
35W SSL c/w Advance
Driver XITANIUM
75W0.35A @ 120.00V

OVB-6LEDW OVB (6 Lumiled Rebel ES)

10.10400.0
PENDO PEN380 70W
Ceramic Metal Halide - T6 6600 lm

10LED4041
MACHINED CYLINDRICAL
METAL HOUSING, 1 LED
MODULE, CLEAR FLAT
GLASS LENS IN
MACHINED CYLINDRICAL
BROWN PAINTED
METAL LENS FRAME
WITH UNFINISHED
INTERIOR SURFACE
BETWEEN LENS AND
LED MODULE.

ONE LED MODULE, TLM-
R16B-A354041B-A000,
LED MODULE AIMED AT
THE HORIZON.

LED-TO2435-1-WT
B122313

OUTDOOR LED TAPE
LIGHT LED-WHITE
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Project totals
Level 1 Level 2 Level 3 Level 4 Total Total NRSF Level 1 Level 2 Level 3 Level 4 Total Total NRSF Level 1 Level 2 Level 3 Level 4 Total Total NRSF Total

Efficiency Units 28
Studio Units 34
1 Bedroom Units 126
2 Bedroom Units 31
3 Bedroom Units 5
Penthouse 5
Live Work / Townhouses 13
Subtotal with Efficiencies at 1/2 density 8 35 42 38 123 7.5 9 9.5 8.5 34.5 18 18.5 18 16 70.5 228
Total with Efficiencies counted as one density 8 35 42 38 123 95,933 8.5 10.5 11 10 40 42,688 20 21 20 18 79 79,744 242

Building 1 (North) Building 3 (South) Building 4 (South)
Totals by building:

Level 1 Level 2 Level 3 Level 4 Total Level 1 Level 2 Level 3 Level 4 Total Level 1 Level 2 Level 3 Level 4 Total

Overall Building Gross Square Footage (GSF) 35,822 34,277 34,780 32,244 137,123 13,291 12,938 12,938 12,558 51,725 24,623 24,032 23,532 22,996 95,183

UNITS:
Units Overall Building Gross Square Footage (GSF) 17,116 34,277 34,780 32,244 118,417 13,291 12,938 12,938 12,558 51,725 24,616 24,032 23,532 22,996 95,176
Units Net Rentable Square Footage (NRSF) 13,440 25,165 29,956 27,372 95,933 9,280 11,143 11,143 11,122 42,688 19,608 20,532 20,032 19,572 79,744

Interior 0 3,738 0 0 3,738 1,739 0 0 0 1,739 0 0 0 0 0
3,676 5,374 4,824 4,872 18,746 2,272 1,795 1,795 1,436 7,298 5,008 3,500 3,500 3,424 15,432

Unit Building Efficiency (NRSF/GSF) 78.5% 73.4% 86.1% 84.9% 81.0% 69.8% 86.1% 86.1% 88.6% 82.5% 79.7% 85.4% 85.1% 85.1% 83.8%

1,307 1,839 1,387 4,533 879 978 895 2,752 1,580 1,708 1,567 4,855
266 266 822 822 1,571 1,571

1,348 1,348 307 338 645 503 149 799 1,451
1,714 1,714 0 0

Exterior 9,508 9,508 0 0

TOTAL UNITS (Micros as one unit) 8 35 42 38 123 8.5 10.5 11 10 40 19 21 20 19 79
Interior 30 43 0
Exterior 77 0 0

108 43 0

Commercial: 18,707
Comm Overall Building Gross Square Footage (GSF) 18,707 18,707
Comm Net Rentable Square Footage (NRSF) 17,095 17,095

1,612 1,612
Comm Building Efficiency (NRSF/GSF) 91.4% 91.4%

Building 1 (North) Building 3 (South) Building 4 (South)

Amenities

PROJECT SPECIFIC NOTES:

1. IGA 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. OCC. 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 the existing buidling. Excluding patios and Roof)

Gross SF Rentable Per BOMA (below) Total Gross/Total BOMA Rentable
Level 1 31,391 29,012
Level 2 32,555 32,037
Level 3 32,555 32,406

29,324 29,050
Total 125,825 122,505 1.027100935

A B C D E F G H I J K L
Input Measure Measure Measure Measure =B-C-D-E Input Measure Measure =F-H-I =SUMF/SUMH =H*K

SPACE / SUITE INTERIOR GROSS 

AREA (IGA)

MAJOR VERTICAL 

PENETRATIONS

PARKING OCCUPANT 

STORAGE

PRELIMINARY FLOOR 

AREA

SPACE ID OCCUPANT AREA BASE BUILDING 

CIRCULATION

SERVICE & 

AMENITY AREAS

LOAD FACTOR 

B

RENTABLE AREA

Parking

PARKING GARAGE TOTALS 0 0 0 0 0 0 1.1173 -

Occupant Area A Occupant Area A 11,217 1.1173 12,533
Occupant Area B Occupant Area B 7,451 1.1173 8,325
Occupant Area  C Occupant Area C 7,298 1.1173 8,154

LVL 1 TOTALS 31,391 830 0 30,561 25,966 2,498 1,452 1.1173 29,012

Occupant Area D Occupant Area B 14,069 1.1173 15,719
Occupant Area E Occupant Area C 14,604 1.1173 16,317

LVL 2 TOTALS 32,555 830 0 31,725 28,673 1,697 566 1.1173 32,037

Occupant Area F Occupant Area J 29,004 1.1173 32,406
Occupant Area G Occupant Area K 1.1173 0

LVL 3 TOTALS 32,555 830 0 31,725 29,004 1,325 566 1.1173 32,406

Occupant Area H Occupant Area J 26,000 1.1173 29,050
Occupant Area J Occupant Area K 1.1173 0
Occupant Area K Occupant Area L 1.1173 0
Occupant Area L Occupant Area M 1.1173 0

LVL 4 TOTALS 29,324 830 0 28,494 26,000 1,324 566 1.1173 29,050

125,825 3,320 0 0 122,505 109,643 6,844 3,150 1.1173 122,505

USE THESE NUMBERS FOR LEASING

BOMA NOTES:

B - Interior Gross Area (IGA) excludes voids, interstitial space, and makes no deductions for columns and other projections necessary for the building.
C - Major Vertical Penetrations include stairs, elevators shafts, flues, pipe shafts, vertical ventilation ducts and their enclosing walls.  Excludes voids and vertical penetrations built for the private use of a tenant occupying office area on more than one floor.
D - Parking includes enclosed, structured floor area located within the building and used for transiet storage of motor vehicles, including associated circulation and services.
E - Occupant Storage is space that is usable by occupants only for storage because of its location and/or because of the levels of finish, lighting, power and HVAC making it unsuitable for use as office space.
F - Preliminary Floor Area is the result of subtracting the areas of the major-vertical penetrations, parking and occupant storage on a floor from the interior gross area of that floor level.
H - Occupant Area is a portion of a building where an occupant normally houses personnel, equipment, fixtures, furniture, supplies, goods or merchandise.
I - Base Building Circulation is the minimum path on a multi-occupant floor necessary for access to and egress from occupant areas, stairs, restrooms, janitor's closet, areas of refuge, life safety equipment, building servie & amenity areas.

K - Load Factor B  is a ratio, the numerator of which is the building total preliminary floor area and the denominator of which is the building total occupant area.
L - Rentable Area for Method B is the product of multiplying the occupant area of an occupant or floor level times the load factor B of the building.
M - Capped Load Factor is the lesser of the market load factor and the load factor B on each floor level of a building.
N - Capped Rentable Area is the product of the capped load factor and the occupant area on each floor level of a building.
O - Full Floor Equivalent Factor is a ratio, that numerator of which is the rentable area of a floor level and the denominator of which is the full floor occupant area of the floor level.

PRELIMINARY CALCULATIONS (NOT FOR LEASING) FINAL CALCULATIONS

J - Building Amenity Areas adds convenience for all occupants of a building and that is not used exclusively by one occupant.  Including buidling conference rooms, lounges or vending, food service, health or fitness, daycare facilities, locker or shower facilities.  (Not historically used as part of a building common calc.).  Building Service Areas is the portion 
of a building that provides services that enable occupants to work in teh building.  This includes main and auxiliary lobbies, corridros, mechanical & equipment rooms, fire control rooms, enclosed loading docks, restrooms & janitor's closets, building offices including staff locker & shower areas.

BUILDINGS 1, 3, AND 4 UNIT COUNTS

BUILDINGS 1, 3, AND 4 AREA

BUILDING 2 AREA
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100’-0” PROPERTY OFFSET

PROXIMAL BUILDINGS

1. 3060 PEARL PKWY [SOLANO]
2. 3275 PRAIRIE AVE [XEROX] 
3. 2175 32ND ST 
4. 2045 32ND ST [EXCEL SPORTS] 
5. 2005 32ND ST 
6. 2000 30TH ST [CHRISTY’S SPORTS]
7. 1955 30TH ST [TWO NINE NORTH]
8. GOOGLE HQ (IN CONSTR)
9. 2950 PEARL ST [CHASE] 
10. 2999 PEARL ST [BARNES & NOBLE]
11. BOULDER JUNCTION (IN CONSTR)

46’-8” 4
11’-2” 1
14’-8” 4
16’-6” 1
11’-6” 1
32’-0” 2
47’-6” 4
46’-0” 4
22’-0” 1
34’-0” 1
55’-0”   5

02

03
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0506
07

08
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ESTIMATED APPARENT
BLDG HGT | STORIES
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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. 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

Preliminary Consistency with BVRC Design Guidelines 
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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. 

 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 

 
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   

6.10.15 BDAB Meeting     Page 83 of 87



   Page 6 

 

5.2.I.  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. 

  
 
 

 
DE S I G N OB J E C T I V E S for “C” streets 

 Heavy cross-town and regional traffic 

 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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 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. 

 
  

 

 
 

 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. 

 
 
 
 
 
 
 
 

 

 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 
 

 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 

 Locate buildings and building entries along Pearl and 30th streets, with parking behind the 
buildings.  Large buildings will likely need multiple entrances. 

  
 

 

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

 

 
 

 
 

 

 

 Look for opportunities to create car-free or car-reduced zones. 

 
 
 

 
 
 
 

 
 
 
 

Preliminary Consistency with Transit Village Area Plan Design Guidelines 
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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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