
CITY OF BOULDER 
PLANNING BOARD MEETING AGENDA 
DATE:  
October 28, 2025 
TIME: 6:00 PM 
PLACE: Hybrid Meeting 

 
1. CALL TO ORDER 

 
2. PUBLIC PARTICIPATION 

 
3. APPROVAL OF MINUTES 

 
A. The August 26, 2025 Draft Planning Board Minutes are scheduled for approval. 
B. The September 16, 2025 Draft Planning Board Minutes are scheduled for approval. 
C. The September 30, 2025 Draft Planning Board Minutes are scheduled for approval.  

4. CALL UP ITEMS 
 

A. Call-Up Item: Final Plat to subdivide the property at 2114 Violet Avenue to create three 
lots. Lot 1 is 18,200 square feet, Lot 2 is 9,898 square feet, and Lot 3 is 9,896 square feet 
(2114 Violet Subdivision, case no. TEC2024-00066). The Preliminary Plat was approved 
through case no. LUR2024-00079. This application is subject to potential call-up on or 
before October 28, 2025. 
 

5. PUBLIC HEARING ITEMS 
 
A. AGENDA TITLE: Concept Plan Review and Comment Request for proposed development of 
the Boulder Storage site at 4880 and 4898 Pearl Street with four residential buildings containing 
281 apartment units and a new 85,000 square foot commercial storage building. 
 
B. AGENDA TITLE: Use Review for three hotel suites in the existing carriage building and new 1,367 
sq. ft. building at 1105 Spruce Street, totaling 6,522 sq. ft. Reviewed under case no. LUR2025-00032. 
 

6. MATTERS FROM THE PLANNING BOARD, PLANNING DIRECTOR, AND CITY 
ATTORNEY 
 
A. Council Letter Discussion  

7. DEBRIEF MEETING/CALENDAR CHECK 

8. ADJOURNMENT 
 
 
 
 
 
 
 
 

 
For more information call (303) 441-1880. Board packets are available after 4 p.m. Friday prior to the meeting, online at www.bouldercolorado.gov. 

* * * SEE REVERSED SIDE FOR MEETING GUIDELINES * * * 

http://www.bouldercolorado.gov/


CITY OF BOULDER PLANNING BOARD 
VIRTUAL AND HYBRID MEETING GUIDELINES 

 
These guidelines apply to electronic meetings and hybrid meetings. Hybrid meetings permit simultaneous in-person and electronic 
participation.  
 
CALL TO ORDER 
The Board must have a quorum (four members present) before the meeting can be called to order. 

AGENDA 
The Board may rearrange the order of the agenda or delete items for good cause. The Board may not add items requiring public notice. 

PUBLIC PARTICIPATION 
The public is welcome to address the Board (3 minutes* maximum per speaker) during the Public Participation portion of the meeting regarding 
any item not scheduled for a public hearing. The only items scheduled for a public hearing are those listed under the category PUBLIC HEARING 
ITEMS on the Agenda. Any exhibits introduced into the record must be provided to the Board Secretary for distribution to the Board and 
admission into the record via email 24 hours prior to the scheduled meeting time. 

 
DISCUSSION AND STUDY SESSION ITEMS 
Discussion and study session items do not require motions of approval or recommendation. 

PUBLIC HEARING ITEMS 
A Public Hearing item requires a motion and a vote. The general format for hearing of an action item is as follows: 

1. Presentations 
• Staff presentation (10 minutes maximum*). 
• Applicant presentation (15-minute maximum*). Any exhibits introduced into the record at this time must be provided to the 

Board Secretary by email, no later than 24 hours prior to the scheduled meeting time, for distribution to the Board and 
admission into the record. 

• Planning Board questioning of staff or applicant for information only. 

2. Public Hearing 
Each speaker will be allowed an oral presentation of up to three minutes*.  Three or more people may pool their allotted time so one 
speaker can speak for five minutes*.  To pool time, all the people pooling time must be present in-person in the physical meeting room 
or present electronically when the spokesperson is called to speak.  Speakers with pooled time must identify the people they are pooling 
time with by first and last name when called upon to speak, so they can be called upon to confirm their presence and willingness to pool 
their speaking time.   
• Speakers should introduce themselves, giving name and address. If officially representing a person, entity, group, 

homeowners' association, etc., please state that for the record as well. 
• The board requests that, prior to offering testimony, the speaker disclose any financial or business relationship with the 

applicant, the project, or neighbors. This includes any paid compensation. It would also be helpful if the speaker disclosed any 
membership or affiliation that would affect their testimony. 

• Speakers are requested not to repeat items addressed by previous speakers other than to express points of agreement or 
disagreement. Refrain from reading long documents and summarize comments wherever possible. Documents and other 
physical evidence must be submitted via email 24 hours prior to the scheduled meeting to become a part of the official 
record. 

• Speakers should address the applicable Land Use Code criteria and, if possible, reference the criteria that the Board uses to 
decide a case. 

• Any exhibits intended to be introduced into the record at the hearing must be emailed to the Secretary for distribution to 
the Board and admission into the record 24 hours prior to the meeting. 

• Citizens can email correspondence to the Planning Board and staff at boulderplanningboard@bouldercolorado.gov, up to 24 
hours prior to the Planning Board meeting, to be included as a part of the record. 

• Applicants under Title 9, B.R.C. 1981, will be provided the opportunity to speak for up to 3 minutes* prior to the close of 
the public hearing. The board chair may allow additional time. 

 
3. Board Action 

• Board motion. Motions may take any number of forms. With regard to a specific development proposal, the motion generally 
is to either approve the project (with or without conditions), to deny it, or to continue the matter to a date certain (generally in 
order to obtain additional information). 

• Board discussion. This is undertaken entirely by members of the Board. The applicant, members of the public or city staff 
participate only if called upon by the Chair. 

• Board action (the vote). An affirmative vote of at least four members of the Board is required to pass a motion approving any 
action. If the vote taken results in either a tie, a vote of three to two, or a vote of three to one in favor of approval, the applicant 
shall be automatically allowed a rehearing upon requesting the same in writing within seven days. 

MATTERS FROM THE PLANNING BOARD, DIRECTOR, AND CITY ATTORNEY 
Any Planning Board member, the Planning Director, or the City Attorney may introduce before the Board matters which are not included in the 
formal agenda. 

ADJOURNMENT 
The Board's goal is that regular meetings adjourn by 10:30 p.m. and that study sessions adjourn by 10:00 p.m. New agenda items will generally not 

mailto:boulderplanningboard@bouldercolorado.gov


be commenced after 10:00 p.m. 
 

VIRTUAL MEETINGS 
For Virtual Meeting Guidelines, refer to https://bouldercolorado.gov/government/board-commission/planning-board page for the approved Planning Board 
Participation Rule for Electronic and Hybrid Hearings. 

 
*The Chair may lengthen or shorten the time allotted as appropriate. If the allotted time is exceeded, the Chair may request that the speaker conclude his or her 
comments 

  

https://bouldercolorado.gov/government/board-commission/planning-board


Accessibility Notice:  
 
The City of Boulder has provided this information as a 
public service and offers no guarantees or warranties, 
expressed or implied, as to the accuracy and/or 
completeness of the information contained herein. The 
City of Boulder makes no warranties about the 
information provided by a third party, to the fullest 
extent permitted by applicable law.    
  
Since the document is provided by a third party, and 
contains complex information, this document may not 
be accessible for all users of assistive technology. For 
alternate formats or accommodations, please visit 
Accessibility | City of Boulder or contact 
accessibility@bouldercolorado.gov. 
 

https://bouldercolorado.gov/services/accessibility


 

CITY OF BOULDER 
PLANNING BOARD ACTION MINUTES 

August 26, 2025 
Hybrid Meeting 

  
A permanent set of these minutes and an audio 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/ 
  
PLANNING BOARD MEMBERS PRESENT: 
Mark McIntyre, Chair 
Laura Kaplan, Vice Chair  
Kurt Nordback  
ml Robles (virtual)  
Jorge Boone (virtual) 
Claudia Hanson Thiem 
 
PLANNING BOARD MEMBERS ABSENT: 
Mason Roberts  
 
STAFF PRESENT: 
Kathleen King, Comprehensive Planning Planner Principal 
Kristofer Johnson, Comprehensive Planning Senior Manager 
Tess Schorn, City Planner 
Hella Pannewig, Senior Counsel 
Brad Mueller, Director of Planning & Development Services 
Charles Ferro, Development Review Senior Manager 
Thomas Remke, Senior Operations Specialist 
 
1.   CALL TO ORDER 

Chair, M. McIntyre, declared a quorum at 6:00 p.m. and the following business was conducted. 
 
2.   PUBLIC PARTICIPATION 

 
In Person: Nobody spoke. 
Virtual: Nobody spoke. 

 
3.   APPROVAL OF THE MINUTES 

 
4.   DISCUSSION OF DISPOSITIONS, PLANNING BOARD CALL-UPS / CONTINUATIONS 

 
There were no call-up items.  

 
5. PUBLIC HEARING ITEMS 

 
  There were no Public Hearing items. 

https://webmail.bouldercolorado.gov/owa/redir.aspx?C=I5NO4b26akWhgmZpN9k_L3ln-0EqYNAIb3BQVECXatq4pRtRPkpbxOOxLA_bEvetV-NSpTIFrBA.&URL=http://www.bouldercolorado.gov/


 

 
6. MATTERS FROM THE PLANNING BOARD, PLANNING DIRECTOR, AND CITY 

ATTORNEY  
 
A. Boulder Valley Comprehensive Plan Conceptual Future Land Use Framework & Preliminary 
Policy Choices 
 
(00:03:45) Staff Presentation: Brad Mueller introduced the item and Kristofer Johnson, Kathleen 
King and Tess Schorn presented the item.  
 
(00:35:55) Staff Questions: Staff answered questions from the Planning Board. 
 
(01:54:30) Board Discussion: The Planning Board offered feedback and suggestions to staff in 
response to the associated memo and presentation. Staff summarized board feedback and their 
summary is included below. A full audio recording is available in the Board Records Archive (link).  
 
Staff Summary of Board Discussion: 
 
 

Topic: Boulder Valley Comprehensive Plan Conceptual Future Land Use Framework   
& Preliminary Policy Choices  
 
Date: Aug 26, 2025  
 
Prepared for: Planning Board Review  
 
Prepared by: Sarah Horn, City Planner Senior, Planning & Development Services  
 
Executive Summary  
 
Planning Board held an in-depth discussion on the preliminary concept for revisions to the Boulder 
Valley Comprehensive Plan Future Land Use designations. The conversation centered on clarifying how 
the proposed framework interacts with existing subcommunity and area plans, balances flexibility and 
predictability in future development, and ensures community priorities remain embedded in 
implementation tools.  
 
Board members generally supported the framework. Members emphasized the need for clarity around 
the relationship between proposed land use designations and existing plans, the management of 
unintended consequences, and how community feedback will meaningfully shape the next phase of 
updates.  
 
Staff met with City Council on August 28, 2025, sharing a similar presentation and questions. The 
October 9, 2025 Study Session Summary memo provides more detail on Council member feedback.   
 
Clarifying Questions  
 

https://bouldercolorado.gov/records-archive


 

Following the staff presentation, Board members asked clarifying questions.   
 

• Relationship to Existing Plans:  
Members asked how new designations align with prior planning efforts (e.g., Alpine-Balsam Area Plan 
and the East Boulder Subcommunity Plan), questioning whether prior investments by policy makers, 
staff, and community members would remain relevant and how overlapping frameworks interact.  
 

• Hierarchy of Planning Tools:  
Staff revisited how the Comprehensive Plan Land Use Map provides broad policy direction, 
Subcommunity/Area Plans can be used to describe more specific geographic area guidance and 
ultimately zoning and the Boulder Revised Code regulate implementation of individual projects and 
policies. Staff are aware that a framework will be needed to reconcile land use direction provided under 
the current system with the new proposed land use typology. The new designations will be broader than 
the current system and designed to work with the more detailed guidance provided by subcommunity 
and area plans.  
 

• Industrial and Institutional Categories:  
Questions were raised about the consolidation of industrial uses, the meaning of “Industrial Institution,” 
and how institutional land use changes will be managed with shifts in ownership.  
 

• Neighborhoods and Hubs:  
Members asked about distinctions between Neighborhood 1 and 2, and between Local and Community 
Hubs—requesting more information on population or activity thresholds to better describe hub viability.  
 

• Map Boundaries and Networks:  
Board members requested clarification on whether designation boundaries will be “fuzzy” or have clear 
and defined boundaries. Staff answered that no decision has been made yet, but the team is exploring 
how a transition zone may be possible to allow consistency with different land use designations for 
properties that fall right on the boundary.  
 

• Relationship of Transportation Network  
Questions were asked about how the transportation network and mobility planning integrate into the 
land use framework and whether a designation should be defined within the Networks class.  
 

• Statistically Valid Survey Design and Participation:  
Questions arose about how results from the statistically valid survey might be used differently than the 
results of the online companion questionnaire, which was open to everyone.   
 
Land Use Framework Feedback  
 
Board feedback focused on the land use framework’s conceptual direction and potential policy 
implications, specifically related to the balance of predictability and flexibility, ensuring the land use 
framework helps meet community goals and ensuring updates to the Zoning Code are completed as part 
of implementation.   
  



 

 
• Flexibility vs. Predictability:  

While members appreciated efforts to simplify and modernize the land use map, several cautioned that 
“flexibility” could be perceived as the loss of the ability to influence desired outcomes that support 
policy goals. Suggestions included finding ways to include guardrails to prevent/discourage purely 
profit-driven development.  
 

• Role of Area and Subcommunity Plans:  
Members stressed that existing plans must retain relevance and legitimacy under the new framework. 
There was support for using area plans as finer-grained tools when needed, with clearer articulation of 
how they interact with the Comprehensive Plan designations.  
 

• Equity, Affordability, and Livability:  
Multiple members highlighted the need to ensure greater adaptability in the land use framework still 
supports community goals, particularly affordability, sustainability, and inclusion.  
 

• Use Table Alignment:  
Members expressed strong interest in ensuring the Comprehensive Plan framework “trickles down” to 
the Boulder Revised Code Use Tables and other standards to simplify and clarify implementation.  
 

• Survey and Community Engagement:  
Members emphasized designing surveys that yield unbiased, representative input and communicating 
transparently how non-statistically valid feedback will be used.  
 

• Terminology and Communication:  
Several members noted that terms like “neighborhood,” “institution,” and “community uses” can carry 
unintended connotations; clearer, more descriptive language is recommended.  
 
  
 
Land Use Designations Feedback  
 
Related to the more detailed land use designations, comments were focused on clarifying and adding 
more detail to the designation descriptions and ensuring there is room for transition and overlap between 
land use designations.   
 

• Neighborhood Designations:  
There was a request to define scale differences between Neighborhood 1 and 2, and interest in more 
clearly describing transit and multimodal access expectations in these areas.   
 

• Hubs:  
There was general support for the concept of Local and Community Hubs as people-centered mixed-use 
areas, though some questioned the need for separate categories. Members also requested more 
information to guide hub distribution and long-term viability.  
  



 

 
 

• Institutional and Civic Uses:  
There were requests to revisit the “Industrial Institution” terminology as it is unclear and confusing. 
Additionally, there was an interest to clarify whether “University” applies solely to University of 
Colorado-owned lands and the implications of future property transfers.  
 

• Industrial Areas:  
There was some discussion about balancing industrial preservation with limited office uses; some 
members saw industrial as a key preservation designation, while others urged flexibility for evolving 
uses.  
 

• Map Design and Boundaries:  
There was broad interest in further exploring “fuzzy” boundaries that allow transitions and overlap 
between land use designations rather than rigid separations.  
 

• Networks:  
Members appreciated the inclusion of greenways and open space networks, with calls for clearer 
accountability among various city departments and integration with infrastructure planning.  
 
 Community Feedback   
Board members finally identified areas where additional community input will be critical. Ensuring 
community members have a clear understanding of the relationship between zoning and land use and an 
opportunity to provide feedback on balancing trade-offs related to land use are important.    
 

• Perspectives on livability, affordability, and 15-minute neighborhoods   
(examples of desired and undesired models)  

 
• Ensuring staff provide a clear description of the relationship between land use and zoning   

 
• Input on balancing predictability, flexibility, and resilience in planning outcomes. 
 
 

7. DEBRIEF MEETING/CALENDAR CHECK 
 
8. ADJOURNMENT 
 
The Planning Board adjourned the meeting at 9:17 PM.  
  
APPROVED BY 
  
___________________  
Board Chair 
 
___________________ 
DATE 



 

  



 

CITY OF BOULDER 
PLANNING BOARD ACTION MINUTES 

September 16, 2025 
Hybrid Meeting 

  
A permanent set of these minutes and an audio 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/ 
  
PLANNING BOARD MEMBERS PRESENT: 
Mark McIntyre, Chair 
Laura Kaplan, Vice Chair (virtual) 
Kurt Nordback  
Claudia Hanson Thiem 
Mason Roberts 
Jorge Boone (virtual) 
 
PLANNING BOARD MEMBERS ABSENT: 
ml Robles (virtual) 
 
STAFF PRESENT: 
Alison Blaine, City Planner Senior 
Sloane Walbert, Inclusionary Housing Principal Planner 
Chris Ranglos, City Planner Senior 
Adam Olinger, City Planner 
Laurel Witt, Assistant City Attorney III 
Charles Ferro, Development Review Senior Manager 
Thomas Remke, Senior Operations Specialist 
 
1.   CALL TO ORDER 

Chair, M. McIntyre, declared a quorum at 4:30 p.m. and the following business was conducted. 
 
2.   PUBLIC PARTICIPATION 

 
In person: no one spoke.  
Virtual: Lynn Segal 
 

3.   APPROVAL OF THE MINUTES 
 
A. The August 19, 2025 Draft Planning Board Minutes are scheduled for approval. 
 
K. Nordback made a motion seconded by L. Kaplan to approve the August 19, 2025 Draft 
Planning Board minutes. Planning Board voted 6-0. Motion passed. 
 

4.   DISCUSSION OF DISPOSITIONS, PLANNING BOARD CALL-UPS / CONTINUATIONS 

 

https://webmail.bouldercolorado.gov/owa/redir.aspx?C=I5NO4b26akWhgmZpN9k_L3ln-0EqYNAIb3BQVECXatq4pRtRPkpbxOOxLA_bEvetV-NSpTIFrBA.&URL=http://www.bouldercolorado.gov/


 

A. Call Up Item: Use Review for three hotel suites in the existing carriage building and new 
building, totaling 2,023 sq ft. This application is subject to potential call-up on or before September 
16, 2025. 

This item was called up by neighbors via email prior to the meeting. The item is scheduled for a 
Public Hearing on October 28, 2025.  

  
 

5. PUBLIC HEARING ITEMS 

1. A. AGENDA TITLE: Public hearing and consideration of a recommendation to the City 
Manager and City Council on the Recommended 2026-2031 Capital Improvement Program 
(CIP) 

Staff Presentation: Christopher Ranglos presented the item to the Board. 

Board Questions: Christopher Ranglos, Jeff Haley, Charlotte Huskey, Chris Douglas, Garrett 
Slater, Michelle Crane, Mark Davison,  

Public Participation:  
Virtual: Lynn Segal 

Board Discussion: 

Key Issue #1: Is the Recommended 2026-2031 CIP consistent with the goals and policies of the 
Boulder Valley Comprehensive Plan (BVCP) and related city plans? 

Key Issue #2: Does Planning Board have any recommendations to the City Manager and City 
Council on the scope, priorities, and scheduling of CIP projects?  

Key Issue #3: Does the board have any recommendations on the list of CIP projects that will 
undergo a Community and Environmental Assessment Process (CEAP)? 

(01:56:10) K. Nordback believes the recommended 2026-2031 CIP is consistent with the goals 
and policies of the BVCP and city plans, with one exception. He thinks that it would be prudent 
for the city to move to reallocate some of the allocated CIP money from parks into a Rec Center 
emergency fund, given the recent $2 million emergency repair at a rec center, and the likelihood 
of potential additional emergency expenditures over the next five years. 

(01:57:39) L. Kaplan believes the 2026-2031 CIP is generally consistent with the goals and 
policies of the BVCP and related city plans, with two exceptions. She has two recommendations 
about changing scope, priorities, or scheduling of projects. One is an additional project that she 
thinks is missing and should be in there, and one is a project she thinks should be delayed. She 
stated that she plans on making recommendations as motions. She doesn’t have any 
recommended additions to the list of projects for undergoing a CEAP.  

(01:59:34) M. Roberts appreciated the forward-looking piece of this. He thinks that the 2026-
31 CIP is generally consistent with the goals and policies of the BVCP and related city plans. 



 

He didn’t make any recommendations on the scope, priorities, and scheduling of CIP projects or 
on CEAP. 

(02:00:12) C. Hanson Thiem noted that she read this year's CIP with three questions in mind 
and that they're a bit different from staff's questions. She looked at whether there was an 
equitable geographic distribution of the planned investments, an equitable programmatic 
distribution of the planned investments, and then whether we are seeking and using public input 
in ways that improve projects and respect people's time and energy and build community 
capacity. In terms of geographical equity, she appreciated the balance in this program between 
downtown and neighborhood projects. She noted that most of Boulder's sub-communities are 
called out for some significant investment in this cycle. She also appreciated the balance of 
small and large projects in the CIP. She stated that Jorge's questions and Kurt's questions got her 
thinking more about this with regard to the South Boulder Rec Center. She thinks it is important 
to keep the small, scattered projects going year by year. I think that ensures that some money is 
evenly spread around even when we are planning for and making big investments in specific 
neighborhoods, like a rec center. She thinks it would be beneficial in the future if staff could 
provide some kind of mapping of these planned investments, either for board consumption or 
for public consumption, noting that it would be a helpful tool for understanding how we're 
spreading our investments around the city. In terms of programmatic equity, she noted that the 
plan has a balance of hard infrastructure and social infrastructure investments that are 
supporting vital city functions and a healthy community life and is very satisfied with that. 
Regarding use of public input, she was glad to see projects with significant histories of public 
engagement moving forward here (for example, North 30th Street and the Primos Park). She 
thinks we owe it to communities that have been engaged to follow through in a timely manner 
on these kinds of things. In terms of future engagement regarding CEAP, she is concerned that 
both projects that are listed here, the Barker Dam and Violet Bridge, are in large part going to 
be about asking community to evaluate complex engineering alternatives, and she’s not sure 
that's the best use of community energy. 

(02:03:50) J. Boone believes the 2026-2031 CIP is generally consistent with the goals and 
policies of the BVCP and related city plans. He questioned the proper allocation of Rec Center 
funds regarding the East Boulder Rec Center and emergency funds for other centers. From an 
equity standpoint, an based on the known unfunded needs on the rec centers, he thinks that 
those should be quickly accelerated and put into the follow-up CIP. He noted that he went to the 
community engagement event regarding North Boulder Park, and that the community was 
presented with a plan but not asked how the park was doing as it is. He believes replacing the 
aged-out play structures and addressing the drainage without disrupting that large lawn would 
go a long way, and he doesn't think we need to be spending the kind of money that's being 
allocated to this. He thinks there could very well be real savings made there and allocated to 
other parks that need it more. He appreciated the community engagement, but he also felt very 
much like there was a design that was already being pushed forward with or without that 
community.  

(02:08:55) M. McIntyre believes the 2026-2031 CIP is generally consistent with the goals and 
policies of the BVCP and related city plans. He is generally in concurrence with on the scope, 
priorities, and scheduling of CIP projects. He thinks we should use the CEAP process where it’s 
needed and where it would present the community members with real alternatives.  



 

(02:12:09) MOTION: L. Kaplan made a motion seconded by M. Roberts that The Planning 
Board recommends to the City Manager and City Council the Recommended 2026-2031 
Capital Improvement Program (CIP), including the list of CIP projects to undergo a Community 
and Environmental Assessment Process (CEAP). Planning Board voted 6-0. Motion passed.  

(02:13:55) MOTION: K. Nordback made a motion seconded by J. Boone that Planning Board 
recommends that a portion of the funds specified in the CIP for park refresh (amounting to 
approximately $10M over the 5-year horizon) and for the North Boulder Park project be 
reallocated to Recreation Center emergency maintenance and repairs, given the recent need for 
$2M in emergency expenditure on the South Boulder Rec Center and the likelihood of 
additional expenditures on North and South Boulder Rec Centers. Planning Board voted 2-4 (K. 
Nordback and J. Boone in favor). Motion failed. 

L. Kaplan gave the reason for her dissent as discomfort with reallocating a 
specific amount from a specific source, though she agreed there should be a line 
item in the budget for unanticipated emergency needs at the rec centers. 
 
M. Roberts agreed with the spirit of the motion but thought there were other 
better ways to signal to Council that they need to think about how to fund this.  
 
M. McIntyre agreed with Mason. He noted that the crisis in the rec centers is not 
news and is not going unattended. He also would not support a motion to 'just 
find the money'. 
 
L. Kaplan requested that Council be informed that even though this specific 
motion failed, there was broad support among the board members for planning 
how to fund repairs at the rec centers.   

 

 

(02:24:35) MOTION: C. Hanson Thiem made a motion seconded by M. McIntyre that 
Planning Board recommend to the City Manager and City Council that the Violet Bridge 
project be removed from the list of CIP projects to undergo a Community and Environmental 
Assessment Process (CEAP). Planning Board voted 4-2 (K. Nordback and J. Boone dissenting). 
Motion passed.  

  Dissenting Board members did not verbalize their reasons for dissent. 

(02:31:50) MOTION: L. Kaplan made a motion seconded by M. Roberts that Planning Board 
recommend to City Council to pursue unleaded aviation fuel infrastructure or equipment for 
Boulder Municipal Airport as soon as possible. Planning Board voted 5-1 (J. Boone dissenting). 
Motion passed. 

 The dissenting Board member did not verbalize a reason for dissent. 

 



 

(02:39:10) MOTION: L. Kaplan made a motion seconded by K. Nordback that Planning 
Board recommend to City Council to delay any project to repave runway 8G/26G and consider 
decommissioning this runway to better align with BVCP goals and policies including safe 
operations at the Boulder Municipal Airport, general protection of public safety, and prioritizing 
investments in travel safety. Planning Board voted 3-3 (C. Hanson Thiem, J. Boone, and M. 
McIntyre voted no). Motion failed. 

  M. McIntyre stated the reason for his dissent was the complexity of the issue and lack 
of broader staff input. 

(02:49:41) MOTION: L. Kaplan made a motion seconded by M. McIntyre that, for all CIP 
items associated with BDU that can be delayed without compromising airport safety or public 
safety, Planning Board recommends that staff delay implementation until the City’s litigation 
against the FAA has concluded and City Council or Boulder voters have provided direction on 
the future of the airport site. This recommendation includes continuing to pause on pursuing or 
accepting FAA or CDOT grants for the airport that come with grant obligations that would 
require the city of Boulder to operate the airport past 2040. Planning Board voted 5-1 (J. Boone 
dissenting). Motion passed.  

  The dissenting Board member did not verbalize a reason for dissent. 

B. AGENDA TITLE: Concept Plan Review and Comment for 5469 and 5515 S. Boulder Rd. 
to develop 35 residential homes on a combined 2.8-acre site. Dwelling units will contain a mix 
of duplex, triplex, and townhouses. A height modification will be requested due to site grading 
associated with drainage and floodplain. Reviewed under case no. LUR2025-00057. 
 
Staff Presentation: Alison Blaine presented the item to the board.  
 
Board Questions: Alison Blaine answered questions from the board. The Q&A session and 
meeting ended early due to a power outage in Council Chambers. The Board voted 6-0 to 
continue the item to the September 30, 2025 Planning Board meeting.  
 

6. MATTERS FROM THE PLANNING BOARD, PLANNING DIRECTOR, AND CITY 
ATTORNEY  

7. DEBRIEF MEETING/CALENDAR CHECK 
 

8. ADJOURNMENT 
 
The Planning Board adjourned the meeting at 9:30 PM.  
  
APPROVED BY 
  
___________________  
Board Chair 
 
___________________ 



 

DATE 
  



 

CITY OF BOULDER 
PLANNING BOARD ACTION MINUTES 

September 30, 2025 
Hybrid Meeting 

  
A permanent set of these minutes and an audio 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/ 
  
PLANNING BOARD MEMBERS PRESENT: 
Mark McIntyre, Chair 
Laura Kaplan, Vice Chair (virtual) 
Kurt Nordback  
ml Robles (virtual)  
Claudia Hanson Thiem 
Mason Roberts 
Jorge Boone (absent until Item 5B)  
 
PLANNING BOARD MEMBERS ABSENT: 
 
STAFF PRESENT: 
Alison Blaine, City Planner Senior 
Sloane Walbert, Inclusionary Housing Principal Planner 
Chandler Van Schaack, Development Review Planner Principal 
Laurel Witt, Assistant City Attorney III 
Charles Ferro, Development Review Senior Manager 
Thomas Remke, Senior Operations Specialist 
 
1.   CALL TO ORDER 

Chair, M. McIntyre, declared a quorum at 4:30 PM and the following business was conducted. 
 
2.   PUBLIC PARTICIPATION 

 
Chair McIntyre moved this item to 6 PM prior to Item 5B.  

 
3.   APPROVAL OF THE MINUTES 

 
4.   DISCUSSION OF DISPOSITIONS, PLANNING BOARD CALL-UPS / CONTINUATIONS 

 
There were no call-up items.  

 
5. PUBLIC HEARING ITEMS 

1. A. AGENDA TITLE: (Continued from Septmber 16, 2025 due to power outage) Concept 
Plan Review and Comment for 5469 and 5515 S. Boulder Rd. to develop 35 residential homes 
on a combined 2.8-acre site. Dwelling units will contain a mix of duplex, triplex, and 
townhouses. A height modification will be requested due to site grading associated with 

https://webmail.bouldercolorado.gov/owa/redir.aspx?C=I5NO4b26akWhgmZpN9k_L3ln-0EqYNAIb3BQVECXatq4pRtRPkpbxOOxLA_bEvetV-NSpTIFrBA.&URL=http://www.bouldercolorado.gov/


 

drainage and floodplain. Reviewed under case no. LUR2025-00057. 

 

Staff Presentation: Alison Blaine presented the item at the September 16, 2025 meeting. The item was 
continued due to a power outage. 
 
(00:06:35) 
Applicant Presentation: 
Mike Cooper with Boulder Creek Neighborhoods presented the item to the board. 
 
(00:21:30) 
Board Questions: 
The board asked questions to staff and the applicant. Alison Blaine, Sloane Walbert, Charles Ferro, Don 
Ash, and Mike Cooper answered questions. 
 
(00:49:00) 
Public Participation: 
In Person: Nobody spoke.  
Virtual: 

1) Karen Farrelly 
2) Rob Whitley 
3) Rudy Fettig 
4) Rob Wardell 
5) Kathryn Wardell 

Board Discussion: 

Key Issue #1: Considering BVCP goals and policies, does Planning Board support a Land Use Map 
Change and Rezoning of the site in order to allow for the proposed residential density/intensity? 

Key Issue #2: Does Planning Board support the proposed Annexation Agreement Amendment 
described in the concept plan? 

Key Issue #3: Is the proposal consistent with policies of the BVCP? 

Key Issue #4: Does Planning Board have feedback to the applicant on the conceptual site plan and 
architecture? 

(01:05:00) K. Nordback supported the land use map change and the rezoning overall. He had a couple 
of concerns about the proposed changes to the annexation agreement, including the proposed three-
quarter access instead of a right-in, right-out, and he had some concerns about whether that will work in 
terms of the existing median on South Boulder Road. He is also concerned about the significant increase 
in allowable unit size to 3,300 square feet, noting a 50% increase over what was is in the original 
annexation agreement. He would support smaller units instead of the very large 3,300 square foot units. 
He thinks the flood implications certainly are a concern. He stated that it would be interesting to think 
about whether the drainage conveyance swale and the detention pond could be moved to the south side 
of the site, adjacent to South Boulder Road, and the dwelling units pushed north, which would keep that 



 

detention pond away from the existing buildings. He encouraged minimizing the street and pavement 
area, including variances to the design and construction standards to allow for smaller, narrower streets. 
If possible, he would support allowing the emergency access as proposed. He urged the applicant to 
consider whether it would make sense to add a connection to the north. 
 

(01:08:15) M. Roberts believes the site is well-suited for additional density, given its proximity to 
helpful road transit, Community Center, and existing neighborhood services. He feels that the proposed 
land map change and rezoning to allow medium-density residential is consistent with BVCP policies, 
which encourage compact continuous development and infill. He is willing to accept the applicant's 
request to reduce the affordable housing requirements in order to see this project move forward, 
recognizing the challenges raised around condo construction and insurance and financing, and continued 
to encourage staff and the applicant to explore opportunities for allowing additional units with smaller 
square footages. While he understands the applicant's rationale, he feels that smaller homes would better 
align with the BVCP goals around compact sustainable development and broaden affordability in the 
long term. He thinks that this project is generally compatible with the goals, objectives, and 
recommendations of the BDCP, with the caveat that the proposed increase in maximum dwelling size 
should not foreclose future exploration of smaller unit alternatives. He thinks this project would better 
advance BVCP housing goals by adding a range of unit types in this compact, well-located site, and that 
additional analysis on how a great number smaller units could fit here would strengthen consistency 
with those principles of efficient land use and affordability. He would like to see the applicant and staff 
continue to explore whether the site could accommodate smaller units alongside the other ones. While 
the applicants had explained why it was not feasible, he still thinks more units could be possible, and 
feels that the location is worth fully exploring before site review. 
 
(01:10:40) C. Hanson Thiem agreed with the land use map change proposal. Regarding the annexation 
agreements, she had concerns about the specific way in which relief from affordable housing provisions 
is being proposed and to the total number of units allowed on this site, noting that modern, smaller 
family-type houses are, in fact, a missing housing type in Boulder, and in that sense, they provide some 
community benefit, even at full market rates. She thinks we should be asking for closer to the full 
housing potential of this site. Regarding compatibility with BVCP goals, she agreed mostly with staff's 
analysis regarding the appropriateness of providing middle and mixed-income housing at this site. She 
thinks it will be very important for the applicant and the city to work out a robust water management 
plan. She noted that the applicant is calling this a pocket neighborhood, and encouraged them to lean 
into that for site review, given that this site is going to be largely closed off from surrounding 
development, despite being very close, since it's only accessed through South Boulder Road. She 
encouraged thinking about the arrangement of open space relative to the homes, the relationship 
between the homes and the street, and whether more of the homes can have direct access to that central 
park area. She also questioned whether there are site designs that would allow that central area to be 
slightly larger in size to allow the shared open space to be more contiguous and thus more usable for 
residents, whether any more of the garages or car traffic can be moved more to the periphery of the 
community, and whether the internal streets and access drives can be designed to be safe and inviting for 
walking and crossing and playing and outdoor life. She also encouraged exploring ways to define the 
public realm or fronts of these buildings in a way that supports neighborhood life rather than focusing on 
an aesthetic along South Boulder Road.  

(01:14:30) L. Kaplan generally agreed with her colleagues’ statements. She would support the 



 

proposed land use and zoning that is being proposed here. She thinks it is appropriate, given this site's 
location along a major arterial street, with access to shopping, to transit, to the Table Mesa RTD. She 
believes this is a location where density is appropriate within the city boundaries. She would also be 
glad to see this site have more smaller market rate units. She noted the proposal has a very suburban 
type of feel away from the public street and very internal-facing, and that is something that we're not 
wanting to see much in new development here in Boulder. We are looking for developments to front the 
public street to embrace the connection to the public realm, to embrace the walkability of walking out 
your front door and getting to those commercial areas, and getting to that public transit, rather than 
being so private and internal facing. She would very much support that concept of smaller units, and she 
supported staff's comments about changes needed to the site design to address criteria around addressing 
the public realm. In general, she supported staff's comments on building and site design in the packet. 
She agreed that the flooding issues sound significant on this site. She is glad to hear the very 
collaborative attitude of this applicant and looks forward to hearing how that gets worked out. Similarly, 
like Kurt, she would support the emergency access if that can be worked out with staff. She also feels 
that the 50-foot easement sounds like something to work out with staff. She was glad to see that in the 
applicant’s statement, they said the park and open space will be activated with passive amenities, such as 
a park shelter, outdoor cooking area, benches, and informal play areas. She would ask the applicant to 
please pay close attention to staff's comments about having programmatic elements, like a playground, a 
play area, a dog park, or community gardens. She noted that one of our criteria is that the site meets the 
needs of the residents for active and passive recreation and thinks those things are going to be important 
to consider. She does think it is generally consistent with the goals and policies of the BVCP and will be 
a fine addition to the City. 
 
(01:18:35) Ml Robles agreed with her colleagues. She supported the land use and zoning suggestions, 
noting the property gets a significant value and becomes developable through annexation. She 
encouraged the annexation agreement to maximize the amount of permanently affordable housing per 
the proposed MXR land use. She encouraged the annexation agreement to discourage the square foot 
increase, or at the very least, limit the increase in square footage to 7 market rate units. She encouraged 
the applicant to consider the significant concerns the neighbors have regards to height, views, wildlife, 
and most significantly, drainage.  

(01:21:07) M. McIntyre encouraged more smaller units and more market rate units. He is in support of 
changing the annexation agreement and thinks it is consistent with the policies of the BVCP. Regarding 
the conceptual site plan, he wanted to disagree specifically with Laura, and make the comment that he 
rides frequently along South Boulder Road, which is many times as busy and as loud as Arapahoe, east 
of 48th, and it's a very loud street. He is not supportive of trying to make those units successfully front 
on South Boulder Road. He supported the idea of exploring how to move more of the flood control  
south of the project site. He thinks the neighbors’ concerns are very real, and so at site review, he will be 
looking for robust engineering and robust site design that is able to support the development and the 
raised elevation, with data and science.  
 
B. AGENDA TITLE: Site Review and Use Review to redevelop approximately 7.96 acres of an existing 
9.86-acre site at 2952 Baseline Rd. with five new buildings containing a total of 427 new dwelling units, 
including 122 units for students ranging from studios to six-bedroom units and 58,365 square feet of 
commercial space. The redevelopment retains the Broker Inn and a portion of the adjacent parking. Proposal 
includes a request for a Height Modification to allow for buildings to reach up to 55 feet in height. Reviewed 
under case no. LUR2024-00071 and LUR2024-00072. 



 

Staff Presentation: Chandler Van Schaack presented the item to the board. 
 
Board Questions: Chandler Van Schaack answered questions from the board. 
 
Applicant Presentation: Andy Bush, Katherine Van Der Spek, and Bill Hollicky presented the item to 
the board.  
 
Board Questions: Bill Hollicky, Andy Bush, and Katherine Van Der Spek answered questions from the 
board. 
 
(04:32:00) Public Participation: 
 
In Person:  

1) David Ensign 
2) Bill Rigler 

Virtual:  
1) Eliza Grace 
2) David Batcheldor 

  
(04:45:40) Board Discussion: 
 
Key Issue #1: Is the proposal consistent with the Site Review criteria of Section 9-2-14(h), B.R.C. 1981, 
including the Additional Criteria for Buildings Requiring Height Modification? 
 
Key Issue #2: Is the proposal consistent with the Use Review and Specific Use Standards criteria of section 
9-2-15 (e) and 9-6-3(e), B.R.C. 1981?  
 
(04:47:00) K. Nordback thinks that this is an outstanding project overall. He thinks that it has improved 
tremendously from what we saw at concept review. He loves the diversity of architecture. He thinks that 
there's outstanding public space design within the project, especially with the woonerfs and the plaza 
area. He appreciated that the developer is demonstrating a commitment to bring back beloved businesses 
while providing significant housing and urban spaces. He feels the proposal is consistent with the site 
review criteria. 
 
(04:48:53) M. Roberts found the proposal consistent with the site review criteria. He feels that it 
advances BVCP goals by providing density infill near transit, offering a broad mix of unit types, and 
incorporating sustainable design with energy efficiency and expanded green space. He believes the site 
plan promotes safe multimodal access, functional open space, and high-quality landscaping. He noted 
that the building design is oriented to the public realm, uses durable materials, and manages massing 
effectively, even where lengths exceed 200 feet. He feels height modifications are appropriate, with 
preserved views and well-designed courtyards. Overall, he feels that the project creates a strong urban 
edge along Baseline Road and meets the standards of review. He agreed that the proposal is consistent 
with the use review and specific use standards. He believes it strengthens the character of the area as a 
neighborhood-serving business district by expanding ground floor commercial space, improving 
pedestrian access, and adding residential density that will support those businesses. In his view, the 
project enhances rather than detracts from the intended function of this area. 



 

 
(04:50:10) L. Kaplan generally echoed the comments of her colleagues. She wanted to emphasize that 
she thinks this is an incredibly well-done project. She appreciated the applicant's desire to create a real 
neighborhood center, despite the challenges of retail and other challenges of this site. She thinks it is 
mostly consistent with the site review criteria. She has a couple concerns including e-bike and cargo 
bike parking as well as the lack of active use open space areas such as play areas or dog parks. 
Regarding the proposed building lengths over 200 feet, she was concerned about that on first read but 
feels the applicant has done an outstanding job of addressing the concerns around visual permeability 
with varied rooflines, angles of buildings, façade recessions. She also believes the site has good physical 
permeability with the incorporated travel pathways. In this case, she is okay with the proposed building 
lengths over 200 feet. She agreed that the Use Review criteria were met and appreciated the additional 
analysis that staff did, showing that retail uses on the ground floor will still predominate in this triangle 
between 36th, Baseline, and 30th Street. 
 
(04:53:45) J. Boone agreed that the project has improved significantly. He thinks the height 
modification is generally consistent with the Site Review criteria. He is concerned that we are taking a 
grocery store that serves a neighborhood out of order and introducing a large gap of time without these 
businesses.  He isn’t sure that it meets the criteria and feels the developer lacks certainty that this will 
remain a neighborhood center. He doesn’t believe that he can be sure that this will function the way it's 
intended with the tools available.  
 
(04:57:00) Ml Robles agreed with Jorge’s concerns regarding unknown factors around the construction 
phases. She finds this proposal greatly improved from the concept review proposal. She appreciated that 
the input from this board, City Council, and the advising boards has impacted the current application. 
Her remaining concern has to do with the requested height of between 51 feet to 55 feet across every 
building, along with the requested modifications to the setbacks. She feels that these will have 
significant impact to the public experience on Baseline, 30th, and the southeast public multi-use path. 
She appreciated the public space activation and diversity of buildings but had concerns about the human 
scale and experience.  
 
(05:00:26) C. Hanson Thiem thinks this is a completely appropriate location for infill development and 
high-density student housing and other housing due to its location near CU and major transportation 
corridors. She thinks it also fully satisfies the vision of community business and mixed-use business that 
we have in the BVCP. She feels that the proposal strengthens the functioning of this location as a 
neighborhood center by making it a site to, not just shop, but to gather, and adding population to support 
for retail in the more difficult environment that we're now seeing. She thinks it further shows many of 
the characteristics of sustainable urban form that we claim to be looking for in the BVCP, including a 
strong public realm, pedestrian interest, and minimal surface parking. She thinks the transportation 
connections and approaches to mobility are great and appreciated all of the efforts to hide cars and to 
preserve most of the shared interior spaces for pedestrian and bike use. She has a few concerns about 
vehicle traffic calming on the private streets. She supports additional height for additional housing in 
this area. She noted that overall this proposal is adding commercial space, and in sizes and 
configurations that she thinks are going to enhance this desired neighborhood center function. She thinks 
allowing some of this ground floor housing a helps to prevent a glut of retail space and allows… the 
existing commercial activity to be concentrated in an area to enhance activity.  
 



 

(05:03:52) M. McIntyre believes the allowance of ground floor residential under the use review is much 
more likely to make the ground-level commercial successful, along with the building height, 
combination of density, number of units, number of people, and attractiveness of the design. He 
supported the additional height. He shared Laura’s concerns about bike parking.  
 
(05:08:24) MOTION: C. Hanson Thiem made a motion seconded by K. Nordback to approve Site 
Review application #LUR2024-00071 and Use Review application #LUR2024-00072 with conditions as 
recommended by staff, adopting the staff memorandum as findings of fact, including the attached 
analysis of review criteria and as amended by the Planning Board. Planning Board voted 6-1 (J. Boone 
dissenting). Motion passed. 
 
(05:11:45) MOTION: L. Kaplan made a motion seconded by ml Robles that to meet the open space 
needs of residents and visitors to the site, applicant shall add an active programmatic element to the site 
such as a playground, play area, dog park, or community garden, to the satisfaction of staff at the time of 
Tec Doc. Planning Board voted 5-2 (K. Nordback and C. Hanson Thiem dissenting). Motion passed.  
 

K. Norback did not think it was appropriate for the Board to require a non-specific active use and 
said that such a use would be added by a smart property manager without being required. C. Hanson 
Thiem agreed with Kurt and pointed out that the project includes active programmatic elements on the 
rooftop decks such as a pool. 
 
(05:19:15) MOTION: L. Kaplan made a motion seconded by ml Robles to amend the above motion to 
read, “active outdoor ground-level programmatic element…”. Planning Board voted 7-0. Motion passed. 
 
(05:30:53) MOTION: M. McIntyre made a motion seconded by L. Kaplan to require that the number 
of long-term bike parking spaces that accommodate charging is increased to approximately 20%. The 
accommodation of cargo bikes be increased to approximately 10% of total bike spaces, and all cargo 
bike spaces be electrified. Electrified cargo bike space can be counted toward the total electrification 
requirement. In addition, all long-term bike parking rooms will have conduit provided for future bike 
charging electrification. This condition will be met to the satisfaction of staff at the time of Tec Doc. 
Planning Board voted 0-7. Motion failed.  

 
The Board learned through discussion that BRC 9-9-6 Parking Standards could be interpreted to 

require all electrified bike parking spaces to be 10' by 3'. This would greatly change the amount of space 
required to be devoted to electrified bike parking. They agreed to discard this motion by voting it down, 
and made a new motion as follows. 
 
(05:53:39) MOTION: M. McIntyre made a motion seconded by M. Roberts that an additional 15% of 
required bike parking spaces over and above the 5% electrified spaces required in 9-9-6(e)(4)(g) shall be 
electrified. These additional spaces shall not be subject to the 10 x 3 space requirement. This condition 
will be met to the satisfaction of staff at the time of Tec Doc. Planning Board voted 7-0. Motion passed. 
 
 
6. MATTERS FROM THE PLANNING BOARD, PLANNING DIRECTOR, AND CITY 
ATTORNEY  

7. DEBRIEF MEETING/CALENDAR CHECK 



 

 
8. ADJOURNMENT 

 
The Planning Board adjourned the meeting at 10:40 PM.  
  
APPROVED BY 
  
___________________  
Board Chair 
 
___________________ 
DATE 
  



MEMORANDUM 

TO: Planning Board  
FROM: Adam Olinger, Case Manager 
DATE: October 28, 2025 
SUBJECT: Call-Up Item: Final Plat to subdivide the property at 2114 Violet Avenue to create three lots. Lot 1 

is 18,200 square feet, Lot 2 is 9,898 square feet, and Lot 3 is 9,896 square feet (2114 Violet 
Subdivision, case no. TEC2024-00066). The Preliminary Plat was approved through case no. 
LUR2024-00079. This application is subject to potential call-up on or before October 28, 2025.  

The purpose of this item is for Planning Board to consider the call-up of the attached subdivision plat for a public 
hearing. Attached is the disposition of approval for the subdivision of land into three lots that are a total of 0.87-
acres (see Attachment A). The subdivision is a new plat titled 2114 Violet Subdivision. Refer to Attachment B 
for the approved Final Plat. 

Background.  The 37,994 square foot (0.87-acre) property is located on the south side of Violet Ave. between 
19th St and 22nd St. Refer to Figure 1, below.   

Figure 1: Subject Property 

The subject property is zoned RM-2 (Residential Medium- 2) in the northern half and RL-1 (Residential Low- 1) in 
the southern half (Figure 2). It is surrounded by other low and medium density residential uses on all sides. 
Other properties along Violet and Vine have recently subdivided and redeveloped. Each of the three proposed 
lots meet all minimum zoning requirements in the relevant zone district and density has been maximized to the 
greatest extent possible. The proposed subdivision is consistent with the North Boulder Subcommunity Plan as 
well as the Crestview East annexation agreement. The final plat will create two lots for single family detached 
homes and one lot for multi-family development, and will dedicate drainage, utility, and stormwater 
detention/water quality easements to serve the new properties (Figure 3).  
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Figure 2: Zoning Map 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
 

Figure 3: Lot Layout 
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Public Comment.  Required public notice was provided in the form of written notifications to adjacent property 
owners of the subject property. In addition, a public notice sign was posted on the property. Therefore, all public 
notice requirements of Section 9-4-3, “Public Notice Requirements,” B.R.C. 1981 were met. No public comment 
was received specific to the subdivision.  
 
Review Process.  Per Section 9-12-10, “Final Plat Procedure,” B.R.C. 1981, the city manager is required to 
notify the Planning Board in writing of the disposition of a final plat application. Staff has reviewed the application 
for compliance with the Subdivision Regulations of Chapter 9-12, “Subdivision,” B.R.C. 1981 and finds that the 
proposal would meet the Standards for Lots and Public Improvements, as set forth in Section 9-12-12, 
B.R.C. 1981.  

 
Conclusion.  Staff has attached the approved final plat (Attachment B) for the Planning Board’s review. This 
application was approved by Planning and Development Services staff on October 14, 2025, and the decision 
may be called-up before Planning Board on or before October 28, 2025. There is a Planning Board meeting 
within the 14-day call up period on October 28, 2025. Questions about the project or decision should be directed 
to Adam Olinger via email olingera@bouldercolorado.gov.  
 
Attachments. 
Attachment A:  Disposition of Approval 
Attachment B: Approved Final Plat  
Attachment C: Subdivision Agreement  
Attachment D:  Criteria Checklist 
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CITY OF BOULDER PLANNING DEPARTMENT 
NOTICE OF DISPOSITION 

You are hereby advised that the following action was taken by the Planning Department based on the standards and  
criteria of the Land Use Regulations as set forth in Chapter 9-12, B.R.C. 1981, as applied to the proposed development. 

DECISION:       APPROVED WITH CONDITION 
PROJECT NAME:       2114 VIOLET SUBDIVISION 

DESCRIPTION:  Final Plat to subdivide a 0.872-acre parcel into three residential 
lots: Lot 1 (18,200 sf), Lot 2 (9,898 sf), and Lot 3 (9,896 sf). This plat also includes 
the dedication of the following easements: three stormwater detention/water 
quality and drainage easements and three utility easements. 

LOCATION: 2114 Violet Ave 
LEGAL DESCRIPTION: See Exhibit A 
APPLICANT: NATHAN KNECHT, CONNECT ARCHITECTURE; 

DASH ASH, SITEWORKS;  
PAUL JANSSEN 

OWNER:        Paul Janssen 
APPLICATION: Final Plat, TEC2024-00066 
ZONING: Residential - Low 1 (RL-1) , Residential - Medium 2 (RM-2) 
CASE MANAGER: Adam Olinger 

APPROVED MODIFICATIONS FROM THE LAND USE REGULATIONS: None 

Approved On:         October 14, 2025 
Date 

By: 

Brad Mueller, Director of Planning & Development Services 

This decision may be appealed to the Planning Board by filing an appeal letter with the Planning Department within two 
weeks of the decision date. If no such appeal is filed, the decision shall be deemed final fourteen days after the date  
above mentioned. 

 Appeal to Planning Board Expires: October 28, 2025 

 Final Approval Date: October 29, 2025 

CONDITION OF APPROVAL 

1. The subdivision is approved subject to the terms of the Subdivision Agreement.

Attachment A - Disposition of Approval
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EXHIBIT A 
 

Legal Description 
 
 

PART OF THE NORTH 1/2 OF THE NORTH 1/2 OF THE SOUTHWEST 1/4 OF THE NORTHEAST 1/4 OF SECTION 
18, TOWNSHIP 1 NORTH, RANGE 70 WEST OF THE 6TH PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE SOUTH 1/4 CORNER OF SECTION 18, TOWNSHIP 1 NORTH, RANGE 70 WEST OF THE 
6TH PRINCIPAL MERIDIAN; THENCE NORTH 00 DEGREES 05 MINUTES 30 SECONDS EAST, ALONG THE 
NORTH-SOUTH CENTERLINE OF SAID SECTION 18, A DISTANCE OF 3994.08 FEET TO THE NORTHWEST 
CORNER OF THE SOUTH 1/2 OF THE NORTHEAST 1/4 OF SAID SECTION 18; THENCE NORTH 89 DEGREES 53 
MINUTES 27 SECONDS EAST, ALONG THE NORTH LINE OF THE SOUTH 1/2 OF THE NORTHEAST 1/4 OF SAID 
SECTION 18, A DISTANCE OF 750.68 FEET TO THE TRUE POINT OF BEGINNING; 
 
THENCE SOUTH 00 DEGREES 03 MINUTES 40 SECONDS WEST, PARALLEL WITH THE WESTERLY LINE OF 
THAT TRACT OF LAND CONVEYED FROM CAPITOL HILL FINANCE CORPORATION TO CATHERINE GOOSSENS 
BY DEED RECORDED NOVEMBER 20, 1968 AT RECEPTION NO. 897242, A DISTANCE OF 332.50 FEET, MORE OR 
LESS, TO THE SOUTHERLY LINE OF SAID TRACT CONVEYED BY RECEPTION NO. 897242; THENCE SOUTH 89 
DEGREES 51 MINUTES 44 SECONDS WEST, ALONG THE SOUTHERLY LINE OF SAID TRACT CONVEYED BY 
RECEPTION NO. 897242, A DISTANCE OF 140.00 FEET TO THE SOUTHEAST CORNER OF THAT TRACT OF 
LAND CONVEYED FROM CAPITOL HILL FINANCE CORPORATION TO VICTOR C. BARHITE AND MARY JANE 
BARHITE BY DEED RECORDED SEPTEMBER 23, 1963, IN BOOK 1301 AT PAGE 444; THENCE NORTH 00 
DEGREES 03 MINUTES 40 SECONDS EAST, ALONG THE EASTERLY LINE OF SAID TRACT CONVEYED IN BOOK 
1301 AT PAGE 444, A DISTANCE OF 332.50 FEET TO THE NORTHEAST CORNER OF SAID TRACT CONVEYED IN 
BOOK 1301 AT PAGE 444, SAID CORNER BEING ON THE NORTH LINE OF THE SOUTH 1/2 OF THE NORTHEAST 
1/4 OF SAID SECTION 18; 
 
THENCE NORTH 89 DEGREES 53 MINUTES 27 SECONDS EAST, ALONG SAID NORTH LINE OF THE SOUTH 1/2 
OF THE NORTHEAST 1/4 OF SAID SECTION 18, A DISTANCE OF 140.00 FEET TO THE TRUE POINT OF 
BEGINNING, 
 
TOGETHER WITH THE SOUTHERLY 10.4 FEET OF VACATED VIOLET AVENUE RIGHT OF WAY PARALLEL AND 
ADJACENT TO THAT CERTAIN PROPERTY LEGALLY DESCRIBED IN A WARRANTY DEED RECORDED MARCH 
27, 1973 AT RECEPTION NO. 059876, 
 
EXCEPT THAT PART OF SUBJECT PROPERTY CONVEYED BY CATHERINE GOOSSENS AND VICTOR M. 
GOOSSENS TO THE COUNTY OF BOULDER BY DEED RECORDED MARCH 2, 1973 AT RECEPTION NO. 056565, 
 
AND EXCEPT THAT PART OF SUBJECT PROPERTY CONVEYED TO THE CITY OF BOULDER BY DEED OF 
DEDICATION RECORDED DECEMBER 3, 2009 AT RECEPTION NO. 03045661, ALL IN THE COUNTY OF 
BOULDER, STATE OF COLORADO. 

Attachment A - Disposition of Approval
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      For Administrative Use Only 
   Grantor:  City of Boulder and Paul D. Janssen 
   Grantee:  Paul D. Janssen and City of Boulder 
   Case #: TEC2024-00066 

SUBDIVISION AGREEMENT 

A. Parties.  This agreement (“Agreement”) is entered into this ____ day of ______, 2025, by
and between the City of Boulder, a Colorado municipal corporation (the “City”), and Paul
D. Janssen (the “Subdivider”), for the purposes of ensuring that all ordinances and
regulations of the City are met for the protection of the public health, welfare, and safety
and obtaining the approval of the 2114 Violet Subdivision (the “Subdivision”).

B. Consideration.  The parties agree that good and valuable consideration exists as a basis for
this Agreement, including, but not limited to, the City’s approval of the subdivision of that
parcel of land described in the attached Exhibit A (the Property) and the provision of City
services to the Subdivision, which Subdivider agrees is of special benefit to the
Subdivision.

C. Binding Agreement – Notice to Subsequent Purchasers.  This Agreement is binding upon
the Subdivider and the Subdivider’s heirs, successors and assigns, jointly and individually,
and it shall be recorded in the office of the County Clerk and Recorder to put the
prospective purchasers or other interested parties on notice of any of its terms.
Additionally, the Subdivider agrees to notify subsequent purchasers of the Subdivision or
any portion thereof of the existence of this Agreement and the purchasers’ potential
obligations hereunder by providing a copy of this Agreement to the purchasers.

D. General Requirements.  The Subdivider shall commence, construct, and complete the
Subdivision in accordance with:
(1) The provisions of approval of the Final Plat;
(2) The Engineering Plans stamped with the approval date of

_____________________ (the “Engineering Plans”) on file with the City;
(3) All requirements of Chapter 9-12, B.R.C. 1981;
(4) The requirements of the “City of Boulder Design and Construction Standards”; and
(5) All terms and conditions of the Annexation Agreement recorded at Reception No.

03049079 (the “Annexation Agreement”).

E. Public Improvements.  The Subdivider shall provide the following public improvements
prior to subdivision of Lot 1 to create one or more additional lots (subdivision of Lot 1 may
only be pursued if such subdivision does not reduce the density otherwise allowed, see
Paragraph R below) and prior to building permit submittal for the addition of any dwelling
unit to Lot 1, at no cost to the City:
(1) An 11-foot wide eastbound travel lane on Violet Ave;
(2) A 5-foot wide bike lane on the south side of Violet Ave;
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 (3) A 2-foot wide curb-and gutter on the south side of Violet Ave; 
 (4) An 8-foot wide landscape strip on the south side of Violet Ave; 
 (5) A 6-foot side detached sidewalk on the south side of Violet Ave; 
 (6) A 12-foot wide east/west concrete alley between Violet Ave and Vine Ave; 

(7) North 20th Street to be constructed as City of Boulder standard access street with 
five-foot wide attached sidewalks with a composite pavement section that has a 
minimum depth of five inches of asphalt; and 

 (8) All storm water pipes and culverts. 
 
F. Private Improvements.  The Subdivider shall provide the following improvements or 

utilities on Lot 2 and Lot 3 in accordance with the approved Subdivision and Engineering 
Plans, or any amendments or modifications thereto, to be privately owned and maintained 
by the owners of the property within the Subdivision:  
 
(1) All storm water management improvements including conveyance, storage, and 

treatment facilities. 
  

The improvements or utilities described above shall be owned and maintained as set forth 
in Paragraph H below.   
 

G. Warranty.  Upon completion of the public improvements and acceptance by the City, the 
Subdivider shall warrant all public improvements and utilities for two (2) years and shall 
secure the two-year warranty by (a) a deposit of escrow of funds with the City; (b) an 
irrevocable clean sight draft or letter of commitment upon which the City can draw; or (c) 
any other form of guarantee approved by the city manager, payable to the City as 
beneficiary, in an amount adequate to replace or repair twenty (20) percent of the total 
value of the improvements if they are damaged or become inoperable during the warranty 
period.  If the city manager determines that any such public improvements require repair 
or replacement, the city manager shall so notify the Subdivider.  The City will not approve 
any other development applications from or improvements constructed or installed by the 
Subdivider until the Subdivider satisfactorily repairs or replaces any defective 
improvement.  If the Subdivider fails to repair or replace any public improvements after 
notice, the City may cause the work to be done and charge the cost thereof against the 
deposit of escrow of funds or other guarantee.  If the amount of the deposit of escrow of 
funds or other guarantee is less than the cost of the repair or replacement, the difference 
shall be due and payable to the City by the Subdivider.  An engineer’s cost estimate or 
contractor bid will be required to determine the amount of the financial guarantee. 

 
H. Maintenance of Common Facilities by Property Owners.  The Subdivider and the future 

owners of Lot 2 and Lot 3 (hereinafter individually referred to as “Lot Owner” and 
collectively referred to as “Lot Owners”) shall own and be responsible for the continued 
and perpetual maintenance of the private improvements set forth in Paragraph F located on 
the Lot Owner’s respective lot (the “Private Improvements”).  The Subdivider shall provide 
for the continued and perpetual maintenance of the “Private Improvements” in covenants 
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in the deeds of the Subdivider and all future Lot Owners.  The Subdivider shall 
affirmatively advise any and all purchasers of Lot 1, Lot 2, and Lot 3 of the existence of 
these covenants and potential obligations created by them.  The following shall also be 
ongoing obligations for each Lot Owner.  Each Lot Owner shall be subject to the following 
restrictions or restrictive covenants for each Lot Owner’s respective lot: 

 
(1) The Subdivider agrees that the City has the right to require each Lot Owner to 

correct any deficiencies in the maintenance or repair any damages to the Private 
Improvements within the boundaries of each Lot Owner’s lot within 30 days of 
receiving written notice from the City to cure such deficiencies. 
 

(2) The City reserves the right to inspect the Private Improvements from time to time 
to assure that the Private Improvements are being properly maintained.  To the 
extent that the Private Improvements are located on private property, the 
Subdivider grants the City a right of entry to such property to so inspect and 
maintain.  If the City determines that the Private Improvements and associated 
improvements and areas are not being properly maintained, the City reserves the 
right, but is not required to, perform the appropriate maintenance and assess each 
Lot Owner for the cost of the maintenance upon each Lot Owner’s respective lot.  
In the event that the City determines, in its sole discretion, that there is a threat to 
the public health, safety, or general welfare, the City may immediately perform 
such work or maintenance and charge each Lot Owner for work performed on 
each Lot Owner’s respective lot. 

 
(3) If a Lot Owner fails to perform such work within 30 days, after having been 

provided written notice from the City to cure, the City will perform the work and 
charge back to the applicable Lot Owner any and all costs of curing same. 

 
(4) If a Lot Owner fails to pay any monies due under this Agreement or fails to 

perform any affirmative obligation hereunder, the Subdivider agrees that the City 
may collect the monies due in the manner provided for in Section 2-2-12, B.R.C. 
1981, as amended, as if the said monies were due and owing pursuant to a duly 
adopted ordinance of the City or the City may perform the obligation on behalf of 
the applicable Lot Owner, and collect its costs in the manner herein provided.  
The Subdivider agrees to waive any rights it or its successors and assigns may 
have under Section 31-20-105, C.R.S., based on the City’s lack of an enabling 
ordinance authorizing collection of this specific debt. 

 
I. Undergrounding of Overhead Utility Lines.  Prior to issuance of  a building permit for a 

new dwelling unit on the Property, the Subdivider shall underground the existing overhead 
utility lines on the Property consistent with the requirements of the Boulder Revised Code. 
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J. Conveyance of Drainage.  The Subdivider shall convey the Subdivision’s drainage in an 
historic manner and in accordance with the approved Engineering Plans so as not to 
adversely affect adjacent property. 

 
K. Defend and Hold Harmless.  The Subdivider shall defend and hold the City harmless from 

any and all claims or damages that may arise from the Subdivider’s actions in connection 
with the execution of this Subdivision, including but not limited to the construction of any 
public or private improvements or the failure to construct the same. 

 
L. Subdivider Warrants Ownership.  The Subdivider warrants that it owns the Property and 

agrees to provide an update of the preliminary title report or attorney memorandum of 
ownership current as of the date of recording the Subdivision Plat. 

 
M. Breach by Subdivider.  If Subdivider breaches this Agreement in any respect, the City may 

withhold approval of all building permits and other development applications requested for 
the area within the Subdivision until the breaches have been cured.  This remedy is in 
addition to all other remedies available to the City at law or equity. 

 
N. Relationship of this Agreement to Other Agreements.  The terms and covenants of this 

Agreement are in addition to, and do not extinguish unless expressly stated, any other 
agreements between the parties. 

 
O. Captions.  The captions herein are inserted only as a matter of convenience and for 

reference, and in no way define, limit or describe the scope of this Agreement or the intent 
of any provision hereof. 

 
P. Future Interests.  If this Agreement is deemed to create an interest in land, this Agreement 

shall be enforced, if not sooner completed, during the lives of the undersigned plus twenty 
years and three hundred sixty-four days. 

 
Q. No Encumbrances.  The Subdivider agrees that between the time of signing this Agreement 

and the time when the final plat has been recorded with the Boulder County Clerk and 
Recorder, the Subdivider shall neither convey ownership nor further encumber the 
Subdivider’s Property, without the express approval from the City.  Prior to the recording 
of this Agreement with the Boulder County Clerk and Recorder, the Subdivider agrees not 
to execute transactional documents encumbering the Property or otherwise affecting title 
to the Property unless otherwise approved by the City Manager. 

 
R. Planning and Development to Maximum Practical Density.  The Annexation Agreement 

requires that at the time of subdivision, the Property (as that term is defined in the 
Annexation Agreement) be developed and planned to accommodate the maximum 
practical density that is consistent with zoning.  Furthermore, subdivision of the Property 
(as defined in the Annexation Agreement) may not reduce the density below that allowed 
by the Property’s square footage.  Any development in the Subdivision must be 
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CITY OF BOULDER, COLORADO 
 
 
 

By:_____________________________________ 
     City Manager/Planning Director/ 
  Development Review Planning Senior Manager 
 

ATTEST: 
 
________________________ 
City Clerk 
 
APPROVED AS TO FORM: 
 
 
City Attorney’s Office 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Exhibit 
Exhibit A: Legal Description 
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EXHIBIT A 
 

Legal Description 
 

PART OF THE NORTH 1/2 OF THE NORTH 1/2 OF THE SOUTHWEST 1/4 OF THE 
NORTHEAST 1/4 OF SECTION 18, TOWNSHIP 1 NORTH, RANGE 70 WEST OF THE 6TH 
PRINCIPAL MERIDIAN, DESCRIBED AS FOLLOWS: 
 
COMMENCING AT THE SOUTH 1/4 CORNER OF SECTION 18, TOWNSHIP 1 NORTH, 
RANGE 70 WEST OF THE 6TH PRINCIPAL MERIDIAN; THENCE NORTH 00 DEGREES 
05 MINUTES 30 SECONDS EAST, ALONG THE NORTH-SOUTH CENTERLINE OF SAID 
SECTION 18, A DISTANCE OF 3994.08 FEET TO THE NORTHWEST CORNER OF THE 
SOUTH 1/2 OF THE NORTHEAST 1/4 OF SAID SECTION 18; THENCE NORTH 89 
DEGREES 53 MINUTES 27 SECONDS EAST, ALONG THE NORTH LINE OF THE SOUTH 
1/2 OF THE NORTHEAST 1/4 OF SAID SECTION 18, A DISTANCE OF 750.68 FEET TO 
THE TRUE POINT OF BEGINNING; 
 
THENCE SOUTH 00 DEGREES 03 MINUTES 40 SECONDS WEST, PARALLEL WITH 
THE WESTERLY LINE OF THAT TRACT OF LAND CONVEYED FROM CAPITOL HILL 
FINANCE CORPORATION TO CATHERINE GOOSSENS BY DEED RECORDED 
NOVEMBER 20, 1968 AT RECEPTION NO. 897242, A DISTANCE OF 332.50 FEET, MORE 
OR LESS, TO THE SOUTHERLY LINE OF SAID TRACT CONVEYED BY RECEPTION 
NO. 897242; THENCE SOUTH 89 DEGREES 51 MINUTES 44 SECONDS WEST, ALONG 
THE SOUTHERLY LINE OF SAID TRACT CONVEYED BY RECEPTION NO. 897242, A 
DISTANCE OF 140.00 FEET TO THE SOUTHEAST CORNER OF THAT TRACT OF LAND 
CONVEYED FROM CAPITOL HILL FINANCE CORPORATION TO VICTOR C. BARHITE 
AND MARY JANE BARHITE BY DEED RECORDED SEPTEMBER 23, 1963, IN BOOK 
1301 AT PAGE 444; THENCE NORTH 00 DEGREES 03 MINUTES 40 SECONDS EAST, 
ALONG THE EASTERLY LINE OF SAID TRACT CONVEYED IN BOOK 1301 AT PAGE 
444, A DISTANCE OF 332.50 FEET TO THE NORTHEAST CORNER OF SAID TRACT 
CONVEYED IN BOOK 1301 AT PAGE 444, SAID CORNER BEING ON THE NORTH LINE 
OF THE SOUTH 1/2 OF THE NORTHEAST 1/4 OF SAID SECTION 18; 
 
THENCE NORTH 89 DEGREES 53 MINUTES 27 SECONDS EAST, ALONG SAID NORTH 
LINE OF THE SOUTH 1/2 OF THE NORTHEAST 1/4 OF SAID SECTION 18, A DISTANCE 
OF 140.00 FEET TO THE TRUE POINT OF BEGINNING, 
 
TOGETHER WITH THE SOUTHERLY 10.4 FEET OF VACATED VIOLET AVENUE 
RIGHT OF WAY PARALLEL AND ADJACENT TO THAT CERTAIN PROPERTY 
LEGALLY DESCRIBED IN A WARRANTY DEED RECORDED MARCH 27, 1973 AT 
RECEPTION NO. 059876, 
 

Attachment C  - Subdivision Agreement

Item 4A - 2114 Violet Ave. Final Plat Page 14 of 19



 

 
8 

EXCEPT THAT PART OF SUBJECT PROPERTY CONVEYED BY CATHERINE 
GOOSSENS AND VICTOR M. GOOSSENS TO THE COUNTY OF BOULDER BY DEED 
RECORDED MARCH 2, 1973 AT RECEPTION NO. 056565, 
 
AND EXCEPT THAT PART OF SUBJECT PROPERTY CONVEYED TO THE CITY OF 
BOULDER BY DEED OF DEDICATION RECORDED DECEMBER 3, 2009 AT 
RECEPTION NO. 03045661, ALL IN THE COUNTY OF BOULDER, STATE OF 
COLORADO. 
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CRITERIA CHECKLIST AND COMMENT FORM 
FINAL PLAT 

SECTION 9-12-8 
TEC2024-00066 

ADDRESS: 2114 Violet Ave 
DATE: Octobre 14, 2025 

CRITERIA APPLICABLE TO ALL FINAL PLAT APPLICATIONS 
(a) A final plat may be submitted at the same time as a preliminary plat. Applies

(b) In order to obtain city manager review of a final plat, the subdivider shall submit a final plat that
conforms to the approved preliminary plat, includes all changes required by the manager or the
planning board, and includes the following information:  Contains all requirements

Staff Response: Final Plat application contains all requirements.

(1) A map of the plat drawn at a scale of no less than one inch equals one hundred feet (and of a scale
sufficient to be clearly legible) with permanent lines in ink and whose outer dimensions are twenty-
four inches by thirty-six inches on a reproducible Mylar or paper sheet (maps of two or more sheets
shall be referenced to an index placed on the first sheet) or in electronic format saved as a PDF
document using no less than 300 dots per inch (dpi), a font of no less than ten point type, a file size
no greater than 100 MB, a drawing size of no more than twenty-four inches by thirty-six inches,
legible and scalable (to a standard architectural or engineering scale) with a graphic scale bar on each
page, and sufficient blank space for recording labels on each sheet;  Yes

(2) A vicinity map on the title sheet showing at least three blocks on all sides of the proposed subdivision,
which may be of a different scale than the plat; Yes

(3) The title under which the subdivision is to be recorded; Yes

(4) Accurate dimensions for all lines, angles and curves used to describe boundaries, public
improvements, easements, areas to be reserved for public use and other important features. (All
curves shall be circular arcs and shall be defined by the radius, central angle, tangent, arc and chart
distances. All dimensions, both linear and angular, are to be determined by an accurate control
survey in the field that must balance and close within a limit of one in ten thousand. No final plat
showing plus or minus dimensions will be approved.); Yes

(5) The names of all abutting subdivisions, or, if the abutting land is unplatted, a notation to that effect;
Yes

(6) An identification system for all lots and blocks and names for streets; Yes

(7) An identification of the public improvements, easements, parks and other public facilities shown on
the plat, a dedication thereof to the public use and areas reserved for future public acquisition; Yes

(8) The total acreage and surveyed description of the area; Yes

(9) The number of lots and size of each lot; Yes

(10) Proposed ownership and use of outlots; N/A

(11) A designation of areas subject to the one-hundred-year flood, the estimated flow rate used in
determining that designation, and a statement that such designation is subject to change; N/A

(12) A description of all monuments, both found and set, that mark the boundaries of the property and a
description of all control monuments used in conducting the survey; Yes

Attachment D - Criteria Checklist

Item 4A - 2114 Violet Ave. Final Plat Page 16 of 19



(13) A statement by the land surveyor that the surveyor performed the survey in accordance with state 
law; Yes 

(14) A statement by the land surveyor explaining how bearings, if used, were determined; Yes 

(15) The signature and seal of the Colorado registered land surveyor; Yes 

(16) A delineation of the extent of the one hundred year floodplain, the base flood elevation, the source 
of such delineation and elevation and a statement that they are subject to change; N/A 

(17) The square footage of each lot; Yes 

(18) Certification for approval by the following: Contains all requirements 

 (A) Director of planning, Yes 

 (B) Director of public works and utilities Yes 

 (C) Director of parks and recreation, if park land is dedicated on the plat, and N/A 

 (D) Director of real estate and open space, if open space land is dedicated on the plat; N/A 

(19) Signature blocks for all owners of an interest in the property; and Yes 

(20) A signature block for the city manager's signature. Yes 

9-12-9. Lot Line and Boundary Verification. Yes 
The subdivider shall provide to the City a computer check to assure that the exterior lines of the subdivision on 
the final plat close. In the absence of such verification, the City shall obtain such computer check and the 
subdivider shall pay the fee therefor prescribed by subsection 4-20-43(a), B.R.C. 1981, before recording the plat. 

STANDARDS FOR LOTS AND PUBLIC IMPROVEMENTS (SECTION 9-12-12)  

(a) Conditions Required: Meets criteria 
Except as provided in subsection (b) of this section, subdivision plats shall comply with section 9-9-17, "Solar 
Access," B.R.C. 1981, and meet the following conditions:  

Staff Response: All criteria have been met. 

(1) Standards for Lots: Lots meet the following conditions:  

(A) Each lot has access to a public street. Yes 

Staff Response: Each lot has access to Violet Ave or Vine Ave. 

(B) Except as provided in subparagraph (D) of this paragraph, each lot has at least thirty feet of 
frontage on a public street. Yes 

Staff Response: Each lot has at least 70’ of frontage. 

(C)  Except as provided in subparagraph (D) of this paragraph, no portion of a lot is narrower than thirty 
feet. Yes 

Staff Response: No lot is narrower than 70’ 

(D)  Each townhouse lot has at least fifteen feet of frontage on a public street, and no portion of a 
townhouse lot is narrower than fifteen feet. Townhouse lots that do not meet the standards of 
paragraphs (B) or (C) above shall be used solely for townhouses. N/A 

Staff Response: No townhouse lots are proposed. 

(E)  Lots and existing structures meet all applicable zoning requirements of this title and section 9-9-
17, "Solar Access," B.R.C. 1981. Yes 
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Staff Response: All applicable zoning requirements and solar access will be met. 

(F) Lots with double frontage are avoided, except where necessary to provide separation from major 
arterials or incompatible land uses or because of the slope of the lot. Yes 

Staff Response: No lots have double frontage 

(G) Side lot lines are substantially at right angles or radial to the centerline of streets, whenever 
feasible. Yes 

Staff Response: Side lot lines are at right angles. 

(H) Corner lots are larger than other lots to accommodate setback requirements of section 9-7-1, 
"Schedule of Form and Bulk Standards," B.R.C. 1981. N/A 

Staff Response: No corner lots are proposed. 

(I) Residential lots are shaped so as to accommodate a dwelling unit within the setbacks prescribed 
by the zoning district. Yes 

Staff Response: Dwelling units will be able to fit within the proposed lots. 

(J) Lots shall not be platted on land with a ten percent or greater slope, unstable land or land with 
inadequate drainage unless each platted lot has at least one thousand square feet of buildable 
area, with a minimum dimension of twenty-five feet. The city manager may approve the platting 
of such land upon finding that acceptable measures, submitted by a registered engineer qualified 
in the particular field, eliminate or control the problems of instability or inadequate drainage. Yes 

Staff Response: The slope is less than 10% 

(K)  Where a subdivision borders an airport, a railroad right of way, a freeway, a major street or any 
other major source of noise, the subdivision is designed to reduce noise in residential lots to a 
reasonable level and to retain limited access to such facilities by such measures as a parallel 
street, a landscaped buffer area or lots with increased setbacks. N/A 

Staff Response: Subdivision does not border an airport, railroad ROW, freeway, or major street. 

(L) Each lot contains at least one deciduous street tree of two-inch caliper in residential subdivisions, 
and each corner lot contains at least one tree for each street upon which the lot fronts, located 
so as not to interfere with sight distance at driveways and chosen from the list of acceptable 
trees established by the city manager, unless the subdivision agreement provides that the 
subdivider will obtain written commitments from subsequent purchasers to plant the required 
trees. Yes 

Staff Response: Deciduous street trees shall be provided for the proposed lots at the time of 
building permit for the future residence. 

(M) The subdivider provides permanent survey monuments, range points and lot pins placed by a 
Colorado registered land surveyor. Yes 

Staff Response: Survey monuments have been identified. 

(N) Where an irrigation ditch or channel, natural creek, stream or other drainage way crosses a 
subdivision, the subdivider provides an easement sufficient for drainage and maintenance. N/A 

Staff Response: Irrigation ditch or natural streams do not cross this subdivision. 

(O) Lots are assigned street numbers by the city manager under the City's established house 
numbering system, and before final building inspection, the subdivider installs numbers clearly 
visible and made of durable material. No 

Staff Response: Lots are to be assigned street numbers based on the City’s addressing policy. 
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(P) For the purpose of ensuring the potential for utilization of solar energy in the City, the subdivider 
places streets, lots, open spaces and buildings so as to maximize the potential for the use of solar 
energy in accordance with the following solar siting criteria: Meets criteria 

Staff Response: Lots are platted to allow for the maximum use of solar energy. 

(i) Placement of Open Space and Streets: Open space areas are located wherever practical to 
protect buildings from shading by other buildings within the development or from buildings 
on adjacent properties. Topography and other natural features and constraints may justify 
deviations from this criterion. N/A 

(ii) Lot Layout and Building Siting: Lots are oriented and buildings sited in a way which maximizes 
the solar potential of each principal building. Lots are designed so that it would be easy to 
site a structure which is unshaded by other nearby structures and so as to allow for owner 
control of shading. Lots also are designed so that buildings can be sited so as to maximize 
the solar potential of adjacent properties by minimizing off-site shading. Yes 

(iii) Building Form: The shapes of buildings are designed to maximize utilization of solar energy. 
Existing and proposed buildings shall meet the solar access protection and solar siting 
requirements of section 9-9-17, "Solar Access," B.R.C. 1981. N/A 

(iv) Landscaping: The shading impact of proposed landscaping on adjacent buildings is addressed 
by the applicant. When a landscape plan is required, the applicant shall indicate the plant 
type and whether the plant is coniferous or deciduous. N/A 

(b) Waiver of Lot Standards: N/A 
The planning board may waive the design requirements of Paragraph (a)(1) of this section not otherwise 
required by any other provision of the code: 

Staff Response: No waiver of lot standards is requested. 

(1) If permitted as part of an approval under Section 9-7-12, "Two Detached Dwellings on a Single Lot," 
B.R.C. 1981, or site review under Section 9-2-14, "Site Review," B.R.C. 1981; or N/A 

Staff Response: No waiver of lot standards is requested. 

(2)  Upon request of the subdivider if the subdivider provides an alternative means of meeting the 
purposes of this chapter, which the board finds: N/A 

Staff Response: No waiver of lot standards is request. 

(a) Is necessary because of unusual physical circumstances of the subdivision; or N/A 

(b) Provides an improved design of the subdivision. N/A 
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CITY OF BOULDER 
PLANNING BOARD 

MEETING DATE: October 28, 2025 

AGENDA TITLE: Concept Plan Review and Comment Request for proposed development of 
the Boulder Storage site at 4880 and 4898 Pearl Street with four residential buildings containing 
281 apartment units and a new 85,000 square foot commercial storage building.  

Applicants:   Bill Holicky, Coburn Development 
Daniel Pittenger, Trammell Crow Residential 

Owner:         PEARL STORAGE QOZB LLC 

REQUESTING DEPARTMENT / PRESENTERS 
Brad Mueller, Director Planning & Development Services 
Charles Ferro, Senior Planning Manager 
Chandler Van Schaack, Principal Planner 

OBJECTIVE 
1. Planning Board hears staff and applicant presentations
2. Planning Board holds Public Hearing
3. Planning Board asks questions of applicant, the public, and staff
4. Planning Board discussion and comments on Concept Plan

SUMMARY   
Project Name:        Boulder Storage @ 49th and Pearl 
Location: 4880 & 4898 Pearl St. 
Size of Property Approx. 7.1 acres (309,250 Sq. Ft.) 
Zoning:       IG (Industrial – General) 
Comprehensive Plan: GI (General Industrial) 

KEY ISSUES FOR CONCEPT PLAN DISCUSSION 
Staff has identified the following key issues to help guide the board’s discussion: 

1. Is the proposed concept plan consistent with the BVCP land use map and, on balance,
with the goals and policies of the BVCP particularly those that address the built
environment?

2. Is the project generally consistent with the East Boulder Subcommunity Plan?
3. Does the Board have feedback on the proposed use and conceptual site plan?
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EXECUTIVE SUMMARY 
The purpose of this item is for Planning Board to review and comment on the Concept Plan for 
the above reference project. Per Section 9-2-14, B.R.C. 1981, the project requires Concept Plan 
review and comment prior to Site Review because the site is over 5 acres, the proposal is greater 
than 100,000 square feet in size and a height modification would be required (Table 2-2 of 
Section 9-2-14, B.R.C. 1981). 

PUBLIC FEEDBACK 
Consistent with Section 9-4-3, Public Notice Requirements, B.R.C. 1981, staff provided 
notification to all property owners within 600 feet of the subject location of the application, and 
signs have been posted by the applicant indicating the review requested. Staff has not received 
any public comments on the application. 

BACKGROUND 
The approximately 7.1-acre (309,250 sf) project site is located just east of Foothills Parkway on 
the south side of Pearl Street, and west of 49th Street. The site currently contains a self-storage 
business with two large, one-story buildings on the northern portion and approximately 32 one-
story storage buildings dispersed across the remainder of the site. There are a few trees scattered 
along the boundary of the site, but otherwise the site is completely paved with no natural 
features. Adjacent uses are a mix of manufacturing, car sales, personal service, restaurants, gyms 
and other small businesses. The southwest corner of Valmont Park sits across the Goose Creek 
Greenway, which runs along the northern property boundary. There are no existing residential 
uses within close proximity to the site, the nearest being north of Valmont and west of the 
railroad tracks in Boulder Junction. See Figure 1 below for vicinity map. 

BVCP Land Use Designation 
The Site Review criteria of the land use code section 9-2-14(h), B.R.C. 1981, will be used to 
evaluate the project and to make findings for any future Site Review approval. Among the 
findings that must be made is a project’s consistency with the Boulder Valley Comprehensive 

49th St. 

N

Figure 1: Vicinity Map 
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Plan policies and Land Use designation. As shown in Figure 2, the BVCP land use designation 
for the site is General Industrial.  Per the 2020 BVCP, the General Industrial land use designation 
is shown where industries are located or planned. Anticipated uses consist of more intensive 
manufacturing and may include outdoor storage or warehouses. The site is adjacent to 
Community Industrial (CI) and General Industrial (GI) land use designations to the south, east 
and west, respectively, with the Goose Creek Greenway and Valmont City Park having a land 
use designation of Park, Urban and Other (PK-U/O). The Park, Urban and Other Land Use 
designation is described as “public lands used for a variety of active and passive recreational 
purposes or flood control purposes.  
 
Urban parks provided by the city include pocket parks, neighborhood parks, community parks 
and city parks, as defined in the Parks and Recreation Master Plan.” The land use designation for 
the area across the Goose Creek Greenway to the northwest is Mixed Use Industrial (MUI), 
which is intended to integrate” diverse housing, commercial and retail options into industrial 
areas to create vibrant, walkable, working neighborhoods that offer employers, employees and 
residents a variety of local services and amenities. MUI areas will often provide a transition 
between existing or planned residential or mixed-use neighborhoods and Light, Community or 
General Industrial land use areas.” Existing residential is located to the north of the MUI area.  

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

 
In addition to consistency with the BVCP land use designation, Section 9-2-14(h)(1)(B), 
“Subcommunity and Area Plans or Design Guidelines,” requires that “if the project is subject to 
an adopted subcommunity or area plan or adopted design guidelines, the project is generally 
consistent with the applicable plan and guidelines.” The project site is located within the 
boundaries of the East Boulder Subcommunity Plan (EBSP), which identifies the future use of 
this area as "General Industrial."  Adoption of the EBSP resulted in BVCP Land Use Map 
changes for approximately 250 acres that were previously designated as “Light Industrial” to 
Mixed Use Industrial (MUI) and Mixed Use Transit Oriented Development (MUTOD). These 
areas are identified in the EBSP as “Areas of Change,” and are intended “to bring new 
opportunities for integrating residential, commercial, and retail spaces and places with existing 
subcommunity businesses and workplaces” (pg. 24). See Figure 3 below for the EBSP Areas of 

Figure 2: BVCP Land Use Map 
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Change Map. The subject property is not located in an Area of Change. In describing the 
Industrial land use areas outside Areas of Change, the EBSP states: 
 

“The land use changes proposed in the East Boulder Land Use Plan are intended 
to guide redevelopment and identify needs for investments in strategic locations of 
the subcommunity. The land use plan maintains 320 acres of land for Light 
Industrial use, 80 acres for Community Industrial use and 180 acres for General 
Industrial use.  East Boulder is the only subcommunity in the city with land 
designated for General Industrial use. As other areas of the subcommunity evolve 
to more mixed-use environments, the value of the industrial lands and how they 
continue to contribute to the city becomes more precious [emphasis added]. 
 
Today, the uses of these industrial areas offer a wide variety of businesses, 
including everything from car mechanics to research and development offices. 
Community members have described the value these places offer to the city as 
employers, industrial service providers and contributors to the local economy. As 
the city continues to evaluate and guide change across the city, future 
subcommunity and area planning may utilize the Mixed Use Industrial (MUI) land 
use designation to indicate priority areas for integrating residential uses into 
industrial neighborhoods, while preserving Community, Light and General 
Industrial designations for areas of the city that will continue to offer primarily 
industrial, manufacturing, flex, and supporting service uses [emphasis added]. 
Directing residential density to key areas of the city that can be well served with 
amenities and transportation options will help to balance housing and jobs in the 
community while still offering local business the space to operate” (pg. 33). 

Project Site 

Figure 3: 2021 BVCP Land Use Designation Map and recommended areas of change in land use by the EBSP 
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Zoning. As shown below in Figure 4, the subject property is zoned IG (Industrial – General), 
defined in Section 9-5-2(c)(5), B.R.C. 1981 as “General industrial areas where a wide range of 
light industrial uses, including research and development, manufacturing, service industrial uses, 
media production, storage, and other intensive employment uses are located. Residential uses 
and other complementary uses may be allowed in appropriate locations.” Adjacent zoning 
includes Industrial- Service 1 (IS-1) to the west, IS-2 to the south, IG to the east, and Public (P) 
to the northeast where Valmont Park is located. The area to the northwest (Valmont Park West) 
is subject to the East Boulder Form-Based Code overlay, which was adopted for Areas of 
Change identified in the EBSP.  
 
Per Section 9-7-1, B.R.C. 1981, the maximum by-right height for principal buildings in the IG 
zone is 40 feet, and the maximum number of stories for a principal building is 3 stories. The 
subject property appears to meet the conditional height standards in Section 9-7-6(b), which 
allow an additional five feet of height for properties that are not adjacent to a residential zone 
district or residential land use designation in the BVCP. Residential uses are allowed in the IG 
zone through conditional use review subject to the conditions in Section 9-6-3(a), B.R.C. 1981. 
For properties in the IG zone eligible for residential development, residential floor area is limited 
to a 1.0 FAR and non-residential floor area is limited to a 0.5 FAR. If at least 0.3 FAR of certain 
light industrial or research and development uses is on the lot or parcel, the residential FAR may 
be increased to 1.25 FAR in the IG zone. 

 
Section 9-6-3(a)(2) requires in the IG zone that, in addition to being consistent with the land use 
plan or map in an adopted subcommunity or area plan, dwelling units may be constructed only 
on a lot or parcel where at least one-sixth of the perimeter of the lot or parcel proposed for 
residential development is contiguous with a residential use that includes one or more dwelling 
units, a residential zoning district, or a city- or county-owned park or open space. This contiguity 
has to be established for each parcel or lot that is developed. This could be done by creating new 

EBSP 
Form-Based Code Area 

Figure 4: Zoning Map 
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contiguity within the same development proposal, provided that each IG or IM lot or parcel that 
is created and developed with residential uses under 9-6-3(a)(2) can independently meet the 
contiguity requirement of 9-6-3 (a)(2)(A)(iii) when constructed.  
 
In this location, for the purposes of establishing contiguity, city staff has determined that only 
Valmont Park is considered a city- or county-owned park or open space. The northern channel of 
Goose Creek is primarily a stormwater and flood conveyance channel. While it is under City 
ownership, the Goose Creek channel is not a designated park or open space per the 2022 Parks 
and Recreation Master Plan and staff therefore finds that it cannot be used to establish contiguity. 
Staff does consider the Goose Creek channel a right-of-way that does not affect contiguity to the 
Valmont Park to the north where such contiguity exists per Section 9-6-4(a)(2)(A)(iii). Staff 
notes, too, that contiguity is only one of several criteria. 
 
Section 9-6-3(a)(2) includes additional standards for residential uses in the IG zone, including 
buffering from adjacent land uses, demonstration of environmental suitability, construction 
standards for noise mitigation and declaration of use requirements. In addition to demonstrating 
consistency with the EBSP land use map and contiguity requirements, the proposed project 
would be required to meet all conditional use standards for residential uses in the IG zone 
described above. 
 
PROCESS  
Concept Plan is the initial step in the Site Review process, which is required for the property 
under thresholds established in the Land Use Code section 9-2-14(b)(1)(B), B.R.C. 1981. The 
next step would be a required Site Review application.  The mandatory Concept Plan and Site 
Review threshold is met by both the seven-acre size of the site which exceeds the five-acre 
threshold for the IG zoning district as well as the proposed project size, which would exceed the 
100,000 square foot floor area threshold. The purpose of Concept Plan is to review a general 
development plan for the site, evaluate general architectural characteristics, land uses, and 
transportation considerations. In addition to Site Review, a Use Review would be required for 
the proposed residential uses and subdivision (Preliminary and Final Plat) would also be required 
to create lots meeting the one-sixth contiguity requirement in Section 9-6-3(a), B.R.C. 1981. 
 
PROJECT DESCRIPTION 
The proposed project would redevelop the existing 7.10-acre site with an arrangement of five 
buildings containing 281 residential units and an 85,000 sq. ft. commercial storage space.  The 
residential buildings are organized around a central green spine, while the new storage building 
is along the western property line to provide a buffer to the northwest neighbor. The green spine 
runs north/south through the project, providing residential open space and community gathering, 
as well as connecting the community to Valmont Park and Goose Creek Greenway. Parking is at 
grade, and much of it is located inside an existing Xcel easement. 
 
Per the Applicant’s written statement, “The project will have a unique approach to the amenities 
provided.  There will be a string of home occupation units along the 49th street side, allowing for 
small-scale home businesses to have 2 story units with store frontage along 49th and living on 
the second floor above.  Additionally, among the amenity space in the project will be workshop 
areas, usable by the residents for anything from sewing to building guitars. The project will 
embrace the home-grown small scale makers spaces in the area and add to that tradition.  
  
The apartments will be comprised of studios, 1-, 2- and 3-bedroom units with the final mix and  
counts to be determined as the demands evolve. The buildings are proposed to be 3 to 4 stories  
tall. While the design is still in the concept stage the desire for sculptural buildings and moving  
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roofs on site make it likely that we will be seeking some additional height through Site Review.” 
 
As shown on the conceptual site plan below, in order to meet the use standards in Section 9-6-
3(a)(2)(A) of the Land Use Code requiring at least one-sixth of the perimeter of the lot or parcel 
to be contiguous with a residential use that includes one or more dwelling units, a residential 
zoning district, or a city- or county-owned park or open space, the applicant is proposing a 
phasing plan wherein the property would be subdivided to 1) establish a parcel with one-sixth 
contiguity with Valmont City Park and 2) establish two additional parcels to achieve additional 
contiguity within the subdivision. The applicant is requesting that, if the use is approved, that a 
phased approach be approved through the Site Review process and that submittal of a permit 
application for the first phase be allowed to constitute the establishment of a residential use on 
that site, allowing the submittal of the permit for the second phase immediately thereafter. Staff 
has expressed concerns with this approach, as outlined in the staff response to the Concept 
Review criteria below. 

Site Design 
As shown in Figure 5 above, the proposed site design would place the proposed commercial 
storage building along the northwest corner of the site. Residential buildings are shown on the 
northeast corner and in the middle of the site. Two vehicular access points are shown, from Pearl 
Street and 49th Street, respectively. Internal vehicular circulation would occur primarily along the 
south and western boundaries of the site, with the northern portion of the drive separating the 
proposed commercial building from the residential buildings to the east. New detached sidewalks 
are shown along the property boundaries fronting Pearl Street and 49th Street. Within the site, 
sidewalks are shown along the main drive and are separated from the drive aisle by on-street 
parking spaces. A new multi-use path connection is shown running from the sidewalk on the 

Phase 1 lot would establish 

1/6 contiguity with 

Valmont Park to the north 
Phase 2 lot would establish 

1/6 contiguity with Phase 

1 lot 
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Figure 5: Conceptual Site and Phasing Plan 
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southern portion of the site between the residential buildings to the sidewalk along Pearl Street to 
the north.    
 
As mentioned above, all of the proposed parking is surface parking, with a mix of 50 carport 
spaces, 63 garage spaces and 213 uncovered surface spaces located along the sides of the private 
drive as well as in a surface parking lot on the south side of the site. 326 total spaces are shown. 
The application materials do not provide specific information on bike parking or TDM measures 
but states “ample bike parking facilities will be provided throughout the site. It is possible  
that Eco-passes will be provided to residents to encourage use of the bus system.” 
 
Regarding on-site open space, the conceptual drawings show a total of 109,708 square feet of 
open space (approx. 35%) where 92,775 square feet (30%) are required. The open space is 
shown primarily along the proposed multi-use path and within two central plaza areas located 
between the residential buildings. The site plans depict a swimming pool in the southern open 
space plaza and seating and other amenities along the multi-use path. See Figure 6 below for 
open space and parking diagrams. 
 

Figure 6: Open Space and Parking Diagrams 
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Building design. 
The application materials include conceptual renderings of the proposed buildings intended to 
show the general design character of the development. No materials list has been provided, but 
the buildings appear to use a mix of metal paneling, wood or wood-look paneling and EIFS or 
stucco paneling.  Please see below for renderings of the proposed project. 

 
 
 
 
 
 
 
 
 
 

Figure 6a 

Figure 6b 
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Figure 7 below shows the proposed building massing as well as the proposed land uses and unit 
types. 

  
 

Figure 7: Building Massing and Use Diagram 

Figure 6c 
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CONCEPT PLAN REVIEW CRITERIA, SECTION 9-2-13(e), B.R.C. 1981 
 
Guidelines for Review and Comment: The following guidelines will be used to guide the 
Planning Board’s discussion regarding the site. It is anticipated that issues other than those 
listed in this section will be identified as part of the Concept Plan review and comment 
process. The Planning Board may consider the following guidelines when providing 
comments on a concept plan: 
 
(1) Characteristics of the site and surrounding areas, including, without limitation, its 
location, surrounding neighborhoods, development and architecture, any known natural 
depressions, steep slopes and prominent views to and from the site; 
 
See description under “Background” above for characteristics of the site and surrounding area. 
Staff notes in particular the MUI designation to the northwest and its existing function as a 
transitional area to the existing residential uses north of Valmont Road.  
  
(2) Community policy considerations including, without limitation, the review process and 
likely conformity of the proposed development with the Boulder Valley Comprehensive 
Plan (BVCP) and other ordinances, goals, policies, and plans, including, without limitation, 
sub-community and sub-area plans; 
 
BVCP Conformity. The Site Review criteria of the land use code section 9-2-14(h), B.R.C. 
1981, will be used to evaluate the project and to make findings for any future Site Review 
approval. Among the findings that must be made is a project’s consistency with the Boulder 
Valley Comprehensive Plan policies and Land Use designation. The existing land use 
designation on the site is General Industrial (GI), defined in Chapter III of the 2010 Boulder 
Valley Comprehensive Plan as follows: 

 
 
 
 
 

The General Industrial Land Use designation is the most intensive of the Industrial designations 
in the BVCP and is the most limited in terms of characteristics and anticipated uses. It is also 
worth noting that there are only a few locations in the city where this designation exists: the area 
including and immediately surrounding the subject site and several large parcels along 63rd Street 
which currently contain an Xcel power station, the Boulder County Recycling Center and the 
Western Disposal Waste Management facility. The total land area in the city with a GI Land Use 
designation is approximately 120 acres, with approximately 19.5 acres of that land located 
between Pearl Parkway and the Goose Creek path. See Figure 3 above for location of GI Land 
Use designations within the city. In terms of policy guidance for General Industrial areas, Policy 
5.01, Revitalizing Commercial & Industrial Areas, states: “Revitalization should support and 
enhance these areas, conserve their strengths, minimize displacement of users and reflect their 
unique characteristics and amenities and those of nearby neighborhoods. Examples of 
commercial and industrial areas for revitalization identified in previous planning efforts 
[include]…the East Boulder industrial area.”  The Light Industrial and Mixed-Use Industrial 
Land Use designations are the only designations that mention residential uses in their definitions. 
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Furthermore, Policy 2.21 includes policy direction for Light Industrial areas and supports 
housing and retail infill in appropriate locations, stating, “Housing should occur in a logical 
pattern and in proximity to existing and planned amenities, including retail services and transit. 
Analysis will guide appropriate places for housing infill within areas zoned Industrial General 
(IG) (not those zoned for manufacturing or service uses) that minimize the potential mutual 
impacts of residential and industrial uses in proximity to one another.” This policy has been 
implemented in East Boulder where several IG, IS-1 and IS-2 zoned areas identified within the 
EBSP as “areas of change” were changed to the new MUI (Mixed Use Industrial) land use 
designation. Per the EBSP, these areas are intended “to indicate priority areas for integrating 
residential uses into industrial neighborhoods, while preserving Community, Light and General 
Industrial designations for areas of the city that will continue to offer primarily industrial, 
manufacturing, flex, and supporting service uses.”  The subject property is not in one of these 
locations. 
 
The stated intent in BVCP Policy 2.21 is to “minimize the potential mutual impacts of residential 
and industrial uses in proximity to one another” in IG zones, and the intent of Policy 5.01 is to 
support and enhance industrial areas while minimizing displacement of existing uses. Because 
most of the site is not currently eligible for residential development under IG zoning standards 
and is surrounded by manufacturing, light industrial and service uses with residential uses being 
prohibited in the IS-1 and IS-2 – zoned areas to the south and west,  the proposal to redevelop the 
site with 281 residential units is very likely unable to demonstrate consistency with relevant 
BVCP goals and policies. 
 
EBSP Conformity. 
In addition to conformity with BVCP policies and Land Use designation, Section 9-2-14 
(h)(1)(B), “Subcommunity and Area Plans or Design Guidelines,” requires that “if the project is 
subject to an adopted subcommunity or area plan or adopted design guidelines, the project is 
consistent with the applicable plan and guidelines.” The project site is located within the 
boundaries of the recently adopted East Boulder Subcommunity Plan, which identifies this area 
for future use as an area for "General Industrial" uses. As shown above, the BVCP describes 
General Industrial uses as consisting of "more intensive manufacturing and may include outdoor 
storage and warehouses." Areas where community members supported a combined residential 
and industrial (re)development are identified in the subcommunity plan and the BVCP Land Use 
Map with the Mixed-Use Industrial land use designation, as described on pages 33-34 of the 
subcommunity plan.  
 
As noted in the staff review comments included as Attachment B, a major policy issue 
surrounding this proposal is that while the Land Use Code may provide a potential path to meet 
the contiguity requirement for each lot or parcel in the development via subdivision and 
development phasing, at a broader level, the project as proposed would likely not meet the intent 
of the EBSP regarding industrial areas outside areas of change and would therefore not be 
supportable through the Site Review process. The EBSP places a high level of importance on 
maintaining the existing General Industrial areas and specifically discusses utilizing “the Mixed 
Use Industrial (MUI) land use designation to indicate priority areas for integrating residential 
uses into industrial neighborhoods, while preserving Community, Light and General Industrial 
designations for areas of the city that will continue to offer primarily industrial, manufacturing, 
flex, and supporting service uses” (pg. 33).  
 
This particular site, given its size and adjacency to large number of Industrial -zoned parcels that 
are currently not eligible for residential development, would fundamentally change the 
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development character and potential of the surrounding area in a way that is not anticipated or 
supported by adopted EBSP policies.  There are currently approximately 19.5 acres of land 
between Pearl Parkway and the Goose Creek path that have a GI Land Use designation in the 
EBSP, all of which are zoned IG. Staff has calculated that development of the subject site with 
residential uses as proposed would immediately result in approximately three acres of adjacent 
IG- zoned land becoming eligible for additional residential development. Combined with the 
subject site, this would total about ten acres, which is over half of the total contiguous IG-zoned/ 
GI-designated land area south of Goose Creek.  
 
Depending on which parcels were subsequently redeveloped with residential, it is feasible that 
the entire IG-zoned and GI-designated area between Pearl Parkway and the Goose Creek path, 
which represents approximately 16 percent of the total GI-designated land area in the city, could 
consequently become eligible for residential development. While this scenario is theoretically 
possible without the redevelopment of the subject site, there are currently only three other 
parcels within the area south of the Goose Creek Greenway that are eligible for residential 
development, and they are all significantly smaller in size and are currently owned by the City of 
Boulder, so the likelihood of redevelopment as residential is minimal. Similarly, the GI-
designated land along 63rd Street is almost exclusively owned by either the City of Boulder or 
Xcel and currently contains critical public infrastructure facilities, so the likelihood of 
redevelopment of those parcels with residential is low. The potential impact of the proposed 
development could therefore be that nearly all of the privately owned land with a GI Land Use 
designation in the city could become eligible for residential development. 
 
Considering the EBSP policies and implementation measures related to housing in industrial 
areas as well as the broader context of the area surrounding the site staff finds that because most 
of the site is not currently eligible for residential development under IG zoning standards, is not 
within an EBSP area of change, and is surrounded by manufacturing, light industrial and service 
uses, the proposal to redevelop the site with 281 residential units would likely be unable to 
demonstrate consistency with relevant EBSP goals and policies. 
 
Conditional Use Standards. 
Staff finds that the proposal to subdivide the site and begin construction of each phase prior to 
the previous phase being completed would not meet the use standards in Section 9-6-3(a)(2)(A) 
of the Land Use Code. The intent of these standards to allow for incremental residential 
development to occur on IG-zoned parcels with one sixth contiguity to existing (i.e., occupied) 
residential units or city-owned parks or open space. By allowing a site that is currently ineligible 
for residential development under IG zoning standards to develop a residential project in phases 
through the Site Review and subdivision process, the city may create a scenario where any parcel 
with any amount of existing contiguity is eligible for residential development, simply and only 
because it is eligible for Site Review and able to be subdivided to create additional contiguity 
between lots. Section 9-6-3(a)(2)(A) reads:  
 

“Dwelling units may be constructed only on a lot or parcel that meets one or more of 
the following requirements (i), (ii), or (iii).....: 

 
(iii) At least one-sixth of the perimeter of the lot or parcel is contiguous with a 
residential use that includes one or more dwelling units, a residential zoning 
district, or a city- or county-owned park or open space. Contiguity shall not be 
affected by the existence of a platted street or alley, a public or private right-of-
way, or a public or private transportation right-of-way or area.   
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Staff’s interpretation of the conditional use standards in Section 9-6-3(a) is that “a residential use 
that includes one or more dwelling units” means an existing, occupied (or occupiable) residential 
use. Therefore, staff finds that if the board determines that a phased approach to residential 
development on the site is supportable through site review, at a minimum, issuing permits for 
construction of any buildings in Phases 2 and 3 should be contingent upon first issuing a 
certificate of occupancy for one or more dwelling units in the previous phase.  
 
Additional Zoning Considerations. In the Applicant’s written statement, they indicate that 
there will be live-work units along 49th Street; however, no floor plans are provided which show 
the total makeup of these units. It should be noted that Live-work units are only allowed as 
conditional use in the IG zone district, and are subject to the following standards: 
 
Section 9-6-3 (g) Live-Work Unit: 

(1) General Standards: The following standards apply to live-work units: 
 

(A) The commercial or industrial activity may be any nonresidential use allowed in the same 
zoning district, subject to any applicable specific use standards or review process for that 
use. 

(B) The residential use is located above or behind a ground floor space for nonresidential 
use. 

(C) A resident of the live-work unit must be responsible for the work performed in the 
nonresidential use. 

(D) Only one kitchen is permitted. 
 

(2) In the Industrial Zoning Districts: 
 

(A) Review Process: In the industrial zoning districts, live-work units may be approved as a 
conditional use if at least fifty percent of the floor area of the building is for 
nonresidential use. Floor area within the live-work unit is considered residential floor 
area. 
 

Based on the data provided by the applicant, it appears that roughly 25% of the proposed floor 
area across the development would be for nonresidential uses, with nearly all of nonresidential 
floor area being contained within the storage building (Building C1). Section 9-6-3(g) requires 
that at least 50% of the building in which live-work units are located has to be for a 
nonresidential use, this nonresidential floor area requirement is not looked at development wide. 
Therefore, it does not appear at this time that live-work units would be permissible as a 
conditional use. 
 
Building Height: The proposed buildings exceed the permitted building height in Section 9-7-5, 
"Building Height," B.R.C. 1981. Per Table 7-1 of the land use code, buildings are limited to 
three stories and 35 feet in the RH-5 zone. A modification to Section 9-7-5, "Building Height” 
would be required as part of site review to allow the height of the structures to exceed 45 feet. In 
addition, a modification to Section 9-7-1, “Schedule of Form and Bulk Standards,” would be 
necessary to allow four and five stories where three are permitted. Per Section 9-2-14(g) a public 
hearing before Planning Board is required for an application that includes a height modification. 
Please see comments under “Height Modification” under Criterion #3 below for additional 
information regarding requirements for approval of a height modification. 
 
(3) Applicable criteria, review procedures, and submission requirements for a site review; 
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Per Table 2-2, “Site Review Threshold Table,” section 9-2-14, B.R.C. 1981, Concept Plan and 
Site Review are required in the IG zone district for properties over 5 acres in size or that include 
over 100,000 square feet of floor area. Therefore, if the applicant moves forward with the 
proposal, approval of a Site Review application would be required. Decision on the application 
would be based on the Site Review criteria of Section 9-2-14(h), B.R.C. 1981. Submittal 
requirements are based on those specified in the land use code, including but not limited, detailed 
site plans, landscape plans, floor plans and elevations, preliminary storm water and utility plans 
etc. Site Review is required due to the size of the site and proposed project and the modifications 
to the land use code being requested.   
 
Applicable Criteria.  At the time of Site Review the proposed project will be evaluated for 
conformance with the following:  

• Site Review criteria in Section 9-2-14(h) of the Land Use Code;  
• The land use designation in the BVCP;  
• All relevant policies of the BVCP;  
• IG Zoning regulations;  
• The City of Boulder Design and Construction Standards (DCS).   

 
Submission Requirements. At the time of site review, the following items would be required:  

• Transportation Demand Management (TDM) Plan that outlines strategies to mitigate 
traffic impacts created by the proposed development with implementable measures 
for promoting alternate modes of travel. 

• Traffic Impact Study is required since the project’s trip generation is shown to exceed 
the residential development threshold of 20 vehicles trips or greater during any single 
hour in the peak period. 

• Preliminary Storm Water Report and Plan to address storm water runoff, water 
quality treatment issues, and detention ponding.  

• Utility Report to establish the impacts of this project on the City of Boulder utility 
systems and outline water main and wastewater main construction necessary to serve 
the development and perpetuate the overall system. 

• A water system distribution analysis in order to assess the impacts and service 
demands of the proposed development and to demonstrate conformance with the 
Treated Water Master Plan, October 2011. 

• A collection system analysis to determine any system impacts based on the proposed 
demands of the development and to demonstrate conformance with the city’s 
Wastewater Collection System Master Plan, July 2016. 

• A detailed tree inventory including the species, size and condition of all existing trees 
on the site.  

• Landscape plan that is consistent with, and exceeds, city code requirements, including 
a landscape requirements table as described in Section 9-9-12(d)(1)(j), B.R.C. 1981, 
to verify that the development is meeting and exceeding the minimum landscape 
requirements. The applicant is responsible for designing and implementing a 
comprehensive landscape plan, including a functional, efficient, and appropriate plant 
palette, plant layout, water conservation strategies, hardscape layout, and open space 
program in keeping with site review and landscape criteria outlined in the land use 
code. All rights of way will be required to be planted with street trees and understory 
shrub plantings in conforming to the site review criteria and the landscaping and 
screening standards and streetscape design standards in the land use code.   
 

Site Review: In terms of the project’s likely consistency with the Site Review criteria, it should 
be noted that in addition to the standard Site Review criteria, the project as proposed would be 
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required to comply with the “Additional Criteria for Buildings Requiring Height Modification” 
found in Section 9-2-14(h)(4) of the land use code. While the concept review materials do not 
provide much detail in terms of architecture and building design, staff finds that based on the 
preliminary sketches it appears that the project may not meet Criterion 9-2-14(h)(3), in 
particular, considering the following factors:  

• 9-2-14(h)(3)(A), Building Siting and Public Realm Interface 

• (ii) Wherever practical considering the scope of the project, parking areas 
are located behind buildings or set back further from the streetscape than 
the building façade. 

• (iii): Along the public realm, building entries are emphasized by windows 
and architectural features that include one or more of the following: 
increased level of detail, protruding or recessed elements, columns, 
pilasters, protruding bays, reveals, fins, ribs, balconies, cornices, eaves, 
increased window glazing, or changes in building materials or color. 

• (iv): Defined entries connect the building to the public realm. Unless 
inconsistent with the context and building's use, along the public realm, one 
defined entry is provided every 50 feet. Buildings designed for residential or 
industrial uses may have fewer defined entries. 

• (v): If the project is adjacent to a zoning district of lower intensity in terms 
of allowable use, density, massing, or scale, the project is designed with an 
appropriate transition to the adjacent properties considering adopted 
subcommunity and area plans or design guidelines applicable to the site, 
and, if none apply, the existing development pattern. 

• 9-2-14(h)(3)(B), Building Design 

• (iv): Simple detailing is incorporated into the façades to create visual 
interest, without making the façade overly complicated. This detailing may 
include cornices, belt courses, reveals, alternating brick or stone patterns, 
expression line offsets, window lintels and sills, and offsets in window glass 
from surrounding materials. 

• (v): Balconies on buildings with attached dwelling units are integrated into 
the form of the building in that exterior walls partially enclose the balcony. 
Balcony platform undersides are finished. 

• 9-2-14(h)(3)(C), Building Materials 

• (iii) The number of building material types is limited, and the building 
materials are applied to complement the building form and function. The 
organization of the building materials logically expresses primary building 
features, such as the spatial layout, building entries, private and common 
spaces, anchor corners, stairwells, and elevators. 

• (iv) Building cladding materials turn convex corners and continue to the 
inset wall. This criterion does not apply to changes that occur at an interior 
corner nor to detailing elements, such as cornices, belt courses, reveals, 
offsets in expression lines, lintels, and windowsills. Building cladding 
materials do not change in-plane unless there is at least a 12-inch wall 
offset. 

Item 5A - 4880 Pearl Concept Plan Page 16 of 61



• 9-2-14(h)(4)(A)(i) The building does not exceed 200 feet in length along any 
public right-of-way. 

• 9-2-14(h)(4)(A)(ii) All building facades exceeding 120 feet in length along a 
public street, excluding alleys, are designed to appear as at least two distinct 
buildings. 

 
Height Modification.  The proposed buildings exceed the permitted building height in Section 9-7-
5, “Building Height,” B.R.C. 1981. Per Table 7-1 of the land use code, buildings are limited to three 
stories and 40 feet in the IGRH-5 zone. A modification to Section 9-7-5, “Building Height” would 
be required as part of site review to allow the height of the structure to exceed 40 feet. In addition, a 
modification would be necessary to Section 9-7-1, “Schedule of Form and Bulk Standards,” to allow 
four stories where only three are permitted by right. Per Section 9-2-14(g), a public hearing before 
Planning Board is required for an application that includes a height modification.  

 
Per Section 9-2-14(b)(1)(E) of the land use code, properties within the  
 
IG zone districts are currently eligible for height modification requests. The project would be subject 
to the adopted Community Benefit requirements of Section 9-2-14(h)(6)(C), B.R.C. 1981 as there is 
floor area above a third story, proposed in a fourth floor above the zoning district height limit.   

 
Conditions of approval for the Site Review would be applied to any approved development that 
would ensure compliance with the community benefit regulations. The additional floor area 
permitted with the height modification (“bonus floor area”) would be used to determine the required 
number of “bonus units”, e.g., residential units above the 25% Inclusionary Housing requirement. 
This results in the number of additional permanently affordable units that must be in the building or 
included in the total calculation for in-lieu fees.  

 
The community benefit provisions of Section 9-2-14(h)(6)(C), B.R.C. 1981, were adopted to 
implement Policy 1.12 of the BVCP which states that the city will consider additional height (up to 
the City Charter 55-foot height limit) as an incentive in exchange for community benefits that further 
other community objectives, such as the provision of permanently affordable housing and/or other 
acceptable benefits. The proposal indicates the project would provide a community benefit by 
providing an in-lieu fee payment that helps fund permanently affordable housing in the city. 
 
(4)  Permits that may need to be obtained and processes that may need to be completed prior 
to, concurrent with, or subsequent to site review approval; 
 
Following Site Review approval, if approved, the applicant is required to submit an application for 
Technical Document (TEC doc) Review prior to application for building permit. The intent in the 
TEC doc review is to ensure that technical details are resolved such as drainage and transportation 
issues that may require supplemental analyses. Review and approval of a Use Review would also be 
required for the proposed residential units, and subdivision would be required to create the three lots 
shown on the preliminary plans.  
 
(5) Opportunities and constraints in relation to the transportation system, including, 
without limitation, access, linkage, signalization, signage, and circulation, existing 
transportation system capacity problems serving the requirements of the transportation 
master plan, possible trail links, and the possible need for a traffic or transportation study; 
 
Please see Staff Review Comments included as Attachment B. The project will be required to 
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meet the Site Access Standards found in Section 9-9-5 of the Land Use Code which state: “One 
access point or curb cut per property will be permitted, unless a site plan or traffic study, 
approved by the city manager, demonstrates that additional access points and curb cuts are 
required to adequately address accessibility, circulation, and driveway volumes, and only where 
additional accesses and curb cuts would not impair any public use of any public right-of-way, or 
create safety or operational problems, or be detrimental to traffic flow on adjacent public 
streets.” Additional documentation will be required at time of Site Review if more than one 
access point is proposed. 
  
(6) Environmental opportunities and constraints including, without limitation, the 
identification of wetlands, important view corridors, floodplains and other natural hazards, 
wildlife corridors, endangered and protected species and habitats, the need for further 
biological inventories of the site and at what point in the process the information will be 
necessary; 
 
There are no wetlands, wildlife corridors, endangered or protected species and habitats located 
on the project site. Thar being said, the applicant should note that Section 9-6-3(a)(2)(E), 
Environmental Suitability, requires that “The applicant shall demonstrate that the proposed use 
will not be affected by any adverse health or safety impacts associated with potential on-site 
pollution or contamination beyond that which is customarily acceptable for land that is used for 
residential purposes. This shall be demonstrated through the use of the environmental assessment 
required to be submitted with the application. If such environmental assessment identifies any 
potential adverse health or safety impacts on future residents of the site, the applicant shall also 
be required to submit further assessments that demonstrate that such concerns are not present or 
submit a plan for the mitigation measures that are necessary to alleviate any adverse impacts to 
public health, safety, and welfare.” 
 
(7) Appropriate ranges of land uses;  
 
As noted in the comments above, staff finds that while the IG zone district does permit 
residential uses under certain conditions, of which the project may technically be able to meet 
some, staff finds that the proposed project taken in its totality would not be consistent with East 
Boulder Subcommunity Plan goals and policies, nor with the intent of the General Industrial land 
use designation found in the BVCP.  
 
(8) The appropriateness of or necessity for housing. 
 
The need for additional housing units in the city is well-documented; however, due to the issues 
outlined above, critical criteria cannot be met for this site to be an appropriate location for 
residential housing at this time. 
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KEY ISSUE DISCUSSION 
 
Key Issue #1: Is the proposed concept plan consistent with the BVCP land use map and, on 
balance, with the goals and policies of the BVCP particularly those that address the built 
environment? 
 
Please see staff’s response to Concept Review criterion #2 above for information relevant to the 
project’s compatibility with BVCP goals, objectives and recommendations. As mentioned above, 
The Boulder Valley Comprehensive Plan (BVCP) Land Use designation for the site is General 
Industrial, which is described in the BVCP as:  

 
 
 

Key takeaways from this discussion would be whether Planning Board finds that this project 
complies with BVCP goals and policies that address the built environment and whether there are 
any other BVCP goals or policies with which the board finds the project either consistent or 
inconsistent. In terms of how this criterion will be applied during Site Review, Section 9-2-
14(h)(1)(A) of the Site Review criteria states, “In applying this, the approving authority shall 
consistently interpret and apply this criterion and consider whether a particular goal or policy is 
intended to be applied to individual development projects or is to guide city policy decisions, 
such as regulatory actions. The BVCP does not prioritize goals and policies, and no project must 
satisfy one particular goal or policy or all of them.”  
 
General BVCP policies that should be considered when discussing this project include: 
 
5.01 Revitalizing Commercial & Industrial Areas: The city supports strategies unique to 
specific places for the redevelopment of commercial and industrial areas. Revitalization should 
support and enhance these areas, conserve their strengths, minimize displacement of users and 
reflect their unique characteristics and amenities and those of nearby neighborhoods. Examples 
of commercial and industrial areas for revitalization identified in previous planning efforts are 
Diagonal Plaza, University Hill commercial district, Gunbarrel and the East Boulder industrial 
area.   
 
5.03 Diverse Mix of Uses & Business Types: The city and county will support a diversified  
employment base within the Boulder Valley, reflecting labor force capabilities and recognizing  
the community’s quality of life and strengths in a number of industries. The city values its 
industrial, service and office uses and will continue to identify and protect them. The city will 
evaluate areas with non-residential zoning to ensure the existing and future economic vitality of 
Boulder while responding to the needs of regional trends and a changing global economy. 
 
To help guide the board’s discussion, staff has also provided a list of BVCP Policies that address 
the built environment and are intended to apply to individual development projects: 
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2.10 Preservation & Support for Residential Neighborhoods: The city will seek appropriate 
building scale and compatible character in new development or redevelopment, appropriately 
sized and sensitively designed streets and desired public facilities and mixed commercial uses. 
 
2.25 Improve Mobility Grid & Connections: The walkability, bikeability and transit access 
should be improved in parts of the city that need better connectivity and mobility, for example, in 
East Boulder. This should be achieved by coordinating and integrating land use and 
transportation planning and will occur through both public investment and private development. 
 
2.36 Physical Design for People: The city and county will take all reasonable steps to ensure 
that public and private development and redevelopment be designed in a manner that is sensitive 
to social, health and psychological needs. Broadly defined, this will include factors such as 
accessibility to those with limited mobility; provision of coordinated facilities for pedestrians, 
bicyclists and bus-riders; provision of functional landscaping and open space; and the 
appropriate scale and massing of buildings related to neighborhood context. 
 
2.37 Environmentally Sensitive Urban Design: For capital improvements and private 
development, the city and county will strive to ensure that buildings, streets, utilities and other 
infrastructure are located and designed to protect natural systems, minimize energy use, reduce 
urban heat island effects and air and water pollution and support clean energy generation. 
 
2.41 Enhanced Design for All Projects: Through its policies and programs, the city will 
encourage or require quality architecture and urban design in all development that encourages 
alternative modes of transportation, provides a livable environment and addresses the following 
elements: 

b. The context. Projects should become a coherent part of the neighborhood in which they 
are placed. Special attention will be given to protecting and enhancing the quality of 
established residential areas that are adjacent to business areas. 
 

c. Relationship to the public realm. Projects should relate positively to public streets, 
plazas, sidewalks, paths and natural features. Buildings and landscaped areas—not 
parking lots—should present a well-designed face to the public realm, should not block 
access to sunlight and should be sensitive to important public view corridors. Future strip 
commercial development will be discouraged.   
 

e.   Transportation connections. Projects should provide a complete network of vehicular, 
bicycle and pedestrian connections both internal to the project and connecting to adjacent 
properties, streets and paths, including dedication of public rights-of-way and easements 
where required.  

 
f.    Parking. The primary focus of any site should be quality site design. Parking should play 

a subordinate role to site and building design and not jeopardize open space or other 
opportunities on the property. Parking should be integrated between or within buildings 
and be compact and dense. The placement of parking should be behind and to the sides of 
buildings or in structures rather than in large street-facing lots. Surface parking will be 
discouraged, and versatile parking structures that are designed with the flexibility to 
allow for different uses in the future will be encouraged. 
 

g.   Human scale and art in public spaces. Projects should provide pedestrian interest along 
streets, paths and thoughtfully designed public spaces that support a mix of events, 
destinations and art. Projects should model investment in public art in the city, and the 
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city should encourage individuals, businesses, organizations and developers to invest in 
improvements to public spaces through the addition of meaningful, innovative and 
quality works of art. 
   

h. Permeability. Create permeability in centers with a mix of semi-public and public spaces 
that are connected visually for intuitive navigation. Include civic and cultural uses as well 
as outdoor seating, shade trees and green spaces in the public spaces to create a unique 
identity and sense of place. Projects should provide multiple opportunities to walk from 
the street into projects, thus presenting a street face that is permeable. Where appropriate, 
they should provide opportunities for visual permeability into a site to create pedestrian 
interest.   
 

i. On-site open spaces. Projects should incorporate well-designed functional open spaces 
with quality landscaping, access to sunlight and places to sit comfortably. Where public 
parks or open spaces are not within close proximity, shared open spaces for a variety of 
activities should also be provided within developments.  
 

j. Buildings. Buildings should be designed with a cohesive design that enhances the 
streetscape and is comfortable to the pedestrian. Buildings should demonstrate 
approachability and a relationship to the street, with inviting entries that are visible from 
public rights of way, multiple entrances and four-sided design. Foster appeal of buildings 
through attractive, well-designed architecture made of high-quality, long-lasting materials 
and innovative approaches to design. 
 

Key Issue #2:  Is the project generally consistent with the East Boulder Subcommunity 
Plan? 

 
Please see staff’s response to Concept Review criterion #2 above for information relevant to the 
project’s consistency with EBSP goals, objectives and recommendations. As outlined above, the 
current proposal is not consistent with the underlying zoning at this time and would require 
approval of both a phasing plan through site review as well as subdivision of the existing site to 
create the required one-sixth contiguity between parcels. Given the EBSP’s detailed 
recommendations on protection of existing industrial land as well as the extensive land use map 
changes intended to encourage residential development in specific Areas of Change in East 
Boulder (which do not include this industrial area), staff concludes that the proposed 
development and its overall impact of on the surrounding area (i.e., leading to the remainder of 
the GI-designated land in the surrounding area becoming eligible for residential development) is 
generally not consistent with the EBSP. 
 
 

Key Issue #3: Does the Board have feedback on the proposed use and conceptual site 
plan? 

 
Staff’s initial assessment of the proposed use and conceptual site design is included under 
“Concept Review Criteria” above. As noted therein, staff has identified several significant policy 
issues with the proposed project.  
 
Staff has notified the applicant of the specific site review criteria that would be central to the 
review of the final project plans if the use is found to be supportable and has made clear that 
additional details would be required on several different project elements. Key takeaways from 
this discussion will be whether there are any building or site design considerations the applicant 
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should take into account to improve or enhance the project’s consistency with the Site Review 
criteria. The Board may also wish to focus on the design and operating characteristics of the 
proposed open space, the building design and massing along the rights-of-way, and any concerns 
related to the proposed access and circulation, if the use is found to be appropriate.  
 
CONCLUSION 
No action is required by Planning Board.  Planning Board, Public and staff comments will be 
documented for use by the applicant.  Concept Plan review and comment is intended to give the 
applicant preliminary feedback on the development concepts, and direction for site review 
applications. 
 
 
By:  
 
 Brad Mueller, Secretary to the Planning Board 
 
Attachments:  
A:   Applicant’s Proposed Plans and Written Statement 
B:  DRC Review Comments   
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May 2, 2025 
 
2505 49th Street and Adjacent properties 
Concept Plan Review – Written Statement 
 
 
Introduction 
 
This new development for Boulder is located along Pearl Street and 49th.  It is bordered by light 
industrial to the south, car sales to the west, and Valmont Park on the north. The site is currently 
occupied by shipping containers used for storage. The intent of this development is to maintain 
the storage use in a purpose-built building that uses far less land area and add residential units 
to the newly freed up land to provide residential in an area of town rife with jobs but lacking 
places for people to live. 
 
Project Site 
 
The parcel is located just east of Foothills Parkway on the south side of Pearl Street, and west of 
49th Street. Adjacent uses are a mix of manufacturing, car sales, personal service, restaurants, 
gyms and other small businesses. Valmont Park is immediately adjacent to the north, as is the 
Goose Creek Greenway.   
 
Site Plan 
 
The 7.1 acres / 309,250 sf site is currently made up of several parcels that will be consolidated 
into different configurations. We propose to include an arrangement of 5 buildings containing 281 
residential units.  The residential buildings are organized around a central green spine, while the 
new storage building is along the western property line to provide a buffer to the NW neighbor. 
The gathering area/ green spine runs north/south through the project, providing residential open 
space and community gathering, as well as connecting the community to Valmont Park and 
Goose Creek Greenway. Parking is at grade, and much of it is located inside an XCEL easement 
within which no buildings may be constructed. This surface parking limits the infrastructure 
devoted to cars, lowering the project cost and needed rents. We are assuming other utility 
easements, other than the Xcel easement, will be reconfigured. Parking along the drive on the 
west side will likely be screened and will add a buffer between the residential and the 
neighboring uses. 
 
Goose Creek as Main Street 
 
The Goose Creek Greenway is slowly turning into a bike-first main street in much of Boulder.  
This area is no exception.  In the immediately area along Goose Creek as it runs along Pearl 
between 47th and Valmont Park, there are a host of services, venues and shops including 
multiple restaurants including the Parkway Diner and La Choza, multiple gyms, multiple 
performance venues including Roots Music Hall and The Spark, two coffee shops including 
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Prodigal Coffee, two breweries, a meadery, a spa, the Ice Coop climbing gym, and a Florist, 
among others.  In addition, the recreational opportunities of Valmont Park, including the bike 
park, the soccer fields, the frisbee golf course, and general open space and bike paths are all 
available. 
 
Uses, Units and Buildings – micro manufacturing onsite 
 
The site area has many small shops as detailed above, along with small and micro 
manufacturing units. There are a host of jobs in the area, and these new residential workforce 
units will be well placed to allow residents to live closer to their workplaces.   
 
The project will have a unique approach to the amenities provided.  There will be a string of 
home occupation units along the 49th street side, allowing for small-scale home businesses to 
have 2 story units with store frontage along 49th and living on the second floor above.  
Additionally, among the amenity space in the project will be workshop areas, usable by the 
residents for anything from sewing to building guitars. The project will embrace the home-grown 
small scale makers spaces in the area and add to that tradition. 
 
The apartments will be comprised of studios, 1-, 2- and 3-bedroom units with the final mix and 
counts to be determined as the demands evolve. The buildings are proposed to be 3 to 4 stories 
tall. While the design is still in the concept stage the desire for sculptural buildings and moving 
roofs on site make it likely that we will be seeking some additional height through Site Review 
beyond the code limit of 40’.  
 
Community Benefits 
 
This project will satisfy a host of city goals. It will provide additional residential units for the 
general population near employers, mass transit and existing bike connections, providing 
commercial uses with needed employees and customers in turn. The project more efficiently 
utilizes an existing developed parcel that is well situated to take advantage of existing alternative 
modes of transportation, thereby providing existing vehicular traffic with an opportunity to 
become bike and bus traffic.  It will provide new makers space opportunities for residents and 
embrace the area’s history and aesthetic.  It will continue the developing idea of Goose Creek 
Greenway as a bike focused main street. 
 
Parking 
 
The parking on site is kept to the perimeter, mostly focused to the west as a buffer form 
neighboring properties and to the south in the XCEL easements where buildings aren’t allowed. 
Overall, the project is parked at a rate of 1.16 parking spaces per unit. 
 
 
East Boulder Subcommunity Plan - 2022 
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The project site is within the East Boulder Subcommunity Plan 
 
Key Concepts: 
 
The East Boulder Subcommunity Plan maintains and enhances the subcommunity’s 
industrial energy while integrating new uses to prepare for the changing dynamics of a work/life 
balance in Boulder. 

The project retains existing storage uses and integrates a variety of housing and 
makers space options along a service rich corridor in an area where there are a host of 
jobs but no residential options, creating a more synergistic live work community. 

 
East Boulder is the least populated subcommunity in the city and looks to be home to new 
and affordable housing that complements existing uses, includes a diverse mix of housing types 
and ownership models, and extends live-work-play choices in the community. 

The project proposes bringing a mix of housing options to an area that needs it, making 
it easier for people to live where they work. 

 
Access & Mobility: People and goods will easily and safely travel to, from, and through East 
Boulder by a variety of efficient, practical and affordable transportation modes, employing 
advanced transportation technology where appropriate.   

Our concept provides connections and pathways through the site that don’t currently 
exist and provides an easy way for new residents to access Valmont Park and other 
amenities on Pearl Street. The Draft TDM plan shows a modest increase in auto traffic 
that will support surrounding commercial uses. Easy walking access to transit along 
Pearl Parkway as well as a path under Foothills Parkway connecting to the Boulder 
Junction Transit Center make transit very accessible on foot or by other alternative 
modes. Existing bicycle/ alt mode infrastructure along Goose Creek, along with other 
TDM measures, will encourage a number of alternative transportation modes for new 
residents and will support existing transit facilities at Boulder Junction that are currently 
under-utilized. 

 
Design Quality & Placemaking: East Boulder will include walkable neighborhoods, for all ages 
and abilities, whose aesthetic character reflect the subcommunity’s industrial identity. 
Experimentation in design and construction to build enduring and engaging places will be 
encouraged. 

The permeability of the new site plan and the central open space/ circulation spine will 
encourage community gatherings and personal interactions by creating desirable 
outdoor spaces. Indoor Commercial and other Amenity spaces and building entries are 
also located along this spine and along Pearl and 49th Streets to contribute to a lively 
and interactive public circulation experience with active outdoor spaces located 
periodically along the spine. 
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The spine will also be overlooked with private balconies for its entire length, with one 
large public balcony likely to be located above the entryway through into the courtyard 
of Building R4 (see image A12). 

 
Appropriateness for Residential 
 
East Boulder needs housing. It needs homes that are well connected to existing infrastructure, 
homes that allow residents easy access to multi-modal transportation options, homes that 
promote an active and enriched lifestyle and that do this close to work so we can give people an 
option not to drive their cars. The proximity to open space and a well-established bike corridor 
with direct access to central Boulder alone would make this an excellent location for residential. 
The proximity to many businesses where potential tenants would be able to work close to home 
only adds to the argument in favor of this site becoming housing. The fact that this site is partially 
developed and would be able to utilize existing infrastructure, reducing the new load on 
resources makes this location beneficial to residents and to the city they want to live in. 
 
Code Compliance for Residential in Industrial Zones 
 
The site is within the East Boulder Subcommunity Plan, and is shown in that plan as Light 
Industrial; however, as noted in the plan itself and as confirmed by City Council in questions 
directed to staff during the adoption of the FBC for EBSP: 
 
The East Boulder Subcommunity Plan (EBSP)… is not intended, in the near term, to prevent 
property owners and users from improving or using the property in a manner that is consistent 
with the underlying zoning until the property is rezoned or redeveloped. 
 

The zoning of this site allows a majority of commercial and industrial uses by right but 
there is a specific allowance in the code for residential uses on sites where open space 
is located along more than 1/6th of the site perimeter. Valmont Park provides that 
contiguity for the first phase of the project.  Once that first phase is brought in the second 
phase would then also be compliant.  City of Boulder Staff have reviewed this approach 
and determined that this is appropriate and that both phases would be approved in a 
single Site Review.  The project would need the submittal of permit for the 1st phase to 
constitute the establishment of a residential use on that site, allowing the submittal of the 
permit for the second phase immediately thereafter. 

 
Concept Plan Written Statement Requirements 
 
(A) Techniques and Strategies for environmental impact avoidance, minimization, or 
mitigation: 

 
The project site is an already developed and fully paved site. The project will introduce 
green space and plantings that will improve environmental quality. 
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(B)Techniques and strategies for practical and economically feasible travel demand 

management techniques, including without limitation, site design, land use, covenants, 
transit passes, parking restrictions, information or education materials, or programs that 
may reduce single-occupant vehicle trip generation to and from the site. 

 
The site plan includes multiple multi-use path connections that converge on the inside of 
the site at a central green space. This makes for easy access to the path which connects 
to all the neighborhood services one could require with 15 minutes or less of biking. 
Should biking not be preferred there’s also easy access to the bus line on Pearl 
Parkway. Ample bike parking facilities will be provided throughout the site. It is possible 
that Eco-passes will be provided to residents to encourage use of the bus system. 

 
(C) Proposed land uses and, if it is a development that includes residential housing type, 
mix, sizes, and anticipated sale prices, the percentage of affordable units to be included; 
special design characteristics that may be needed to assure affordability: 

 
The project is currently proposed to be a mix of unit sizes from 3 bedrooms to studio 
apartments. The project is not proposed to be for sale.  Rather it would be rental. 

 
 
Specific examples of consistency with the purposes and policies of the Boulder Valley 
Comprehensive Plan have been added below:  
 
1.11 Jobs: Housing Balance: This project creates housing where there are jobs needing support, 
and adds residential uses to an area that has alt modes where there would not have the scattered 
residential, but continues it along the bike path, creating housing in a location where employees 
might not have had the option previously. 
 
1.22 Channeling Development to Areas with Adequate Infrastructure: This development is planned 
in an area that already has excellent infrastructure of all types. 
 
2.14 Mix of Complementary Land Uses: The proposal would add needed residential units to East 
Boulder. It will help balance the retail, office, and light industrial uses adjacent and nearby with 
customers and employees who live within walking and biking distance and the proximity of open 
space will be a benefit to the residents. 
 
2.24 Commitment to a walkable city: The project will add and create walkable paths through the 
site and allow connections to the bike path at the East and South.  
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2.33 Sensitive Infill & Redevelopment: The proposed project will be an infill project building on land 
currently used for storage containers.  It would maintain the existing use in a more efficient land 
use configuration. 
 
2.38 Importance of Urban Canopy, Street Trees, and Streetscapes: The site has many well-
established existing trees along the bike path that would remain, and the new streetscapes and 
central gathering areas will utilize plantings to enhance these spaces. The connections to the 
existing bike path are further enhanced by the trees and pocket parks situated between the 
buildings.  
 
2.41 Enhanced Design for All Projects:  

 Context: the project will infill a largely undeveloped vacant parcel surrounded by open 
space and developed land and adjacent to the Commercial uses in this part of Boulder. 

 Transportation connections: the project is located adjacent to transit and a bike network, 
providing the possibility of bike and pedestrian friendly connections to the larger Boulder 
bike and transit network.  

 Permeability: the site will have a green spine through the property to connect to the 
adjacent open space and bike path. 

 On-site open spaces: the arrangement of buildings on the site creates multiple interior -
focused open spaces to benefit the residents and neighbors.  

 Buildings: the buildings will be designed around the central gathering spaces and oriented 
towards new plaza open spaces on the site.  
 

4.07 Energy Efficient Land Use: The project will create a compact development pattern in an area 
well served by businesses and alternative transportation. It is ideal for sustainable land use. 
 
6.05 Reduction of Single Occupancy Auto Trips: This project’s location is near to existing transit 
and proposed transit areas and proximate to biking trails and bus lines. It is ideally located for 
sustainable transportation options. 
 
7.07 Mixture of Housing Types: This project will contain a mixture of studio, one-, two- and three-
bedroom apartments. 
 
7.11 Balancing Housing Supply with Employment Base: This project meets the goal of increased 
housing for Boulder workers in proximity to transit, employment, and services. 
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CITY OF BOULDER

LAND USE REVIEW RESULTS AND COMMENTS

July 18, 2025DATE OF COMMENTS:

CASE MANAGER: Chandler Van Schaack

BOULDER STORAGE @ 49TH & PEARLPROJECT NAME:

4880 PEARL STLOCATION:

REVIEW TYPE: Concept Plan Review & Comment

REVIEW NUMBER: LUR2025-00035

APPLICANT: WILLIAM COBURN, COBURN DEVELOPMENT, INC
DANIEL PITTENGER, TRAMMELL CROW RESIDENTIAL

DESCRIPTION: Proposed development of 4 residential buildings and 1 commercial building over 
several reconfigured existing lots: including commercial, residential apartments, 
amenity spaces, surface parking, and developed open space. It includes 281 workforce 
dwelling units with an additional 8,454 sf of amenity space. The commercial building 
has been designated as a storage building and features approx. 85,000 sf of storage 
units and circulation space.

I. REVIEW FINDINGS

II. CITY REQUIREMENTS

The section below addresses issues that must be resolved prior to project approval.

III. INFORMATIONAL COMMENTS

1. Addressing, Alison Blaine, Address Administrator - 303-441-4410, blainea@bouldercolorado.gov
Each new building is required to be assigned a street address following the city’s addressing policy. The city is
required to notify utility companies, the County Assessor’s office, emergency services and the U.S. Post Office of
proposed addressing for development projects.  Please submit an Address Plat and list of all proposed addresses as
part of the Technical Document Review process.

2. DRAINAGE, Scott Kuhna, kuhnas@bouldercolorado.gov
A. A Storm Water Report and Plan will be required for proposed changes to the site.  All plans and reports shall be
prepared in accordance with the City of Boulder Design and Construction Standards, including LID Techniques,
Quality Design Standard Compliance, Selection and Design of SCM’s, Preliminary Infiltration Feasibility Screening,
Treatment Approach Selection Criteria, Soil and Infiltration Test, etc.  Also, please note the required stormwater
checklists and templates at: https://bouldercolorado.gov/design-and-construction-standards-and-related-files

B. Per Section 7.15(C)(6) of the City of Boulder Design and Construction Standards, all SCMs shall be located in a
public easement.  The easement shall grant to the City at a no charge a permanent right to inspect, maintain, and
reconstruct the SCMs.  No owner of land or other applicant shall obtain a Final Drainage Plan, unless the owner first
grants to the City the easement for all SCMs.  A separate Technical Document Review (TEC Doc) application is
required for this easement dedication, which must be approved prior to approval of this Technical Document Review
application.

C. A construction storm water discharge permit is required from the State of Colorado for projects disturbing one (1)
acre of land or more. The applicant is advised to contact the Colorado Department of Public Health and
Environment.
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3. Fire Review: David Lowrey, 303.441.4356 - No issues with the concept plan.  Fire access appears to be adequate 
and should work.  Site plan - the drive turns look extremely sharp and will need to meet the proper turning radius.  All 
that can be worked out after concept plan.

4. GROUNDWATER, Scott Kuhna, kuhnas@bouldercolorado.gov  
While the proposed development site is not known to have high groundwater levels, groundwater is a concern in 
many areas of the city of Boulder.   Please be advised that if it is encountered at this site, an underdrain/dewatering 
system may be required to reduce groundwater infiltration, and information pertaining to the quality of the 
groundwater encountered on the site will be required to determine if treatment is necessary prior to discharge from 
the site.    City and/or State permits are required for the discharge of any groundwater to the public storm sewer 
system.

5. Inclusionary Housing, Sloane Walbert, walberts@bouldercolorado.gov
a. The Inclusionary Housing (IH) program requires all new residential developments to contribute 25% of the total 
units, or the equivalent, as permanently affordable housing (Chapter 9-13, “Inclusionary Housing”, B.R.C., 1981). 
Developments may satisfy the inclusionary requirement through the provision of on-site affordable units, comparable 
existing or newly built off-site permanently affordable units, dedication of land appropriate for affordable housing, or 
by payment of a cash-in-lieu contribution. The means for satisfying the inclusionary requirement will be reviewed by 
staff concurrent with the land use review application.
b. A Unit and Cash-in-lieu Calculator for estimating the Inclusionary Housing requirement for the development may 
be found on the city website at https://bouldercolorado.gov/unit-cash-lieu-calculator.
c. Any required documents including the Determination of Inclusionary Housing Compliance form, must be signed 
and if necessary, recorded prior to application for any residential building permit. Any applicable cash-in-lieu 
contribution must be made prior to issuance of a residential building permit.  
d. If site review application includes a request for a height modification, the residential project would be subject to 
the adopted Community Benefit requirements that increases that affordable housing requirements. This results in the 
number of additional permanently affordable units that must be in the building or included in the total calculation for in 
lieu fees.

6. LANDSCAPING; Chris Ricciardiello; ricciardielloc@bouldercolorado.gov; (303) 441-3138: The project will trigger 
landscape requirements in consistent with the City of Boulder Land Use Code, Sections 9-9-12, 9-9-13, and 9-9-14, 
B.R.C. 1981. Applicable standards include:
(1) Specify landscape solutions in accordance with Landscape Site Review Criteria enumerated in Land Use Code 
Section 9-2-14(h)(2)(C), B.R.C. 1981. Provide DETAILED narrative and analysis of the proposed landscape for the 
subject development illustrating how each landscape criteria is met or exceeded.
(2) Network of street trees and defined streetscape on private streets and drives in accordance with Land Use Code 
9-9-13(b and d), BRC 1981.
(3) Provide analysis to determine overall interior site landscape requirements in accordance with Land Use Code 9-9
-12(d), BRC 1981.
(4) Screen parking areas from adjacent properties in accordance with Land Use Code 9-9-14(b and c), BRC 1981.
(5) Provide interior parking lot landscaping in accordance with Land Use Code 9-9-14(d), BRC 1981.
(6) Coordinate with staff on the development of the open space network, usable open space, landscape themes to 
accompany the proposed open space.
(7) Consider attenuating views into the site’s proposed more parking and service areas in accordance with Land 
Use Code 9-2-13(g)(1) and 9-9-12(a)(6), BRC 1981.

7. Only a cursory building review has been performed and in no way constitutes a complete or exhaustive review for 
compliance with the 2023 NEC, 2024 editions of the Int’l suite of codes (as amended) (Building, Mechanical, Fuel 
Gas, Plumbing, Fire) and the  2024 COBECC or accessibility requirements if ICC A117.1 - 2017, nor may they be 
construed as approval of any existing or proposed structure for the purposes of a building permit. Documents 
submitted at the time of building permit application for development or redevelopment will be required to fully 
demonstrate compliance with the aforementioned Codes and any other applicable laws, Codes and Standards in 
force at the time of application. Live/Work units are noted on plans -- see 2024 IBC section 508.5.

8. Review Criteria, Chandler Van Schaack, vanschaackc@bouldercolorado.gov
Please see the attached Concept Review Criteria Analysis for staff's initial response to the concept review criteria.

9. Transportation, Kyle Clawson, clawsonk@bouldercolorado.gov;
Applicant please note that the proposed southeasternmost access to 49th St does not conform to the City of Boulder 
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Design and Construction Standards. Per Section 2.04 of the DCS, it is required to provide 10-ft of spacing from 
adjacent property line while it currently appears to provide approximately 5-ft. Additionally, the proposed layout 
appears to show a buffer which would block access to the northern car rental business and obstruct the Access 
Easement (Rec #969576) at this location.

10. Transportation, Kyle Clawson, clawsonk@bouldercolorado.gov;
At the time of Site Review application, provide three separate tables that contain the total proposed quantity of the 
vehicle and bicycle parking spaces for the site. Information within these tables shall also include the quantity of 
proposed parking spaces by type. The first table shall include off-street vehicle parking and shall be divided between 
standard, compact, and accessible spaces. The accessible spaces shall be further broken down to van accessible 
spaces and standard accessible spaces. The second table shall include off-street bicycle parking and shall be 
divided between short-term and long-term spaces. The third table shall show the parking spaces required by 
CoBECC sec. C405.13 (EVSE installed, EV ready, EV capable, EV capable light, universal, and accessible EV 
parking). If accessible parking is included, then at least one of the spaces must be EV ready. Please note that 
accessible EV spaces must be provided in addition to the minimum non-ev accessible spaces required by ADA.

11. Transportation, Kyle Clawson, clawsonk@bouldercolorado.gov;
At time of a site review application and part of the Traffic Study, a Transportation Demand Management (TDM) Plan 
consistent with the requirements contained in Section 2.03(I) of the City of Boulder Design and Construction 
Standards (DCS) and Section 9-2-14(h)(2)(A)(iii) of the B.R.C. 1981 is required to be submitted which outlines 
strategies to mitigate traffic impacts created by the proposed development and implementable measures for 
promoting alternative modes of travel.

12. Transportation, Kyle Clawson, clawsonk@bouldercolorado.gov;
At time of future permit application, please provide a circulation map that shows how waste service vehicles, mail 
delivery vehicles, moving trucks, pedestrians and bicyclists will access the site, circulate within the site and 
maneuver to key points within the site as needed for their uses.

13. Transportation, Kyle Clawson, clawsonk@bouldercolorado.gov;
At time of site review application, a Traffic Study is required in accordance with Section 2.02 of the City of Boulder 
Design and Construction Standards (DCS) because the vehicle trips expected to be generated by the project during 
the AM or PM peak hours exceed 20 vehicles. The Traffic Study must be prepared consistent with Section 2.03 of 
the DCS. After the project is heard by the Planning Board, please forward the parameters of the Traffic Study for 
staff’s concurrence prior to starting the work.

14. Transportation, Kyle Clawson, clawsonk@bouldercolorado.gov;
Per Section 9-9-5(c)(1) of the Boulder Revised Code, 1981, one access point or curb cut per property will be 
permitted, unless a site plan or traffic study, approved by the city manager, demonstrates that additional access 
points and curb cut are required to adequately address accessibility, circulation, and driveway volumes, and only 
where additional accesses and curb cuts would not impair any public use of any public right-of-way, or create safety 
or operational problems, or be detrimental to traffic flow on adjacent public streets.

15. Transportation, Kyle Clawson, clawsonk@bouldercolorado.gov;
Please note that per Section 9-9-8(g) of the Boulder Revised Code, 1981, Applicant will be responsible for a portion 
of right-of-way improvements as Pearl St and 49th St abutting the project site are currently sub-standard. Please 
contact Staff prior to design, development or preparation of Site Review Application to discuss parameters further.

16. Transportation, Kyle Clawson, clawsonk@bouldercolorado.gov;
The Concept Plan portrays long, straight drive aisles through the site. Please identify if traffic calming designs will be 
implemented with the project or other measures to mitigate against the risk of speeding vehicles through the site.

17. Transportation, Kyle Clawson, clawsonk@bouldercolorado.gov;
The Transportation Master Plan identifies Pearl Street as a Collector road and Technical Drawing 2.63 of the Design 
and Construction Standards requires 60-ft of right-of-way (ROW) for roads classified as a Collector. Applicant shall 
dedicate
ROW in accordance with Section 9-9-8(d) of the Boulder Revised Code, 1981, for that portion of Pearl St abutting 
the property concurrently with the final engineering submittal and prior to the time of building permits for the site. All 
public ROW required to be dedicated to the City must be reviewed and approved through a separate Technical 
Document Review application.
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4880 PEARL ST Page 4 of 4

18. UTILITIES, Scott Kuhna, kuhnas@bouldercolorado.gov  
A.  A water system distribution analysis will be required at time of Site Review in order to assess the impacts and 
service demands of the proposed development. Conformance with the city’s Treated Water Master Plan, October 
2011 is necessary.

B.  A collection system analysis will be required at time of Site Review to determine any system impacts based on 
the proposed demands of the development. The analysis will need to show conformance with the city’s Wastewater 
Collection System Master Plan, July 2016.

C.  The applicant is notified that, though the city allows Xcel and Qwest to install their utilities in the public 
right-of-way, they generally require them to be located in easements on private property.

D.  The applicant is advised that any proposed street trees along the property frontage may conflict with existing or 
proposed utilities, including without limitation: water, wastewater, storm drainage, flood control, gas, electric, 
telecommunications, drainageways, and irrigation ditches, within and adjacent to the development site. It is the 
applicant’s responsibility to resolve such conflicts with appropriate methods conforming to the Boulder Revised Code 
1981, the City of Boulder Design and Construction Standards, and any private/franchise utility specifications.

E.  The landscape irrigation systems require separate water services and meters. A separate water Plant Investment 
Fee must be paid at time of building permit. Service, meter and tap sizes will be required at time of building permit 
submittal.

F.  The applicant is notified of the pending 2026 city project to upsize the existing 30-inch wastewater main in Pearl 
Street (Goose Creek Trunk Sewer Replacement - Phase 2).

IV. FEES

Please note that the new 2024 application fee includes an initial and two subsequent reviews. If further substantive 
review is required following the third review, an additional fee will need to be paid for the fourth and each subsequent 
review. This additional fee does not apply for: Annexation/Initial Zoning, Concept Plan Review, BVCP land use 
designation change, Vacation Feasibility Study, Right-of-Way/Access Easement Vacation, or CDOT Access Permit.

For 2023 or earlier cases, hourly billing still applies for reviewer time spent on any reviews following the initial review.
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CRITERIA CHECKLIST AND COMMENT FORM 
CONCEPT PLAN REVIEW AND COMMENT 

SECTION 9-2-13(g) 
LUR2025-00035 

ADDRESS: 4880 Pearl St. 
DATE: July, 2025 

GUIDELINES APPLICABLE TO ALL CONCEPT PLAN REVIEW APPLICATIONS 

(g) Guidelines for Review and Comment:  
The following guidelines will be used to guide the planning board's discussion regarding the site. It is anticipated 
that issues other than those listed in this section will be identified as part of the concept plan review and 
comment process. The planning board may consider the following guidelines when providing comments on a 
concept plan: 

Staff Response: Click or tap here to enter text. 

(1) Characteristics of the site and surrounding areas, including without limitation, its location, 
surrounding neighborhoods, development and architecture, any known natural features of the site 
including without limitation, mature trees, watercourses, hills, depressions, steep slopes, and 
prominent views to and from the site; 

The 7.26-acre (3016,211 sf) project site is located just east of Foothills Parkway on the south side of 
Pearl Street, and west of 49th Street. The site currently contains a self-storage business with two 
large, one-story buildings on the northern portion and approximately 32 one-story storage buildings 
dispersed across the remainder of the site.  There are a few trees scattered along the boundary of the 
site, but otherwise the site is completely paved with no natural features. Adjacent uses are a mix of 
manufacturing, car sales, personal service, restaurants, gyms and other small businesses. Valmont 
Park is immediately adjacent to the north, as is the Goose Creek Greenway. There are no existing 
residential uses within close proximity to the site, the nearest being north of Valmont and west of the 
railroad tracks in Boulder Junction. 
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(2) Community policy considerations, including without limitation, the review process and likely 
conformity of the proposed development with the Boulder Valley Comprehensive Plan and other 
ordinances, goals, policies, and plans, including without limitation, sub-community and sub-area 
plans; 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Land Use Designation. The Site Review criteria of the land use code section 9-2-14(h), B.R.C. 1981, 
will be used to evaluate the project and to make findings for any future Site Review approval. Among 
the findings that must be made is a project’s consistency with the Boulder Valley Comprehensive Plan 
policies and Land Use designation. The existing land use designation on the site is General Industrial 
(GI), defined in Chapter III of the 2010 Boulder Valley Comprehensive Plan as follows: 

In addition, Section 9-2-14(h)(1)(B), “Subcommunity and Area Plans or Design Guidelines,” requires 
that “if the project is subject to an adopted subcommunity or area plan or adopted design guidelines, 
the project is consistent with the applicable plan and guidelines.” The project site is located within the 
boundaries of the recently adopted East Boulder Subcommunity Plan, which identifies this area for 
future use as an area for "General Industrial" uses. As shown above, the BVCP describes General 
Industrial uses as consisting of "more intensive manufacturing and may include outdoor storage and 
warehouses." Areas where community members supported a combined residential and industrial 
(re)development are identified in the subcommunity plan and the BVCP Land Use Map with the 
Mixed-Use Industrial land use designation, as described on pages 33-34 of the subcommunity plan.  

As noted in previous communications with the applicant following a Pre-Application review in 2024 
(PAR2024-00007), a major policy issue surrounding this proposal is that while the code may provide a 
path to develop the site with residential units, on a broader level, the project as shown would likely 
not meet the intent of the EBSP regarding industrial areas outside areas of change and would 
therefore not be supportable through the Site Review process. The EBSP places a high level of 
importance on maintaining the existing General Industrial areas and specifically discusses utilizing 

EBSP Area of Change 
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“the Mixed Use Industrial (MUI) land use designation to indicate priority areas for integrating 
residential uses into industrial neighborhoods, while preserving Community, Light and General 
Industrial designations for areas of the city that will continue to offer primarily industrial, 
manufacturing, flex, and supporting service uses” (pg. 33). This particular site, given its size and 
adjacency to large number of IG-zoned parcels that are currently not eligible for residential 
development, would fundamentally change the development character and potential of the 
surrounding area in a way that is not anticipated or supported by adopted EBSP policies.   

Further, staff does not find that the proposal to subdivide the site and then develop it as a single 
project with “staggered” CO’s would meet the intent of the use standards in Section 9-6-3(a)(1)(A) of 
the Land Use Code, which are intended to allow for incremental residential development to occur on 
IG parcels with one sixth contiguity to existing (i.e., occupied) residential units. By allowing a site with 
less than one sixth contiguity to develop as one large project through a “serial” subdivision/ permit 
issuance process, we would effectively be setting a precedent that any parcel with any amount of 
contiguity is eligible for residential development, which further exacerbates the policy issues 
described above.  

 

 

 

Zoning. The subject property is zoned IG, Industrial – General, defined in Section 9-5-2(c)(5), B.R.C. 
1981 as “General industrial areas where a wide range of light industrial uses, including research and 
development, manufacturing, service industrial uses, media production, storage, and other intensive 
employment uses are located. Residential uses and other complementary uses may be allowed in 
appropriate locations.” Per Section 9-7-1, B.R.C. 1981, the maximum by-right height for principal 
buildings in the IG zone is 40 feet, and the maximum number of stories for a principal building is 3 
stories. The subject property appears to meet the conditional height standards in Section 9-7-6(b), 
which allow an additional five feet of height for properties that are not adjacent to a residential zone 
district or residential land use designation in the BVCP. Residential uses are allowed in the IG zone 
through conditional use review subject to the conditions in Section 9-6-3(a), B.R.C. 1981. For 
properties in the IG zone eligible for residential development, residential floor area is limited to a 1.0 
FAR and non-residential floor area is limited to a 0.5 FAR. If at least 0.3 FAR of light industrial or 
research and development use is on the lot or parcel, the residential FAR may be increased to 1.25 
FAR in the IG zone.  

Section 9-6-3(a)(2) requires that, in addition to being consistent with the land use plan or map in an 
adopted subcommunity or area plan, 1/6 of the perimeter of an IG-zoned lot or parcel proposed for 
residential development is contiguous to a residential use that includes one or more dwelling units, a 

EBSP 
Form-Based Code Area 
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residential zoning district, or a city- or county owned park open space. This contiguity has to be 
established for each parcel or lot that is developed. This could be done by creating new contiguity 
within the same development proposal, provided that each IG or IM lot or parcel that is created and 
developed with residential uses under 9-6-3(a)(2) can independently meet the contiguity 
requirement of 9-6-3 (a)(2)(A)(iii) when constructed. In this location, for the purposes of establishing 
contiguity, city staff has determined that only Valmont Park is considered a city- or county-owned 
park or open space. The northern channel of Goose Creek is primarily a stormwater and flood 
conveyance channel. While it is under City ownership, the Goose Creek channel is not a designated 
park or open space and thus cannot be used to establish contiguity. Staff does consider the Goose 
Creek channel a right-of-way that does not affect contiguity to the Valmont Park to the north where 
such contiguity exists. See Section 9-6-4(a)(2)(A)(iii). This means that the perimeter of the proposed 
lot that has contiguity is a lot shorter than assumed in the applicant’s proposal. The parcel as 
proposed in the applicant’s materials, does not meet the 1/6 contiguity requirement. Please see the 
figure below for a contiguity map showing the site’s existing contiguity to Valmont City Park in red. 

 

 

 

 

 

 

 

 

 

 

 

Section 9-6-3(a)(2) includes additional standards for residential uses in the IG zone, including buffering 
from adjacent land uses, demonstration of environmental suitability, construction standards for noise 
mitigation and declaration of use requirements. In addition to demonstrating consistency with the 
EBSP land use map and contiguity requirements, the proposed project would be required to meet all 
conditional use standards for residential uses in the IG zone described above.  

Additional Zoning Considerations. In the Applicant’s written statement, they indicate that there will 
be live-work units along 49th Street; however, no floor plans are provided which show the total makeup 
of these units. It should be noted that Live-work units are only allowed as conditional use in the IG zone 
district, and are subject to the following standards: 

Section 9-6-3 (g) Live-Work Unit: 

(1) General Standards: The following standards apply to live-work units: 

(A) The commercial or industrial activity may be any nonresidential use allowed in the same zoning 

Valmont City Park 
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district, subject to any applicable specific use standards or review process for that use. 

(B) The residential use is located above or behind a ground floor space for nonresidential use. 

(C) A resident of the live-work unit must be responsible for the work performed in the nonresidential 
use. 

(D) Only one kitchen is permitted. 

(2) In the Industrial Zoning Districts: 

(A) Review Process: In the industrial zoning districts, live-work units may be approved as a conditional 
use if at least fifty percent of the floor area of the building is for nonresidential use. Floor area within 
the live-work unit is considered residential floor area. 

Based on the data provided by the applicant, it appears that roughly 25% of the proposed floor area 
would be for nonresidential uses, with nearly all of nonresidential floor area being contained within 
the storage building (Building C1). Therefore, it does not appear at this time that live-work units would 
be permissible as a conditional use.  

Building Height: The proposed buildings exceed the permitted building height in Section 9-7-5, 
"Building Height," B.R.C. 1981. Per Table 7-1 of the land use code, buildings are limited to three stories 
and 35 feet in the RH-5 zone. A modification to Section 9-7-5, "Building Height” would be required as 
part of site review to allow the height of the structure to exceed 40 feet. In addition, a modification to 
Section 9-7-1, “Schedule of Form and Bulk Standards,” would be necessary to allow four and five stories 
where three are permitted. Per Section 9-2-14(g) a public hearing before Planning Board is required for 
an application that includes a height modification. Please see comments under “Height Modification” 
under Criterion #3 below for additional information regarding requirements for approval of a height 
modification. 

BVCP/EBSP Conformity: In terms of the proposed project’s conformity with the BVCP and EBSP, there 
are several factors that should be considered in addition to the policy issues described above.  

While BVCP policy 2.21 includes policy direction for Light Industrial areas and supports housing and 
retail infill in appropriate locations, it states, “Housing should occur in a logical pattern and in 
proximity to existing and planned amenities, including retail services and transit. Analysis will guide 
appropriate places for housing infill within areas zoned Industrial General (IG) (not those zoned for 
manufacturing or service uses) that minimize the potential mutual impacts of residential and 
industrial uses in proximity to one another.” An example of this policy being implemented in East 
Boulder is found in the recent designation of several IG, IS-1 and IS-2 areas within the EBSP “areas of 
change” with the new MUI (Mixed Use Industrial) land use designation. These areas are intended   
“to indicate priority areas for integrating residential uses into industrial neighborhoods, while 
preserving Community, Light and General Industrial designations for areas of the city that will 
continue to offer primarily industrial, manufacturing, flex, and supporting service uses.” While the 
BVCP does not include similarly specific policy guidance for General Industrial areas, Policy 5.01, 
Revitalizing Commercial & Industrial Areas, states: “Revitalization should support and enhance these 
areas, conserve their strengths, minimize displacement of users and reflect their unique characteristics 
and amenities and those of nearby neighborhoods. Examples of commercial and industrial areas for 
revitalization identified in previous planning efforts [include]…the East Boulder industrial area.”  
 
Considering the EBSP policies and implementation measures related to housing in industrial areas, 
the stated intent in BVCP Policy 2.21 to “minimize the potential mutual impacts of residential and 
industrial uses in proximity to one another” in IG zones as well as the intent of Policy 5.01 to support 
and enhance industrial areas while minimizing displacement of existing uses, staff finds that because 
subject site is zoned IG, is not within an EBSP area of change, and is surrounded by manufacturing, 
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light industrial and service uses, the proposal to redevelop the site with 281 residential units would 
likely be unable to demonstrate consistency with relevant BVCP and EBSP goals and policies. 
  
BVCP Consistency will also be evaluated as part of a future Site Review submittal. Per Section 9-2-
14(h)(1)(A), BVCP Land Use Map and Policies, the project will need to demonstrate consistency with 
the BVCP land use map and, on balance, with the goals and policies of the BVCP particularly those 
that address the built environment. In applying this, the approving authority shall consistently 
interpret and apply this criterion and consider whether a particular goal or policy is intended to be 
applied to individual development projects or is to guide city policy decisions, such as regulatory 
actions. The BVCP does not prioritize goals and policies, and no project must satisfy one particular 
goal or policy or all of them. Moving forward, the “Sustainable Urban Form” definition found on page 
37 of the BVCP, the following BVCP policies addressing the built environment, and other BVCP goals 
and policies may be used to evaluate the project during Site Review and should be taken into strong 
consideration: 
 
2.10 Preservation & Support for Residential Neighborhoods: 

“The city will seek appropriate building scale and compatible character in new development or 
redevelopment, appropriately sized and sensitively designed streets and desired public facilities and 
mixed commercial uses.” 

2.25 Improve Mobility Grid & Connections: 

“The walkability, bikeability and transit access should be improved in parts of the city that need 
better connectivity and mobility, for example, in East Boulder. This should be achieved by 
coordinating and integrating land use and transportation planning and will occur through both 
public investment and private development.” 

2.36 Physical Design for People: 

“The city and county will take all reasonable steps to ensure that public and private development 
and redevelopment be designed in a manner that is sensitive to social, health and psychological 
needs. Broadly defined, this will include factors such as accessibility to those with limited mobility; 
provision of coordinated facilities for pedestrians, bicyclists and bus-riders; provision of functional 
landscaping and open space; and the appropriate scale and massing of buildings related to 
neighborhood context.” 

2.37 Environmentally Sensitive Urban Design: 

“For capital improvements and private development, the city and county will strive to ensure that 
buildings, streets, utilities and other infrastructure are located and designed to protect natural 
systems, minimize energy use, reduce urban heat island effects and air and water pollution and 
support clean energy generation.” 

2.41 Enhanced Design for All Projects 

b. The context.  

“Projects should become a coherent part of the neighborhood in which they are placed. Special 
attention will be given to protecting and enhancing the quality of established residential areas that 
are adjacent to business areas.” 

c. Relationship to the public realm.  

“Projects should relate positively to public streets, plazas, sidewalks, paths and natural features. 
Buildings and landscaped areas—not parking lots—should present a well-designed face to the 
public realm, should not block access to sunlight and should be sensitive to important public view 
corridors. Future strip commercial development will be discouraged.” 
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e. Transportation connections. 

“Projects should provide a complete network of vehicular, bicycle and pedestrian connections both 
internal to the project and connecting to adjacent properties, streets and paths, including 
dedication of public rights-of-way and easements where required.” 

h. Permeability 

“Create permeability in centers with a mix of semi-public and public spaces that are connected 
visually for intuitive navigation. Include civic and cultural uses as well as outdoor seating, shade 
trees and green spaces in the public spaces to create a unique identity and sense of place. Projects 
should provide multiple opportunities to walk from the street into projects, thus presenting a street 
face that is permeable. Where appropriate, they should provide opportunities for visual 
permeability into a site to create pedestrian interest.” 

i. On-site open spaces. 

“Projects should incorporate well-designed functional open spaces with quality landscaping, access 
to sunlight and places to sit comfortably. Where public parks or open spaces are not within close 
proximity, shared open spaces for a variety of activities should also be provided within 
developments.” 

j. Buildings. 

“Buildings should be designed with a cohesive design that enhances the streetscape and is 
comfortable to the pedestrian. Buildings should demonstrate approachability and a relationship to 
the street, with inviting entries that are visible from public rights of way, multiple entrances and 
four-sided design. Foster appeal of buildings through attractive, well-designed architecture made of 
high-quality, long-lasting materials and innovative approaches to design.” 

 
(3) Applicable criteria, review procedures, and submission requirements for a site review; 

Per Table 2-2, “Site Review Threshold Table,” section 9-2-14, B.R.C. 1981, Concept Plan and Site Review 
are required in the IG zone district for properties over 5 acres in size or that include over 100,000 square 
feet of floor area. Therefore, if the applicant moves forward with the proposal, approval of a Site 
Review application would be required. Decision on the application would be based on the Site Review 
criteria of Section 9-2-14(h), B.R.C. 1981. Submittal requirements are based on those specified in the 
Land Use Code, including but not limited, detailed site plans, landscape plans, floor plans and 
elevations, preliminary storm water and utility plans etc. Site Review is required due to the size of the 
site and proposed project and the modifications to the land use code being requested.   

Applicable Criteria.  At the time of Site Review the proposed project will be evaluated for conformance 
with the following:  

• Site Review criteria in Section 9-2-14(h) of the Land Use Code;  
• The land use designation in the BVCP;  
• All relevant policies of the BVCP;  
• IG Zoning regulations; and 
• The City of Boulder Design and Construction Standards (DCS).  

 
   Submission Requirements. At the time of site review, the following items will be required:  

• Transportation Demand Management (TDM) Plan that outlines strategies to mitigate traffic impacts 
created by the proposed development with implementable measures for promoting alternate modes 
of travel. 

• Traffic Impact Study is required since the project’s trip generation is shown to exceed the residential 
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development threshold of 20 vehicles trips or greater during any single hour in the peak period. 
• Preliminary Storm Water Report and Plan to address storm water runoff, water quality treatment 

issues, and detention ponding.  
• Utility Report to establish the impacts of this project on the City of Boulder utility systems and outline 

water main and wastewater main construction necessary to serve the development and perpetuate 
the overall system. 

• A water system distribution analysis in order to assess the impacts and service demands of the 
proposed development and to demonstrate conformance with the Treated Water Master Plan, 
October 2011. 

• A collection system analysis to determine any system impacts based on the proposed demands of the 
development and to demonstrate conformance with the city’s Wastewater Collection System Master 
Plan, July 2016. 

• A detailed tree inventory including the species, size and condition of all existing trees on the site.  
• Landscape plan that is consistent with, and exceeds, city code requirements, including a landscape 

requirements table as described in Section 9-9-12(d)(1)(j), B.R.C. 1981, to verify that the development 
is meeting and exceeding the minimum landscape requirements. The applicant is responsible for 
designing and implementing a comprehensive landscape plan, including a functional, efficient, and 
appropriate plant palette, plant layout, water conservation strategies, hardscape layout, and open 
space program in keeping with site review and landscape criteria outlined in the land use code. All 
rights of way will be required to be planted with street trees and understory shrub plantings in 
conforming to the site review criteria and the landscaping and screening standards and streetscape 
design standards in the land use code.   
 

Site Review: In terms of the project’s likely consistency with the Site Review criteria, it should be 
noted that in addition to the standard Site Review criteria, the project as proposed would be required 
to comply with the “Additional Criteria for Buildings Requiring Height Modification” found in Section 
9-2-14(h)(4) of the land use code. While the concept review materials do not provide much detail in 
terms of architecture and building design, staff finds that based on the preliminary sketches it 
appears that the project may not meet the following criteria:  

• 9-2-14(g)(3)(A), Building Siting and Public Realm Interface 

• (ii) Wherever practical considering the scope of the project, parking areas are located 
behind buildings or set back further from the streetscape than the building façade. 

• (iii): Along the public realm, building entries are emphasized by windows and architectural 
features that include one or more of the following: increased level of detail, protruding or 
recessed elements, columns, pilasters, protruding bays, reveals, fins, ribs, balconies, 
cornices, eaves, increased window glazing, or changes in building materials or color. 

• (iv): Defined entries connect the building to the public realm. Unless inconsistent with the 
context and building's use, along the public realm, one defined entry is provided every 50 
feet. Buildings designed for residential or industrial uses may have fewer defined entries. 

• (v): If the project is adjacent to a zoning district of lower intensity in terms of allowable 
use, density, massing, or scale, the project is designed with an appropriate transition to the 
adjacent properties considering adopted subcommunity and area plans or design 
guidelines applicable to the site, and, if none apply, the existing development pattern. 

• 9-2-14(h)(3)(B), Building Design 

• (iv): Simple detailing is incorporated into the façades to create visual interest, without 
making the façade overly complicated. This detailing may include cornices, belt courses, 
reveals, alternating brick or stone patterns, expression line offsets, window lintels and sills, 
and offsets in window glass from surrounding materials. 
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• (v): Balconies on buildings with attached dwelling units are integrated into the form of the 
building in that exterior walls partially enclose the balcony. Balcony platform undersides 
are finished. 

• 9-2-14(h)(3)(C), Building Materials 

• (iii) The number of building material types is limited, and the building materials are applied 
to complement the building form and function. The organization of the building materials 
logically expresses primary building features, such as the spatial layout, building entries, 
private and common spaces, anchor corners, stairwells, and elevators. 

• (iv) Building cladding materials turn convex corners and continue to the inset wall. This 
criterion does not apply to changes that occur at an interior corner nor to detailing 
elements, such as cornices, belt courses, reveals, offsets in expression lines, lintels, and 
windowsills. Building cladding materials do not change in-plane unless there is at least a 
12-inch wall offset. 

• 9-2-14(h)(4)(A)(i) The building does not exceed 200 feet in length along any public right-of-
way. 

• 9-2-14(h)(4)(A)(ii) All building facades exceeding 120 feet in length along a public street, 
excluding alleys, are designed to appear as at least two distinct buildings. 

Height Modification.  The proposed buildings exceed the permitted building height in Section 9-7-5, 
"Building Height," B.R.C. 1981. Per Table 7-1 of the land use code, buildings not adjacent to  residential 
zone or use are limited to three stories and 45 feet in the IG zone. A modification to Section 9-7-5, 
"Building Height” would be required as part of site review to allow the height of the structure to exceed 
45 feet. In addition, a modification would be necessary to Section 9-7-1, “Schedule of Form and Bulk 
Standards,” to allow four stories where only three are permitted by right. Per Section 9-2-14(g), a public 
hearing before Planning Board is required for an application that includes a height modification. The 
project would be subject to the adopted Community Benefit requirements of Section 9-2-14(h)(2)(K)(i), 
B.R.C. 1981 as there is floor area above a third story in a fourth floor above the zoning district height limit.   

 
Conditions of approval for the Site Review would be applied to any approved development that would 
ensure compliance with the community benefit regulations. The additional floor area permitted with the 
height modification ("bonus floor area") would be used to determine the required number of "bonus units", 
e.g., residential units above the 25% Inclusionary Housing requirement. This results in the number of 
additional permanently affordable units that must be in the building or included in the total calculation for 
in-lieu fees. See comments under “Inclusionary Housing” below for additional information.  

 
The community benefit provisions of Section 9-2-14(h)(2)(K), B.R.C. 1981, were adopted to implement 
Policy 1.12 of the BVCP which states that the city will consider additional height (up to the City Charter 55-
foot height limit) as an incentive in exchange for community benefits that further other community 
objectives, such as the provision of permanently affordable housing. The proposal provides an important 
community benefit by providing an in-lieu fee payment that helps fund permanently affordable housing in 
the city. 

(4) Permits that may need to be obtained and processes that may need to be completed prior to, 
concurrent with, or subsequent to site review approval; 

Following Site Review approval, if approved, the applicant is required to submit an application for 
Technical Document (TEC doc) Review prior to application for building permit. The intent in the TEC 
doc review is to ensure that technical details are resolved such as drainage and transportation issues 
that may require supplemental analyses. Review and approval of a subdivision would also be required 
to create the three lots shown on the preliminary plans.  
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(5) Opportunities and constraints in relation to the transportation system, including without 
limitation, access, linkage, signalization, signage and circulation, existing transportation system 
capacity problems serving the requirements of the transportation master plan, possible trail links, 
and the possible need for a traffic or transportation study; 

Please see Transportation and Access comments above. The project will be required to meet the Site 
Access Standards found in Section 9-9-5 of the Land Use Code which state: “One access point or curb 
cut per property will be permitted, unless a site plan or traffic study, approved by the city manager, 
demonstrates that additional access points and curb cuts are required to adequately address 
accessibility, circulation, and driveway volumes, and only where additional accesses and curb cuts 
would not impair any public use of any public right-of-way, or create safety or operational problems, 
or be detrimental to traffic flow on adjacent public streets.” Additional documentation will be 
required at time of Site Review if more than one access point is proposed. 

(6) Environmental opportunities and constraints, including without limitation, the identification of 
wetlands, important view corridors, floodplains, and other natural hazards, wildlife corridors, 
endangered and protected species and habitats, the need for further biological inventories of the 
site, and at what point in the process the information will be necessary; 

There are no wetlands, wildlife corridors, endangered or protected species and habitats located on 
the project site. Thar being said, the applicant should note that Section 9-6-3(a)(2)(E),Environmental 
Suitability, requires that “The applicant shall demonstrate that the proposed use will not be affected 
by any adverse health or safety impacts associated with potential on-site pollution or contamination 
beyond that which is customarily acceptable for land that is used for residential purposes. This shall 
be demonstrated through the use of the environmental assessment required to be submitted with 
the application. If such environmental assessment identifies any potential adverse health or safety 
impacts on future residents of the site, the applicant shall also be required to submit further 
assessments that demonstrate that such concerns are not present or submit a plan for the mitigation 
measures that are necessary to alleviate any adverse impacts to public health, safety, and welfare.” 

(7) Appropriate ranges of land uses; and 

 As noted in the comments above, staff finds that while the IG zone district does permit residential 
uses under certain conditions which the project may technically be able to meet, staff finds that the 
proposed project would not be consistent with East Boulder Subcommunity Plan goals and policies 
and with the intent of the General Industrial land use designation found in the BVCP.  

(8) The appropriateness of or necessity for housing. 

The need for additional housing units in the city is well-documented; however, due to the issues 
outlined above staff does not find this site to be an appropriate location for residential housing at this 
time.  
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CITY OF BOULDER 
PLANNING BOARD 

MEETING DATE: October 28, 2025 

AGENDA TITLE: Use Review for three hotel suites in the existing carriage building and new 
1,367 sq. ft. building at 1105 Spruce Street, totaling 6,522 sq. ft. Reviewed under case no. 
LUR2025-00032. 

Applicant: DILLON SCHMIDT, TEBO PROPERTIES 
ERIN GAMBACORTA, PEH ARCHITECTS 

Owner: STEPHEN D. TEBO, D/B/A TEBO PROPERTIES LLP 

REQUESTING DEPARTMENT / PRESENTERS 
Brad Mueller, Director Planning & Development Services 
Charles Ferro, Senior Planning Manager 
Adam Olinger, City Planner 

OBJECTIVE 
1. Planning Board hears applicant and staff presentations.
2. Hold quasi-judicial public hearing.
3. Planning Board action to approve, approve with conditions, or deny.

SUMMARY  
Project Name: 1105 Spruce St  
Location: 1105 Spruce St 
Size of Property Approx. 0.16 acre (6,902 square-feet) 
Zoning: Downtown – 2 (DT-2) 
Comprehensive Plan: Regional Business (RB) 

KEY ISSUES FOR DISCUSSION 
Staff has identified the following key issue to help guide the board’s discussion: 

1. Is the proposal consistent with the Use Review criteria of section 9-2-15(e), B.R.C. 1981?

EXECUTIVE SUMMARY 
The purpose of this item is for the Planning Board to review and take action on the application 
for a Use Review to allow for the existing carriage building and a new INCLUDE SF structure at 
1105 Spruce Street to be used as three hotel suites. The Use Review is required because the 
property is located in the DT-2 zoning district, where hotel uses may only be permitted with 
approval of a Use Review. 
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1105 
Spruce St. 

This item was called up by neighbors prior to the September 16, 2025, deadline, and as such, 
Planning Board review of the Use Review application is now required at a public hearing. 

Staff is recommending approval of the Use Review application finding the proposal consistent 
with relevant Use Review criteria as outlined within this memorandum, subject to conditions of 
approval listed below.  

The applicant’s proposed plans can be found in Attachment A. The full list of staff responses to 
the review criteria for the approval recommendation by staff can be found in Attachment B.  

STAFF RECOMMENDATION 
Staff has found that the proposed project meets criteria of Section 9-2-15(e), B.R.C. 1981 and is 
recommending that Planning Board approve the applications in the form of the following 
motion: 

Suggested Motion Language: 

Motion to approve Use Review application #LUR2025-00032, adopting the staff 
memorandum as findings of fact, including the attached analysis of review criteria, and 
subject to the recommended conditions of approval. 

PUBLIC FEEDBACK 
Consistent with Section 9-4-3, Public Notice Requirements, B.R.C. 1981, staff provided 
notification to all property owners within 600 feet of the subject location of the application, and 
signs have been posted by the applicant indicating the review requested. Staff received 
comments from neighboring property owners as part of the Use Review application. Neighbors 
expressed concern about the impacts of the hotel use to the nearby residential uses as well as 
concerns about the changes to the historic structures. Formal comments are included in 
Attachment D. 

BACKGROUND 
Location. The subject property is located on the northeast corner of Spruce St. and 11th St. The 
site is currently used as offices. The applicant is proposing to renovate the existing buildings and 
construct a new building on the property in accordance with HIS2023-00192. Refer to Figure 1 
for an aerial photo of the site. 

Figure 1 – Vicinity Map 
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Surroundings. The site is surrounded by an eclectic mix of residential uses on all sides, 
including: 

- To the north, an apartment building with four attached dwelling units at 1846 19th St. 
constructed in 1921; 

- To the east, a vacant office building with approval to be converted to a 37-room hotel 
constructed in 1983; 

- To the south, a parking garage constructed in approximately 1991; 
- To the west, a condo building with attached dwelling units constructed in 1939,  

 
Boulder Valley Comprehensive Plan (BVCP) Land Use Designation. As shown in Figure 3, 
the BVCP designates the property as “Regional Business” (RB). 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Figure 2 – Existing Site  

Figure 3 – BVCP Land Use Designations  

Item 5B - 1105 Spruce St. Site Review Page 3 of 75



 
 
The Regional Business land use designation is defined as: 

 
 
Zoning. As shown in Figure 4, the property is located in the DT-2, Downtown - 2 zoning 
district, which is described in 9-5-2(c)(4)(A), B.R.C. 1981 as “A transition area between the 
downtown and the surrounding residential areas where a wide range of retail, office, residential, 
and public uses are permitted. A balance of new development with the maintenance and 
renovation of existing buildings is anticipated, and where development and redevelopment 
consistent with the established historic and urban design character is encouraged.” 

 
PROJECT DESCRIPTION 
The applicant is requesting approval of a Use Review for a hotel use. The existing principal 
building will be remodeled with a460 square-foot addition to bring the structure to 4,499 square-
feet. This building will contain a tavern use on the first floor and an Accessory Office use for the 
hotel on the second and third. The existing 656 square-foot carriage house will be remodeled to 
contain a single hotel suite. The applicant is also proposing a new 1,367 square-foot structure 
that will contain two more hotel suites, for a total of three hotel suites on the property. The site 
design includes a new courtyard with brick pavers, a fountain, chairs and benches, planters, and 
lighting where a small vehicular parking lot currently exists. 
 
 

Figure 4 – Zoning Districts  

Item 5B - 1105 Spruce St. Site Review Page 4 of 75



 
Previous iterations of this proposal included a request of a Use Review for a tavern use open past 
11pm. However, after meeting with concerned property owners during their Good Neighbor 
Meeting, the applicant made the decision to remove this request from their application and 
instead to operate the tavern use by-right, closing no later than 11pm. 
 
The subject site is adjacent to 1111 Spruce St., which was granted a Use Review to operate a 
hotel in 2023. The applicant expects to operate the two properties in conjunction with one 
another. Refer to the applicant’s Written Statement in Attachment A for more information on 
operating characteristics of the use. 
 
The hotel use will operate 24 hours a day, seven days a week with staff members present at the 
1111 Spruce St. property next door. Guests of the three hotel suites at 1105 Spruce St. will have 
access to the 1111 Spruce St. property at all times, including the property’s laundry facilities, 
gym, and business center. 
 
Use review approvals are specific to the description of the use and the operating characteristics 
that the applicant details in the written statement. Refer to Figure 5 for the proposed site plan. 
Any expansions of the approved use require a new use review application. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
  
 
 
Open Space - Open space on the site will include a landscaped front yard, the existing covered 
front porch, and a new courtyard with decorative paving, a fountain, chairs and benches, 
planters, and lighting. A minimum of 15% of the lot (1,053 square feet) is required to be open 
space in the DT-2 zoning district pursuant to Section 9-8-3, B.R.C. 1981, and the proposal will 
provide 3,238 square-feet of open space, consistent with this requirement.  

Figure 5 – Proposed Site Plan  
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Historic Preservation Approval – The applicant obtained a Landmark Alteration Certificate 
from the Landmarks Board under HIS2023-00192.  
 
Access and Parking – No motor vehicle parking spaces will be provided on the property as the 
site is located within the Central Area General Improvement District (CAGID), where no on-site 
parking is required. In addition, City of Boulder Ordinance 8696 was recently passed to 
eliminate motor vehicle parking requirements city-wide. The applicant has leased vehicle 
parking spaces in the parking garage across the street at 11th and Spruce St. for the use of the 
hotel guests and will provide both long-term and short-term bicycle parking in accordance with 
the City’s recently updated standards. This has been memorialized in the attached management 
plan. 
 
PROCESS 
Use Review. A Use Review is required because the property is located in the DT-2 zoning 
district, where a hotel may be permitted with approval of a Use Review. Use Reviews for a hotel 
are subject to the Use Review criteria in Section 9-2-15(e), B.R.C. 1981. 
 
Per Section 9-2-15(l), B.R.C 1981, Use Reviews are subject to appeal as outlined in Section 9-4-
4 (a), B.R.C 1981. Because this item was called up by neighbors prior to the expiration date, a 
final decision to approve, approve with conditions, or deny the application will now be made at a 
public hearing and will be subject to call-up by City Council.  
 
ANALYSIS / KEY ISSUES  
 
Key Issue #1: Is the proposal consistent with the Use Review criteria of section 9-2-15(e), 
B.R.C. 1981? 
 
Staff finds that the proposed use is consistent with the applicable Use Review criteria in Section 
9-2-15(e), B.R.C. 1981.  
 
Use Review Criteria. The applicable Use Review criteria are intended to ensure that a use will 
be reasonably compatible with and have minimal negative impact on the use of nearby properties 
and will not change the character of the area. Refer to the full staff analysis provided in 
Attachment B.  
 
STAFF FINDINGS AND RECOMMENDATION 
 
Staff finds the applications meet the Use Review criteria of Section 9-2-15(e), B.R.C. 1981 and 
recommends that the Planning Board approve the applications in the form of the following 
motion: 
 

Suggested Motion Language:  
 
Motion to approve Use Review application #LUR2025-00032, adopting the staff 
memorandum as findings of fact, including the attached analysis of review criteria, and 
subject to the recommended conditions of approval. 
 

 
 
RECOMMENDED CONDITIONS OF APPROVAL 
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1. The Applicant shall ensure that the development shall be in compliance with all plans 
prepared by the Applicant on August 7, 2025, the Transportation Demand Management 
(TDM) Plan dated July 8, 2025, and the Applicant’s written statement dated August 7, 2025, 
all on file in the City of Boulder Planning Department, except to the extent that the 
development may be modified by the conditions of this approval. Further, the Applicant shall 
ensure that the approved use is operated in compliance with the following restrictions: 

a. The Applicant shall operate the business in accordance with the management plan 
dated August 6, 2025, which is attached to this Notice of Disposition. 

b. Size of the approved use shall be limited to 2,023 square feet. 
2. The Applicant shall not expand or modify the approved use, except pursuant to 

Subsection 9-2-15(i), B.R.C. 1981. 
3. Prior to a building permit application, the property owner shall sign a declaration of 

use, which conforms with Section 9-15-6, B.R.C., and includes all of the conditions for 
continued use, to be recorded in the office of the Boulder County Clerk and Recorder to 
serve as actual and constructive notice to potential purchasers and tenants of the owner’s 
property status as a hotel use as defined in Section 9-16-1, B.R.C. 1981. 

4. Prior to issuance of a building permit, the Applicant shall submit a financial guarantee, 
in a form acceptable to the Director of Public Works, in an amount equal to the 
following: the cost of providing eco-passes to the employees of the development for three 
years after the issuance of a certificate of occupancy as proposed in the Applicant’s TDM 
plan. 

 
Attachments:  
Attachment A  – Applicant’s Proposed Plans and Management Plan 
Attachment B – Staff Criteria Analysis  
Attachment C – Applicant’s TDM Plan and Trip Generation Report 
Attachment D – Public Comments 
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DEMOLITION PLAN LEGEND

= (E) WALL

= (E) WALL, DOOR, WINDOW, FIXTURE, CASEWORK, 
 EQUIPMENT TO BE CAREFULLY REMOVED

FLOOR PLAN LEGEND

 = USGS 5369

W = WALL CABINET
SB = SINK BASE
B = BASE CABINET
F = FILLER PANEL
OS = OPEN SHELF
DBF = DRAWER BASE W/ FILE RAILS
MW = MICROWAVE BY OWNER  
DW = DISHWASHER BY OWNER
COF = COFFEE MACHINE BY OWNER
REF = REFRIGERATOR BY OWNER
UC = UNDER COUNTER
DF = ANSI ACCESSIBLE DRINKING FOUNTAIN, RE: PLUMB
FD = FLOOR DRAIN, RE: PLUMB
FS = FLOOR SINK, RE: PLUMB
FCO = FLOOR CLEANOUT, RE: PLUMB

= (E) WALL

= (N) WALL

100'-0"

1ST FLOOR

ROOF PLAN LEGEND

DS = DOWNSPOUT
RD = ROOF DRAIN
OD = OVERFLOW DRAIN
HP = HIGH POINT
LP = LOW POINT

DEMOLITION PLAN GENERAL NOTES

1. GC TO VERIFY ALL DIMENSIONS PRIOR TO CONSTRUCTION.
2. DASHED LINES INDICATE WALLS, DOORS, WINDOWS, EQUIPMENT,

FIXTURES, AND CASEWORK TO BE REMOVED, UNO.
3. PRIOR TO CONSTRUCTION, THE CONTRACTOR SHALL VISIT THE

SITE AND THOROUGHLY REVIEW THE DRAWINGS AND
SPECIFICATIONS TO BECOME FAMILIAR WITH THE INTENT OF THESE
DOCUMENTS AND THE SPECIFIC REQUIREMENTS OF THE PROJECT.

4. THESE DRAWINGS ARE DIAGRAMMATIC IN CHARACTER AND DO
NOT NECESSARILY SHOW ALL MATERIALS FOR A COMPLETE
INSTALLATION. CONFIRM FINAL LOCATIONS OF DEVICES WITH THE
CLIENT PRIOR TO INSTALLATION.

5. LOCATIONS AND INFORMATION FOR EXISTING IMPROVEMENTS AND
EQUIPMENT SHOWN ON THESE PLANS ARE APPROXIMATE. THIS
INFORMATION IS DERIVED FROM AS-BUILT DRAWINGS FROM
LODESTONE DESIGN GROUP. THE CONTRACTOR IS TO VERIFY
ACTUAL FIELD CONDITIONS PRIOR TO STARTING WORK. IF
SIGNIFICANT DISCREPANCIES ARE FOUND THAT CANNOT BE EASILY
DEALT WITH CONTACT THE ARCHITECT OR ENGINEER.

6. THE CONTRACTOR IS RESPONSIBLE FOR ALL DEMOLITION
REQUIRED TO IMPLEMENT NEW DESIGN.

7. THE CONTRACTOR IS TO COORDINATE WITH THE CLIENT FOR
DEMOLISHED ITEMS (CASEWORK, DOORS, ETC.) TO BE SALVAGED.

8. REMOVE EXISTING FLOORING AND PREP FOR NEW CONSTRUCTION
IN ALL ROOMS, UNO.

9. OWNER TO COORDINATE WITH THE CONTRACTOR ON THE
VARIOUS STORAGE, EQUIPMENT, AND FURNISHINGS TO BE
RELOCATED OR DEMOLISHED.

FLOOR PLAN GENERAL NOTES
1. EXTERIOR BUILDING DIMENSIONS ARE MEASUREMENTS FROM THE

OUTSIDE FACE OF FINISH WALL, OPENINGS, OR GRID LINE, UNO.
2. INTERIOR DIMENSIONS ARE TO FINISH FACE OF WALL, OPENING,

OR GRID LINE, UNO.
3. DOOR OPENINGS ARE 4" FROM HINGED SIDE TO ADJACENT WALL,

OR CENTERED, UNO.

ROOF PLAN GENERAL NOTES

1. ALL DIMENSIONS ARE FROM THE OUTSIDE FACE OF WALL,
GRID LINES, OR THE CENTER OF THE EQUIPMENT, UNO.

2. ROOF OVERHANGS ARE 8", TYP, UNO.
3. ALL (N) GUTTERS ARE TO BE INSTALLED WITH A SLOPE OF

1/4" PER 10'.

Project:
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FLOOR & ROOF PLANS

2025.04

MJS

2/7/25

PEH

1105 SPRUCE STREET
BOULDER, CO 80305

1105 SPRUCE

1/4" = 1'-0"
3

DEMO ROOF PLAN
1/4" = 1'-0"

1
MAIN LEVEL DEMO PLAN

1/4" = 1'-0"
2

UPPER LEVEL DEMO PLAN

1/4" = 1'-0"
6

UPPER LEVEL FLOOR PLAN

0' 2' 4'

1/4" = 1'-0"
5

MAIN LEVEL FLOOR PLAN

FLOOR PLAN KEYNOTES

1 HEAD HT < 6'-8"

2 (N) SKYLIGHT ABOVE, RE: 6/A200C

ROOF PLAN KEYNOTES

1 (N) VELUX - SOLAR POWERED "FRESH AIR" SKYLIGHT

2 (N) SHINGLE ROOF, TYP - OWEN'S CORNING - SUPREME 3
TAB SHINGLES - 12"x36" - DRIFTWOOD

1/4" = 1'-0"
7

ROOF PLAN

DEMOLITION PLAN KEYNOTES

1 (E) WALL, DOOR, FRAME, CASEWORK, ETC TO BE
DEMOLISHED, TYP

2 (E) STAIR TO BE DEMOLISHED

3 CAREFULLY SALVAGE & STORE WINDOWS FOR REPAIR AND
REUSE

4 (E) EXTERIOR FRAMING TO BE SISTERED, RE: STRUCT.
CAREFULLY SALVAGE & STORE (E) SIDING FOR
REHABILITATION

5 DEMO ROOFING MATERIAL DOWN TO SHEATHING

6 DEMO (E) FLOOR TO STRUCTURE, (E) JOISTS TO BE
SISTERED W/ (N) 2x10 WD JOISTS, RE: STRUCT

7 (E) FLOOR TO BE DEMOLISHED

8 CAREFULLY SALVAGE (E) DOOR, TO BE REHABILITATED &
REUSED

9 CAREFULLY DECONSTRUCT AND CATALOGUE (E) ROOF
FRAMING, TO BE RECONSTRUCTED

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1

Attachment A - Applicant's Plan Set
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BUILDING ELEVATION GENERAL NOTES
1. FINISHED FLOOR 100'-0" = USGS 5369
2. PAINT ALL ROOF PENETRATION PIPES/VENTS TO MATCH

ROOF COLOR.
3. PAINT ALL EXPOSED GAS PIPE & ELECTRICAL CONDUIT TO

MATCH ADJACENT SURFACE.
4. INSTALL 24 GA GI AT ALL ROOF/WALL INTERSECTIONS. 2" MIN

REVEAL UNO. FLASHING TO TUCK UP UNDER BUILDING PAPER
6". DO NOT EXPOSE BUILDING PAPER.

5. INSTALL 24 GA GI OVER ALL HORIZONTAL TRIM. TAPE TOP
EDGE TO BUILDING PAPER. DO NOT EXPOSE TAPE.

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

HOTEL SUITE 1
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BUILDING ELEVATIONS

2025.04

MJS

2/7/25

PEH

1105 SPRUCE STREET
BOULDER, CO 80305

1105 SPRUCE

1/4" = 1'-0"
3

SOUTH ELEVATION
1/4" = 1'-0"

4
WEST ELEVATION

1/4" = 1'-0"
2

EAST ELEVATION
1/4" = 1'-0"

1
NORTH ELEVATION

ELEVATION KEYNOTES

1 (E) HORIZONTAL SIDING, REPAINTED & REUSED. (N) SIDING TO
BE MILLED CEAR WD SIDING, PAINTED TO MATCH HISTORIC
FINISH

2 (E) WINDOW, REHABILITATED BY HERITAGE WINDOW
RESTORATION

3 (N) DOOR TO MATCH DESIGN HISTORIC DOORS, STAINED TO
MATCH HISTORIC FINISH, BY HERITAGE WINDOW
RESTORATION

4 REHABILITATE (E) DOOR. DOOR AND JAMB TO BE
WEATHERTIGHT & INOPERABLE

5 EXTENTS OF (N) UPPER LEVEL FLOOR SYSTEM

6 (N) BARN DOOR PANELS ON TRACK SYSTEM IN FRONT OF FULL
LITE DOUBLE DOORS - CAL HOME - 42"x80" WALNUT STAINED
PINE WOOD SLIDING BARN DOOR

7 (N) CONC SIDEWALK, RE: 1/A100

8 (N) SKYLIGHT, RE: 6/A200C

9 (E) ROOF LOCATION

10 INFALL WALL W/ (N) SIDING TO MATCH (E)

11 (N) SHINGLE ROOF, TYP - OWEN'S CORNING - SUPREME 3 TAB
SHINGLES - 12"x36" - DRIFTWOOD

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

CARRIAGE HOUSE EXISTING CONDITIONSNOTE: (E) FINISH MATERIALS TO BE REPAIRED AND REUSED AS NOTED 

BELOW. (N) FINISH MATERIALS TO MATCH HISTORIC FINISHPELLA RESERVE

CONTEMPORARY WOOD HINGE PATIO 

DOOR. FINISH TO MATCH EXISTING 

WINDOW AND DOOR FINISHES

VELUX

SOLAR POWERED 

"FRESH AIR" SKYLIGHT

CAL HOME

42" X 80" WALNUT STAINED PINE 

WOOD SLIDING BARN DOOR

OWENS CORNING

SUPREME 3 TAB SHINGLES, 

DRIFTWOOD, 12"x36"

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1

Attachment A - Applicant's Plan Set
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FLOOR PLAN GENERAL NOTES
1. EXTERIOR BUILDING DIMENSIONS ARE MEASUREMENTS FROM

THE OUTSIDE FACE OF FRAMING, OPENINGS, OR GRID LINE,
UNO.

2. INTERIOR DIMENSIONS ARE TO FINISH FACE OF WALL, OPENING,
OR GRID LINE, UNO.

3. DOOR OPENINGS ARE 4" FROM HINGED SIDE TO ADJACENT
WALL, OR CENTERED, UNO.

4. SUITE 2 TO BE FULLY ACCESSIBLE PER ICC A117.1, RE: A005 AND
A600D FOR REQ'D CLEARANCES.

5. ALL PENETRATIONS THROUGH FIRE RATED CORRIDORS OR
FLOOR/ CEILING ASSEMBLIES SHALL BE FIRE STOPPED WITH A
MATCHING RATING.

6. REFER TO MECHANICAL, PLUMBING, AND ELECTRICAL
DRAWINGS FOR ADDITIONAL INFORMATION.

7. REFER TO CIVIL FOR GRADING AND NON-PAVED SURFACES
AROUND THE BUILDING.

8. REFER TO LANDSCAPE DRAWINGS FOR ADDITIONAL
INFORMATION.

FLOOR PLAN LEGEND

 = USGS 5368, RE: CIVIL

REF = REFRIGERATOR BY OWNER
UC = UNDER COUNTER

= (N) WALL, RE: PARTITION TYPES

100'-0"

TO SUITE 3 MAIN LEVEL SUBFLOOR

ROOF PLAN GENERAL NOTES

1. ALL DIMENSIONS ARE MEASUREMENTS FROM THE OUTSIDE
FACE OF WALL, GRID LINES, OR THE CENTER OF THE
EQUIPMENT, UNO.

2. ROOF OVERHANGS ARE 1'-0", TYP, UNO.
3. REFER TO MECHANICAL DRAWINGS FOR ADDITIONAL ROOF

PENETRATIONS AND INFORMATION NOT SHOWN ON THIS PLAN.
4. ALL GUTTERS ARE TO BE INSTALLED WITH A SLOPE OF 1/4" PER

10'.

ROOF PLAN LEGEND

DS = DOWNSPOUT

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

HOTEL SUITES 2 & 3
DUPLEX
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A200D

FLOOR & ROOF PLANS

2025.04

CER

2/7/25

PEH

1105 SPRUCE ST
BOULDER, CO 80302

LOUNGE & HOTEL

0' 2' 4'1/4" = 1'-0"
1

MAIN LEVEL FLOOR PLAN

1/4" = 1'-0"
2

UPPER LEVEL FLOOR PLAN

1/4" = 1'-0"
3

ROOF PLAN

FLOOR PLAN KEYNOTES

1 BASE CABINETS WITH COUNTERTOP AT 34" AFF PER ICC
A117.1. PROVIDE SOLID IN-WALL BLOCKING

2 WALL CABINETS ABOVE

3 MECH CHASE FOR RETURN/SUPPLY DUCTS. ALL
DISTRIBUTION TO BE LOCATED IN SECOND FLOOR FRAMING

4 STONE LOOK PRECAST CONC WALL CAP @ FRONT PORCH,
RE: 5/A400D

5 SEMI-RECESSED FIRE EXTINGUISHER CABINET &
EXTINGUISHER FOR CLASS A FIRE HAZARD PER 2024 IFC.
FIRE EXTINGUISHERS TO BE SEPARATED W/ A MAX TRAVEL
DISTANCE OF 75 FEET. CABINET MOUNTING HT TO COMPLY
W/ NFPA & ADA / 2017 ICC A117.1 REQUIREMENTS

ROOF PLAN KEYNOTES

1 K&M SHEET METAL 0.027" ALUM BOX GUTTER, BLACK

2 METAL DOWNSPOUT. PROVIDE SPLASHBLOCK AT BASE OF
DOWNSPOUT

3 8x12" METAL LEADER BOX

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/251

1

1

1

1
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TO SUITE 3 MAIN LEVEL SUBFLOOR
100'-0"

TO SUITE 3 UPPER LEVEL SUBFLOOR
110'-5 7/8"

TO SUITE 3 MAIN LEVEL PLATE
109'-1 1/8"

ABCD

TO SUITE 3 UPPER LEVEL PLATE
118'-7"

SUITE 3 ROOF RIDGE
123'-3 1/8"

(USGS 5368)
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TO SUITE 3 MAIN LEVEL SUBFLOOR
100'-0"

TO SUITE 3 UPPER LEVEL SUBFLOOR
110'-5 7/8"

SUITE 2 ROOF RIDGE
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TO SUITE 3 MAIN LEVEL PLATE
109'-1 1/8"

TO SUITE 2 UPPER LEVEL PLATE
119'-7"

TO SUITE 2 MAIN LEVEL SUBFLOOR
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TO SUITE 2 MAIN LEVEL PLATE
110'-1 1/8"

TO SUITE 2 UPPER LEVEL SUBFLOOR
111'-5 7/8"
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TO SUITE 3 MAIN LEVEL PLATE
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TO SUITE 2 UPPER LEVEL PLATE
119'-7"

TO SUITE 2 MAIN LEVEL SUBFLOOR
101'-0"

TO SUITE 2 MAIN LEVEL PLATE
110'-1 1/8"

TO SUITE 2 UPPER LEVEL SUBFLOOR
111'-5 7/8"

1 2 3
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SUITE 3 ROOF RIDGE
123'-3 1/8"
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ELEVATION LEGEND

 = USGS 5368, RE: CIVIL
100'-0"

TO SUITE 3 MAIN LEVEL SUBFLOOR

ELEVATION GENERAL NOTES
1. PAINT ALL ROOF PENETRATION PIPES/VENTS TO MATCH ROOF

COLOR.
2. PAINT ALL EXPOSED GAS PIPE & ELECTRICAL CONDUIT TO

MATCH ADJACENT SURFACE.
3. INSTALL 24 GA GI AT ALL ROOF/WALL INTERSECTIONS. 2" MIN

REVEAL UNO. FLASHING TO TUCK UP UNDER BUILDING PAPER
6". DO NOT EXPOSE BUILDING PAPER.

4. INSTALL 24 GA GI OVER ALL HORIZONTAL TRIM. TAPE TOP EDGE
TO BUILDING PAPER. DO NOT EXPOSE TAPE.

5. BRICK COLOR TO MATCH EXISTING PRIMARY BUILDING. FINAL
COLORS BY OWNER.

6. ALL EXTERIOR WALL MOUNTED LIGHTING TO BE DARK SKY
RATED.

7. REFER TO CIVIL FOR GRADING AND NON-PAVED SURFACES
AROUND THE BUILDING.

8. REFER TO LANDSCAPE DRAWINGS FOR ADDITIONAL
INFORMATION.

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

HOTEL SUITES 2 & 3
DUPLEX
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A300D

BUILDING ELEVATIONS

2025.04

CER

2/7/25

PEH

1105 SPRUCE ST
BOULDER, CO 80302

LOUNGE & HOTEL

1/4" = 1'-0"
4

SOUTH ELEVATION
1/4" = 1'-0"

3
EAST ELEVATION

1/4" = 1'-0"
2

NORTH ELEVATION
1/4" = 1'-0"

1
WEST ELEVATION

0' 2' 4'

ELEVATION KEYNOTES

1 COMPOSITE ROOFING, TYP

2 1x8 PAINTED FASCIA, TYP

3 WALNUT FINISH WD PORCH COLS

4 STONE LOOK PRECAST CONC WALL CAP @ FRONT PORCH,
RE: 5/A400D

5 STONE VENEER

6 KUZCO LIGHTING - CASA LED OUTDOOR WALL SCONCE,
BLACK

7 BRICK, TO MATCH (E) PRIMARY BLDG

8 STONE LOOK PRECAST CONC TRIM

9 METAL DOWNSPOUT. PROVIDE SPLASHBLOCK AT BASE OF
DOWNSPOUT, TYP

10 K&M SHEET METAL 0.027" ALUM BOX GUTTER, BLACK

11 UPCYCLED STAINED GLASS WINDOWS, BY OWNER

12 VISUAL COMFORT - WINDFALL 17" TALL LED WALL SCONCE,
BLACK

13 CUSTOM WD FRONT DOOR TRIM

14 PAINTED FIBER CEMENT PANEL SIDING

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25

MARVIN

ELEVATE PICTURE WINDOWS, 

WOOD CASEMENT, STAINED 

TO MATCH SUITE 1 (CARRIAGE 

HOUSE) SIDING

GENERAL SHALE

RED RANGE WIRECUT 

CLAY BRICK (6024)

OWENS CORNING

SUPREME 3 TAB SHINGLES, 

DRIFTWOOD, 12"x36"

1

1

1

1

1

1

1

1
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UP

DN

UP

WH

UP

OFFICE

OFFICE

OFFICE

OFFICE

OFFICE

WH

ENTRY

CRAWL SPACE

MECHANICAL

CRAWL SPACE

FIRE RISER ROOM

TELEPHONE PANELS

(OLD) 

BOILER

(E) 

BOILER

(E) FIRE

RISER

EQPT

FLOOR PLAN GENERAL NOTES
1. EXTERIOR BUILDING DIMENSIONS ARE MEASUREMENTS FROM

THE OUTSIDE FACE OF FINISH WALL, OPENINGS, OR GRID LINE,
UNO.

2. INTERIOR DIMENSIONS ARE TO FINISH FACE OF WALL, OPENING,
OR GRID LINE, UNO.

3. DOOR OPENINGS ARE 4" FROM HINGED SIDE TO ADJACENT
WALL, OR CENTERED, UNO.

4. ALL PENETRATIONS THROUGH FIRE RATED CORRIDORS OR
FLOOR/ CEILING ASSEMBLIES SHALL BE FIRE STOPPED WITH A
MATCHING RATING.

FLOOR PLAN LEGEND

 = USGS 5367.38, RE: CIVIL

= (N) WALL

99'-4 9/16"

TO FIRST LEVEL SUBFLOOR

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

BAR & OFFICE
PRIMARY BUILDING
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A200P

AS-BUILT FLOOR PLANS

2025.04

CER

4/15/25

PEH

1105 SPRUCE ST.
BOULDER, CO 80302

1105 SPRUCE

0' 2' 4'1/4" = 1'-0"
2

AS-BUILT FIRST FLOOR PLAN
1/4" = 1'-0"

1
AS-BUILT BASEMENT PLAN

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT 3/11/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1

LOUNGE

Attachment A - Applicant's Plan Set
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DN

OFFICE

NICHE

STORAGE

ROOF 

DECK

UP

DN

OFFICE OFFICE

OFFICEOFFICE

DN

FLOOR PLAN GENERAL NOTES
1. EXTERIOR BUILDING DIMENSIONS ARE MEASUREMENTS FROM

THE OUTSIDE FACE OF FINISH WALL, OPENINGS, OR GRID LINE,
UNO.

2. INTERIOR DIMENSIONS ARE TO FINISH FACE OF WALL, OPENING,
OR GRID LINE, UNO.

3. DOOR OPENINGS ARE 4" FROM HINGED SIDE TO ADJACENT
WALL, OR CENTERED, UNO.

4. ALL PENETRATIONS THROUGH FIRE RATED CORRIDORS OR
FLOOR/ CEILING ASSEMBLIES SHALL BE FIRE STOPPED WITH A
MATCHING RATING.

FLOOR PLAN LEGEND

 = USGS 5367.38, RE: CIVIL

= (N) WALL

99'-4 9/16"

TO FIRST LEVEL SUBFLOOR

1/4" = 1'-0"
2

AS-BUILT THIRD FLOOR PLAN
1/4" = 1'-0"

1
AS-BUILT SECOND FLOOR PLAN

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

BAR & OFFICE
PRIMARY BUILDING
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AS-BUILT FLOOR PLANS

2025.04

CER

4/15/25

PEH

1105 SPRUCE ST.
BOULDER, CO 80302

1105 SPRUCE

0' 2' 4'

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT 3/11/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1

LOUNGE

Attachment A - Applicant's Plan Set
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FIRE RISER ROOM

ENTRY

WH

CRAWL SPACE

CRAWL SPACE

MECHANICAL

ACCESS

2-8

TELEPHONE PANELS

(OLD) 

BOILER

(E) 

BOILER

(E) FIRE

RISER

EQPT

DN3'-0"

4'-0"

2
-8

2R @7"

1T @1'-0"

12R @5.58"

11T @9 1/2"

MEN'S

RESTROOM

WOMEN'S

RESTROOM

BAR

UP

HALL / COMMON

AREA

UP

14

DN

3
-0

3-
0 3-0

3-0

3-0

12R @5.58"

11T @9 1/2"

18R @6.67"

17T @11"

20R @ 6"

19T @ 16"

1" / 12"

24" DP

FLOOR PLAN GENERAL NOTES
1. EXTERIOR BUILDING DIMENSIONS ARE MEASUREMENTS FROM

THE OUTSIDE FACE OF FINISH WALL, OPENINGS, OR GRID LINE,
UNO.

2. INTERIOR DIMENSIONS ARE TO FINISH FACE OF WALL, OPENING,
OR GRID LINE, UNO.

3. DOOR OPENINGS ARE 4" FROM HINGED SIDE TO ADJACENT
WALL, OR CENTERED, UNO.

4. ALL PENETRATIONS THROUGH FIRE RATED CORRIDORS OR
FLOOR/ CEILING ASSEMBLIES SHALL BE FIRE STOPPED WITH A
MATCHING RATING.

FLOOR PLAN LEGEND

 = USGS 5367.38, RE: CIVIL

= (N) WALL

99'-4 9/16"

TO FIRST LEVEL SUBFLOOR

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

BAR & OFFICE
PRIMARY BUILDING
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PROPOSED FLOOR
PLANS

2025.04

CER

4/15/25

PEH

1105 SPRUCE ST.
BOULDER, CO 80302

1105 SPRUCE

0' 2' 4'1/4" = 1'-0"
1

PROPOSED BASEMENT PLAN

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT 3/11/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

1/4" = 1'-0"
2

PROPOSED FIRST FLOOR PLAN

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1

LOUNGE

Attachment A - Applicant's Plan Set
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BATH

HALL/

COMMON AREA

DN

UP

DN

OWNER'S PRIVATE 

LOUNGE & OFFICE

OWNER'S 

OFFICE

3-0

3
-0

OPEN TO BELOW

ROOF BELOW

18R @6.67"

17T @11"

2
0
R
 @

 6
"

1
9
T 
@

 1
6
"

19R @6.95"

18T @11"

48" x 84"

21" DP

BATHROOM

BUSINESS OFFICE

HALL

3-0

3
-0

3-0

DN

BUSINESS OFFICE

ROOF BELOW

ROOF BELOW

PORCH ROOF BELOW

ROOF BELOW

2-6

2
-6

21" DP

19R @6.95"

18T @11"

FLOOR PLAN GENERAL NOTES
1. EXTERIOR BUILDING DIMENSIONS ARE MEASUREMENTS FROM

THE OUTSIDE FACE OF FINISH WALL, OPENINGS, OR GRID LINE,
UNO.

2. INTERIOR DIMENSIONS ARE TO FINISH FACE OF WALL, OPENING,
OR GRID LINE, UNO.

3. DOOR OPENINGS ARE 4" FROM HINGED SIDE TO ADJACENT
WALL, OR CENTERED, UNO.

4. ALL PENETRATIONS THROUGH FIRE RATED CORRIDORS OR
FLOOR/ CEILING ASSEMBLIES SHALL BE FIRE STOPPED WITH A
MATCHING RATING.

FLOOR PLAN LEGEND

 = USGS 5367.38, RE: CIVIL

= (N) WALL

99'-4 9/16"

TO FIRST LEVEL SUBFLOOR

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

BAR & OFFICE
PRIMARY BUILDING
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PROPOSED FLOOR
PLANS

2025.04

CER

4/15/25

PEH

1105 SPRUCE ST.
BOULDER, CO 80302

1105 SPRUCE

0' 2' 4'1/4" = 1'-0"
1

PROPOSED SECOND FLOOR PLAN
1/4" = 1'-0"

2
PROPOSED THIRD FLOOR PLAN

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT 3/11/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1

LOUNGE

Attachment A - Applicant's Plan Set
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TO FIRST FLOOR SUBFLOOR

99'-4 9/16"

TO SECOND FLOOR SUBFLOOR

109'-4 9/16"

ROOF RIDGE

131'-2 1/16"

T.O. MAIN LEVEL PLATE

108'-4 9/16"

TO SECOND FLOOR PLATE

119'-4 9/16"

TO THIRD FLOOR SUBFLOOR

120'-4 9/16"

TO THIRD FLOOR PLATE

128'-4 9/16"

(USGS 5367.38)

TO FIRST FLOOR SUBFLOOR

99'-4 9/16"

TO SECOND FLOOR SUBFLOOR

109'-4 9/16"

ROOF RIDGE

131'-2 1/16"

T.O. MAIN LEVEL PLATE

108'-4 9/16"

TO SECOND FLOOR PLATE

119'-4 9/16"

TO THIRD FLOOR SUBFLOOR

120'-4 9/16"

TO THIRD FLOOR PLATE

128'-4 9/16"

(USGS 5367.38)

ELEVATION LEGEND

 = USGS 5367.38, RE: CIVIL
99'-4 9/16"

TO FIRST LEVEL SUBFLOOR

ELEVATION GENERAL NOTES
1. BRICK COLOR OF (N) STAIR TOWER TO MATCH (N) DUPLEX

BUILDING. FINAL COLORS BY OWNER.

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

BAR & OFFICE
PRIMARY BUILDING
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AS-BUILT ELEVATIONS

2025.04

CER

4/15/25

PEH

1105 SPRUCE ST.
BOULDER, CO 80302

1105 SPRUCE

0' 2' 4'1/4" = 1'-0"
1

AS-BUILT SOUTH ELEVATION

1/4" = 1'-0"
2

AS-BUILT WEST ELEVATION

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT 3/11/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

ELEVATION KEYNOTES

1 (E) ROOF TO REMAIN

2 1x6 PAINTED HEAD TRIM

3 (N) MARVIN ELEVATE PICTURE WOOD CASEMENT WINDOWS,
STAINED TO MATCH (E)

4 (E) WINDOWS TO BE REMOVED AND REPLACED, THIS LEVEL

5 (E) SIDING TO BE REMOVED AND REPLACED WITH (N) CEDAR
WOOD T&G VERTICAL SIDING, PAINTED TO MATCH HISTORIC
COLOR AT FRONT DORMER

6 (E) STAINED GLASS TRANSOM TO REMAIN. REPAIR AS NEEDED

7 (E) WINDOWS TO REMAIN. REPAIR AS NEEDED

8 (E) FRONT PORCH TO REMAIN

9 (E) BRICK TO REMAIN

10 (N) ENTRY RAMP AND LANDING TO ENTRY DOOR

11 (N) STAIR TO MECHANICAL BASEMENT

12 REPLACE ROOF IN LOCATION OF DORMER

13 (N) COMPOSITE ROOFING TO MATCH (E)

14 (N) PAINTED FASCIA TO MATCH (E)

15 (N) PRECAST CONCRETE CAP @ TOP OF BRICK TO MATCH (E)
STONE TRIM

16 (N) CEDAR WOOD T&G VERTICAL SIDING, PAINTED TO MATCH
HISTORIC COLOR  AT FRONT DORMER

17 (N) BRICK VENEER, GENERAL SHALE RED RANGE WIRECUT CLAY
BRICK (6024)

18 (N) STAIR TOWER

PRIMARY BUILDING EXISTING CONDITIONS

PRIMARY BUILDING EXISTING CONDITIONS

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1

LOUNGE

Attachment A - Applicant's Plan Set
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TO FIRST FLOOR SUBFLOOR

99'-4 9/16"

TO SECOND FLOOR SUBFLOOR

109'-4 9/16"

ROOF RIDGE

131'-2 1/16"

T.O. MAIN LEVEL PLATE

108'-4 9/16"

TO SECOND FLOOR PLATE

119'-4 9/16"

TO THIRD FLOOR SUBFLOOR

120'-4 9/16"

TO THIRD FLOOR PLATE

128'-4 9/16"

(USGS 5367.38)

TO FIRST FLOOR SUBFLOOR

99'-4 9/16"

TO SECOND FLOOR SUBFLOOR

109'-4 9/16"

ROOF RIDGE

131'-2 1/16"

T.O. MAIN LEVEL PLATE

108'-4 9/16"

TO SECOND FLOOR PLATE

119'-4 9/16"

TO THIRD FLOOR SUBFLOOR

120'-4 9/16"

TO THIRD FLOOR PLATE

128'-4 9/16"

(USGS 5367.38)

ELEVATION LEGEND

 = USGS 5367.38, RE: CIVIL
99'-4 9/16"

TO FIRST LEVEL SUBFLOOR

ELEVATION GENERAL NOTES
1. BRICK COLOR OF (N) STAIR TOWER TO MATCH (N) DUPLEX

BUILDING. FINAL COLORS BY OWNER.

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

BAR & OFFICE
PRIMARY BUILDING
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AS-BUILT ELEVATIONS

2025.04

CER

4/15/25

PEH

1105 SPRUCE ST.
BOULDER, CO 80302

1105 SPRUCE

0' 2' 4'1/4" = 1'-0"
1

AS-BUILT NORTH ELEVATION

1/4" = 1'-0"
2

AS-BUILT EAST ELEVATION

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT 3/11/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

ELEVATION KEYNOTES

1 (E) ROOF TO REMAIN

2 1x6 PAINTED HEAD TRIM

3 (N) MARVIN ELEVATE PICTURE WOOD CASEMENT WINDOWS,
STAINED TO MATCH (E)

4 (E) WINDOWS TO BE REMOVED AND REPLACED, THIS LEVEL

5 (E) SIDING TO BE REMOVED AND REPLACED WITH (N) CEDAR
WOOD T&G VERTICAL SIDING, PAINTED TO MATCH HISTORIC
COLOR AT FRONT DORMER

6 (E) STAINED GLASS TRANSOM TO REMAIN. REPAIR AS NEEDED

7 (E) WINDOWS TO REMAIN. REPAIR AS NEEDED

8 (E) FRONT PORCH TO REMAIN

9 (E) BRICK TO REMAIN

10 (N) ENTRY RAMP AND LANDING TO ENTRY DOOR

11 (N) STAIR TO MECHANICAL BASEMENT

12 REPLACE ROOF IN LOCATION OF DORMER

13 (N) COMPOSITE ROOFING TO MATCH (E)

14 (N) PAINTED FASCIA TO MATCH (E)

15 (N) PRECAST CONCRETE CAP @ TOP OF BRICK TO MATCH (E)
STONE TRIM

16 (N) CEDAR WOOD T&G VERTICAL SIDING, PAINTED TO MATCH
HISTORIC COLOR  AT FRONT DORMER

17 (N) BRICK VENEER, GENERAL SHALE RED RANGE WIRECUT CLAY
BRICK (6024)

18 (N) STAIR TOWER

PRIMARY BUILDING EXISTING CONDITIONS

PRIMARY BUILDING EXISTING CONDITIONS

LOUNGE

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1

Attachment A - Applicant's Plan Set

Item 5B - 1105 Spruce St. Site Review Page 20 of 75



TO FIRST FLOOR SUBFLOOR
99'-4 9/16"

TO SECOND FLOOR SUBFLOOR
109'-4 9/16"

ROOF RIDGE
131'-2 1/16"

T.O. MAIN LEVEL PLATE
108'-4 9/16"

TO SECOND FLOOR PLATE
119'-4 9/16"

TO THIRD FLOOR SUBFLOOR
120'-4 9/16"

TO THIRD FLOOR PLATE
128'-4 9/16"

(USGS 5367.38)
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TO FIRST FLOOR SUBFLOOR
99'-4 9/16"

TO SECOND FLOOR SUBFLOOR
109'-4 9/16"

ROOF RIDGE
131'-2 1/16"

T.O. MAIN LEVEL PLATE
108'-4 9/16"

TO SECOND FLOOR PLATE
119'-4 9/16"

TO THIRD FLOOR SUBFLOOR
120'-4 9/16"

TO THIRD FLOOR PLATE
128'-4 9/16"

(USGS 5367.38)

USGS 5363.25
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ELEVATION LEGEND

 = USGS 5367.38, RE: CIVIL
99'-4 9/16"

TO FIRST LEVEL SUBFLOOR

ELEVATION GENERAL NOTES
1. BRICK COLOR OF (N) STAIR TOWER TO MATCH (N) DUPLEX

BUILDING. FINAL COLORS BY OWNER.

Project:

Date
:Drawn by:

Checked by:

303-442-0408
Boulder, CO 80301

1600 38th Street  Suite 102

PEH ARCHITECTS

BAR & OFFICE
PRIMARY BUILDING
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PROPOSED ELEVATIONS

2025.04

CER

4/15/25

PEH

1105 SPRUCE ST.
BOULDER, CO 80302

1105 SPRUCE

0' 2' 4'1/4" = 1'-0"
1

PROPOSED SOUTH ELEVATION

1/4" = 1'-0"
2

PROPOSED WEST ELEVATION

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT 3/11/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

ELEVATION KEYNOTES

1 (E) ROOF TO REMAIN

2 1x6 PAINTED HEAD TRIM

3 (N) MARVIN ELEVATE PICTURE WOOD CASEMENT WINDOWS,
STAINED TO MATCH (E)

4 (E) WINDOWS TO BE REMOVED AND REPLACED, THIS LEVEL

5 (E) SIDING TO BE REMOVED AND REPLACED WITH (N) CEDAR
WOOD T&G VERTICAL SIDING, PAINTED TO MATCH HISTORIC
COLOR AT FRONT DORMER

6 (E) STAINED GLASS TRANSOM TO REMAIN. REPAIR AS NEEDED

7 (E) WINDOWS TO REMAIN. REPAIR AS NEEDED

8 (E) FRONT PORCH TO REMAIN

9 (E) BRICK TO REMAIN

10 (N) ENTRY RAMP AND LANDING TO ENTRY DOOR

11 (N) STAIR TO MECHANICAL BASEMENT

12 REPLACE ROOF IN LOCATION OF DORMER

13 (N) COMPOSITE ROOFING TO MATCH (E)

14 (N) PAINTED FASCIA TO MATCH (E)

15 (N) PRECAST CONCRETE CAP @ TOP OF BRICK TO MATCH (E)
STONE TRIM

16 (N) CEDAR WOOD T&G VERTICAL SIDING, PAINTED TO MATCH
HISTORIC COLOR  AT FRONT DORMER

17 (N) BRICK VENEER, GENERAL SHALE RED RANGE WIRECUT CLAY
BRICK (6024)

18 (N) STAIR TOWER

LOUNGE

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1
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1105 SPRUCE ST.
BOULDER, CO 80302

1105 SPRUCE

0' 2' 4'1/4" = 1'-0"
1

PROPOSED NORTH ELEVATION

1/4" = 1'-0"
2

PROPOSED EAST ELEVATION

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT 3/11/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

ELEVATION KEYNOTES

1 (E) ROOF TO REMAIN

2 1x6 PAINTED HEAD TRIM

3 (N) MARVIN ELEVATE PICTURE WOOD CASEMENT WINDOWS,
STAINED TO MATCH (E)

4 (E) WINDOWS TO BE REMOVED AND REPLACED, THIS LEVEL

5 (E) SIDING TO BE REMOVED AND REPLACED WITH (N) CEDAR
WOOD T&G VERTICAL SIDING, PAINTED TO MATCH HISTORIC
COLOR AT FRONT DORMER

6 (E) STAINED GLASS TRANSOM TO REMAIN. REPAIR AS NEEDED

7 (E) WINDOWS TO REMAIN. REPAIR AS NEEDED

8 (E) FRONT PORCH TO REMAIN

9 (E) BRICK TO REMAIN

10 (N) ENTRY RAMP AND LANDING TO ENTRY DOOR

11 (N) STAIR TO MECHANICAL BASEMENT

12 REPLACE ROOF IN LOCATION OF DORMER

13 (N) COMPOSITE ROOFING TO MATCH (E)

14 (N) PAINTED FASCIA TO MATCH (E)

15 (N) PRECAST CONCRETE CAP @ TOP OF BRICK TO MATCH (E)
STONE TRIM

16 (N) CEDAR WOOD T&G VERTICAL SIDING, PAINTED TO MATCH
HISTORIC COLOR  AT FRONT DORMER

17 (N) BRICK VENEER, GENERAL SHALE RED RANGE WIRECUT CLAY
BRICK (6024)

18 (N) STAIR TOWER

LOUNGE

303-442-0408
Boulder, CO 80301

1600 38th Street Suite 102

PEH ARCHITECTS

LOUNGE & HOTEL

No. Description Date

1 DESIGN DEVELOPMENT PROGRESS 2/27/25

2 DESIGN DEVELOPMENT PLAN UPDATES 3/12/25

3 DESIGN DEVELOPMENT PLAN UPDATES 3/27/25

4 DESIGN DEVELOPMENT UPDATES 4/15/25

5 DESIGN DEVELOPMENT PROGRESS 5/2/25

6 USE REVIEW 5/7/25

7 DESIGN DEVELOPMENT 5/30/25

8 USE REVIEW RESUBMITTAL 7/9/25
1

1
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Spruce Corner Management Plan 
To Accompany Use Review for 3 Hotel Suites  

1105 Spruce 

July 7, 2025/Revised August 6, 2025/Revised August 13, 2025 

At 1105 Spruce Street, also known as Spruce Corner, our vision is to respectfully transform 

a long-underutilized corner of downtown Boulder into a thoughtfully curated blend of 

historic preservation and modern hospitality. Anchored by the adaptive re-use of the 

original 1895-era structure and Carriage House, the project includes three boutique 

executive suites carefully designed to reflect the architectural character and quiet charm of 

the surrounding neighborhood.  

As part of our commitment to transparency and community stewardship, this Management 

Plan outlines how we will proactively address key concerns related to traffic, noise, parking, 

and safety. Our goal is to ensure that this project enhances the vitality of the Downtown 

Transitional (DT-2) zone, respects the adjacent neighbors, supports city services through 

lodging tax revenues, and preserves Boulder’s unique sense of place. 

Hours of Operation 
The hotel suites will operate 24 hours a day in conjunction with the approved 2023 1111 

Spruce Street (Eleven11) Hotel next door.  On-site property management will be present 

Monday-Friday from 9 am to 5 pm, while a 24 hours concierge service will be present at all 

times.  The hotel suites will be operated by the approximately 15 Eleven11 Spruce Hotel 

employees.  

Guest Arrival and Departure Times 
Traditional hotel check-in/check-out times will occur.  Arrival (check in) times will take 

place after 4 pm and departure (check out) times before 11 am.  Guests are welcome to 

come and go as they desire.  The 24-hour concierge service and day time on-site property 

management will ensure guest and property safety are maintained.  Guests of the 3 hotel 

suites at 1105 Spruce will have access to the Eleven11 hotel at all times.    

Parking Management 
1105 Spruce Street is located within CAGID and is not required to have off-street parking, 

however, the ownership purchases parking spaces from the City of Boulder’s Parking 

Services in the 11th and Spruce Street parking garage on a month-by-month basis to provide 

parking for their properties.   
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Guest parking for the hotel suites will be provided in the form of curb-side on-street valet 

services in front of the Eleven11 Hotel 24 hours a day.  This valet service is not only 

available to hotel guests, but also to the general public.  The valet services location is 

provided by 2 on-street parking spaces that are paid for by the hourly rate that matches the 

on-street prevailing rate in this parking district.  Vehicle parking for those who use the 

hotel’s valet service is to be located in one of the hotel’s committed 35 parking spots located 

within the City’s parking garage at 11th and Spruce Street.   

Amenities offered to 1105 Spruce Street Executive Suites at the Eleven11 

Hotel  
Kitchen:  There will be no on-site food service provided to site visitors or employees. 

Laundry:  On-site laundry facilities will be made available to guests.  Laundry will either be 

performed by the hotel’s staff for a fee or guests will have the opportunity to use coin-

operated  

Gym:  A small on-site exercise room will be provided to guests.  This room will be inspected 

daily by the management team to ensure overall cleanliness and equipment safety. 

Business Center:  A small office will be available for guests for the purpose of professional 

work including computing and printing.  The business center will be inspected daily by the 

management team to ensure cleanliness and equipment performance. 

Coordinated Times for Deliveries and Trash Collection 
Deliveries for 1105 Spruce will be made to Eleven11 Spruce and will include mail, 

consumable supplies, and some larger equipment.  Mail deliveries may be expected on as 

many as 6 days per week (per USPS] and deliveries by FedEx/UPS up to 6 days/week.  All 

deliveries will enter through the main entrance to Eleven11 Spruce Street.  Trash, compost 

and recycling pickups will take place on the alley once per week per Western Disposal’s 

collection schedule.   

Techniques and Strategies to Mitigate Impacts 
It is anticipated the proposed 3 executive hotel suites will not produce any impacts to the 

neighborhood and will, in fact, enhance the 11th Street Streetscape.    

Security Plan 
On-site employees and on-site cameras will provide continual surveillance and 

monitorization of the property and guest safety.  The 3 executive hotel suites will be locked 

and made accessible to guests in accordance with standard hotel practices. Drug and 

Alcohol Policy 
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The 3 hotel suites will be smoke-free (tobacco and marijuana) and will not permit smoking 

anywhere on the premises or in the suites.  The hotel will not provide any alcohol sales to 

guests of the general public on-site (i.e. No mini-bars).  NOTE:  The proposed lounge within 

the primary building on the site will adhere to all City of Boulder rules and regulations.   

Employee Education 
All employees will receive training in hospitality best practices, local laws, conflict 

resolution, and neighborhood impact awareness. 

Ongoing training and policy refreshers will be required. 

Neighborhood Outreach and Future Communication 
1105 Spruce Street team is committed to being a good neighbor to the surrounding 

community.  We plan on continuing an active dialogue with the surrounding community 

members and the City of Boulder to provide timely and transparent information regarding 

construction schedules etc.  Proper engagement methods and best practices include 

maintaining open lines of communication while implements and open-door policy with our 

neighbors that builds face-to-face relationships and alleviates any issues that may arise in a 

constructive environment.  
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BLACKWOOD & Company 

Urban Design & Planning 

1065 9th Street, Boulder, CO 80302 

720.201.4746 

USE REVIEW: WRITTEN STATEMENT (Including Use Review Criteria) 

1105 SPRUCE STREET, Boulder, CO 80302 

2 May 2025/REVISED 7 August 2025 (NOTE: REVISIONS IN RED) 

THIS USE REVIEW REQUEST IS FOR 3 HOTEL SUITES (Renovation of existing Carriage House and 2 new 

townhome configuration Hotel Suites)  

BAR/TAVERN USE (ADAPTIVE RE-USE of existing Office Building) is ALLOWED BY RIGHT. The 

bar/tavern floor area is less than 4,000 sf, and operating hours are proposed from 11:00 am to 11:00 

pm.) 

OFFICE USES ARE ALLOWED BY RIGHT.  Office spaces on the 2nd and 3rd floor of the primary building 

will be used by hotel staff and not separate tenants.    

BACKGROUND 

• 11O5 Spruce Street is owned by TEBO PROPERTIES LLP.

• 1105 Spruce Street is located at the northeast corner of 11th Street and Spruce Street (See

Attached Context Plan) in downtown Boulder.  The 7,000-sf lot contains an historic 3-story

building (Primary Building) and the original carriage house on the alley.

• The 7,000 sf/0.16 acre) site is zoned Downtown – 2 (DT-2) in the City of Boulder and includes 3

on-site non-conforming parking spaces accessed off the alley.

• A Landmarks Alteration Certificate was approved in September 2024 for the Primary Building,

Carriage House and a new (infill) 2 story duplex including the renovation of the Carriage House

on the alley as a hotel suite.

• The original program for the adaptive Re-Use included: 1) conversion of the first floor of the

existing 4,516 sf historic 3 story (primary) building from professional offices into a bar/tavern

and 4 hotel suites above on the 2nd and 3rd floors, 2) renovation of the carriage house into 1

hotel suite and 3) a new duplex containing 2 – 2 story hotel suites.

• Adjacent uses include an existing office building (to be converted to a 37-room boutique hotel

to the east - Hotel Eleven 11 – construction to be completed mid-2027), medium-high density

residential to the north and west, City of Boulder Spruce Parking Garage with retail wrap to the

south and historic offices diagonally southwest across the Spruce and 11th Street intersection.
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PROJECT DESCRIPTION 

The proposed program for the buildings on the site is: 

• 1,590 sf Bar/Tavern on 1st floor of the Primary Building;

• 2,000 sf Hotel Staff Offices on 2nd and 3rd floor of the Primary building; and

• 3 Hotel suites; 2 contained in a new duplex building configuration between the Carriage House

and the Primary Building, facing onto 11th Street, and 1 hotel suite in the renovated Carriage

House.

Please reference SHEET A100: SITE PLAN and FLOOR PLANS for details. 

MANAGEMENT PLAN/OPERATING CHARACTERISTICS 

BOUTIQUE HOTEL SUITES  

The 3 Hotel Suites at 1105 Spruce Street will operate in conjunction with the recently approved adjacent 

Hotel Eleven11, a 37-room Boutique Hotel to the east at 1111 Spruce Street.  The properties are owned 

by the same entity (TEBO PROPERTIES).  Check in will occur at the (future) Hotel Eleven11.  The adjacent 

hotel features on-site property management staff during traditional business hours and will share a 

designated business loading zone adjacent to the hotel entrance.  An estimated 8 employees will 

operate the hotel.  The hotel suites will enjoy an excellent downtown location, 1 block off Pearl Street in 

a very walkable and transit rich neighborhood.  The proposed use would have minimal impact on the 

neighborhood, as no special events would occur onsite.  The hotel suites would appeal to families 

visiting college students, business visitors and extended families during holidays and summer months.   

Amenities for guests of the 3 hotel suites will be located in the adjacent Hotel Eleven11 and include a 

laundry room, indoor and outdoor bicycle storage, a small gym and a small business center.  The design 

of the 3 proposed hotel suites will incorporate sustainability practices, including water and energy 

conservation.   

There will be no entertainment services nor any events hosted on the site.  There will be no electronic 

amplifiers on-site.  The on-site property management and 24-hour concierge staff will ensure loitering 

does not take place and that property/facility are maintained.  Employee staff will be responsible for 

preventing littering and maintaining an orderly appearance of the property and facility.   

On-site employees and on-site cameras will provide continual oversight and monitorization of the 

property and guest comfort.  All individual hotel suites will be locked and made accessible to guests in 

accordance with standard hotel practices. 

Hours of Operation:  24 hours/day/ 7 days a week. 

Trip Generation:  Please reference TDM for details on trips generated.  
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OFFICES FOR HOTEL STAFF 

The 2,060 sf of office space on the 2nd and 3rd floors of the primary building, including the 102 sf of stairs 

will be reconfigured as offices for the hotel staff.  Primary access will be from the south end of the bar 

(off Spruce Street) with an accessible entry on the west side of the building.   

Hours of Operation:  Normal business hours of 8 am – 5:00 pm, including on-site property manager.  

Trip Generation: Please reference TDM for details on trips generated.    

BAR/TAVERN 

The 1,600 sf first floor space in the primary building will be converted from professional offices to a 

small bar/tavern, serving a maximum of 60 patrons at any one time. There will not be an on-site kitchen 

but light food will be brought in from other local businesses. 

Hours of Operation:  11:00 am– 11:00 pm Monday through Sunday  

Trip Generation:  Please reference TDM for details on trips generated.  

PARKING MANAGEMENT 

The Property is located within CAGID and is not required to have off-street parking, however; the 

ownership purchases parking spaces from the City of Boulder’s Parking Services within the 11th and 

Spruce Street parking garage on a month-to-month basis.  The hotel staff will assign those reserved 

space(s) to a guest(s) when they make a reservation.     

The hotel suites and bar/tavern uses will utilize two (2) on-street parking spaces located directly in front 

of Hotel Eleven11 for valet and TNC (UBER/Lyft) purposes.  

The project team for Hotel Eleven11 negotiated an agreement with Community Vitality and Parking 

Services as part of the Hotel Eleven11 Use Review regarding the utilization of these parking spaces.  The 

elements include: 

• The valet stalls in front of the 1111 Spruce Street hotel follow the same agreement as the

Boulderado Hotel and Moxy Hotel models where the valet operates outside the right-of-way

from the hotel entry area.  Valet would park the vehicles not only for the hotel, but all visitors

wishing a valet operation to park them, and the fee for the hourly rate would match the on-

street prevailing rate in the district.  These stalls could also be used for the Transportation

Network Companies (TNC).

• The existing loading zone along the east side of 11th Street from Morrison Alley to the edge of

the Pearl Street Mall (adjacent to the Boulder Bookstore) will also be utilized but be mindful of

the existing intended use and associated hours.  TNCs and taxi use begins at 6:00 pm and the

loading zone that primarily serves the adjacent businesses is utilized during the day until 6:00

pm
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• The 1111 Spruce Street Hotel will continue to coordinate with Community Vitality and the

Transportation Division, to assist in assessing the curbside use in both of these areas.

TRANSPORTATION DEMAND MANAGEMENT (TDM) SUMMARY 

Long term and short-term Bicycle Parking is proposed on the property in front of the porch of the 

Primary Building.  Eight (8) bicycle spaces are required for the proposed uses at 1105 Spruce (25% Long 

Term-2 and 75% Short Term -6).  Bike parking will be designed to the standards for both long-term and 

short-term spaces per Section 9-9-6(g) of the Boulder Revised Code, 1981 and Section 2.11 of the City’s 

Design and Construction Standards.   

Guests of the hotel suites, patrons of the bar/tavern and the hotel staff in the 2nd and 3rd floor office 

space will be encouraged to take the bus or utilize other rideshare options in Downtown Boulder.  

Please reference TDM Plan for additional details. 

LANDSCAPING & OPEN SPACE 

Minor updates to the existing Landscape will be undertaken (See Sheet A101 LANDSCAPE DIAGRAM.).  

• The 2 existing Ash Trees in the Spruce Street and 11th Street “tree lawns” will be removed and

replaced with City of Boulder approved tree species. The Tree of Heaven in the 11th Street “tree

lawn” will remain, per City of Boulder Forestry Department LUR comments.

• A second new tree will be installed in the Spruce Street ROW to meet the 30.0’ OC street tree

requirements.

• An upscale small brick paved patio area (1,170 sf) with flowers and seating will be created to

the north of the Primary Building and east of the Hotel Suites and will be for the exclusive use of

the bar/tavern and hotel suite patrons.

• A formal landscape plan will be submitted with the Building Permit application.

The 3,238 sf Useable Open Space provided on the site is 3 times the minimum required 1,053 sf area 

(based on the height of the Primary Building (between 35-45’ = 15% of the total lot area) and is 

comprised of:  Lawn, brick patio in the rear yard and bike parking area in the front yard. (See Sheet A 

101 LANDSCAPE DIAGRAM).  

USE REVIEW CRITERIA

Criteria for Review  

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

[NOTE:  Responses to the criteria are in italics.] 

(1) Consistency with Zoning and Non-Conformity:  The use is consistent with the purpose of the

zoning district as set forth in Section 9-5-2, “Zoning Districts”, BRC, 1981 except in the case of a

Non-Conforming Use. This Use Review application is proposed to:  allow the proposed 3 Hotel
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Suites within a newly constructed duplex and the renovation/repurposing of the existing carriage 

house.  The proposed 1,600 sf bar/tavern use, within the DT-2 zone district is a use by right and 

is not included in this Use Review.  These uses are consistent with the definition of the DT-2 

zone: “A transition area between the downtown and the surrounding residential areas where a 

wide range of retail, office, residential and public uses are permitted.  A balance of new 

development with the maintenance and renovation of existing buildings Is anticipated and where 

development and redevelopment consistent with the established historic and urban design 

character is encouraged (BVRC 9-5-2(c)(3)(A).  While the use is permitted in this zone through a 

Use Review approval, it will be located within very close proximity to several other lodging uses 

in the Boulder Downtown area (Boulderado, St. Julien, The Bradley).  Placing 3 hotel suites and 

small bar/tavern in this heavily visited area will further support the economic vitality of Boulder’s 

various retail and dining opportunities.  The 3 Boutique Hotel Suites and small bar/tavern are 

subtle in nature and operations in comparison to the other much larger downtown hotels and 

bar/taverns, will continue to act as a buffer to the surrounding residential community to the 

north and west and will have no negative impacts to the neighboring community.  Interior 

renovation and improvement of the existing primary building while maintaining the exterior 

design is in alignment with the DT-2 definition while maintaining the character of the Mapleton 

Hill Historic District.      

(2) Rationale:  The use either:

(A) Provides direct service or convenience to or reduces adverse impacts to the surrounding

uses or neighborhood; Located on the periphery of the downtown Boulder area, the 3 new

boutique hotel suites and small bar/tavern will enhance the transitional area between the

larger downtown area with its higher intensity uses of large and well-established hotels,

professional offices, countless retail and dining opportunities and taller buildings towards

the smaller residential community to the north downtown.

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

addition of 3 hotel suites in the proposed configuration and repurposing the first floor of the

primary building as a bar/tavern provides a compatible transition from the high intensity

development to the south (parking garage with retail wrap) with the adjacent residential

neighborhood to the north and west.  The duplex/townhome/hotel suites and the renovated

carriage house provide welcoming “front porches on the street”.

(C) Is necessary to foster a specific city policy, as expressed in the BVCP; including without

limitation, historic preservation, moderate income housing, residential and non-residential

mixed uses in appropriate location, and group living arrangements for special populations;

This proposed development specifically supports the Chapter III, Section 2 Built Environment

addressing Sustainable Urban Form, Community Identity and Land Use Patterns, Locations

for Mixed-Use, Public Realm, Urban Design and Linkages and Design Quality..

(D) Is an existing legal non-conforming use or a change thereto that is permitted under

subsection (f) of this Section; NOT APPLICABLE.

(3) Compatibility:  The location, size, design and operating characteristics of the proposed

development or change to an existing development are such that the use will be reasonably
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compatible with and have minimal negative impact on the use of nearby properties….; The 

adaptive reuse of the existing carriage house into a hotel suite and the addition of a duplex 

consisting of 2 hotel suites and the small bar/tavern operating within the hours of 11:00 am to 

11:00 pm in this location is fully compatible as it is situated in close proximity to other well-

established hotels and other various uses adjacent to the Boulder downtown area.  There will be 

no negative impact to the nearby properties as onsite property management and 24 hours 

employee presence and video surveillance will ensure the hotel operations are maintained with 

no measurable impact to neighbors.   

(4) Infrastructure:  As compared to development permitted in Section 9-6-1, “Schedule of

Permitted Land Uses”, B.R.C. 1981, in the zone…the proposed development will not significantly

adversely affect the infrastructure of the surrounding area, including, without limitation, water,

wastewater, and storm drainage utilities and streets; The proposed addition of  3 hotel suites

and conversion of the first floor professional offices into a bar/tavern will not impact the existing

utilities infrastructure.  No additional traffic is anticipated with the site’s proximity to transit

options.

(5) Character of the Area:  The use will not change the predominant character of the surrounding

area.  On 20 September 2024, the property received a Landmark Alteration Certificate to allow

minor alterations to the Primary building, the addition of the duplex/2 hotel suites and the

renovation of the carriage house into one hotel suite.  The Bar/Tavern, Professional Offices and 3

Hotel Suites will not change the downtown character of the site. The renovation of the carriage

house will positively contribute to the character of the neighborhood.

(6) Conversion of Dwelling Units to Non-Residential Uses:  NOT APPLICABLE.
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CRITERIA CHECKLIST AND COMMENT FORM 
USE REVIEW 

SECTION 9-2-15(e) 
LUR2025-00032 

ADDRESS: 1105 Spruce St 
DATE: September 2, 2025 

CRITERIA APPLICABLE TO ALL USE REVIEW APPLICATIONS 

(e) Criteria For Review: Meets criteria
No use review application will be approved unless the approving agency finds all of the following:

(1) Rationale: Yes
The use either:

(A) Provides direct service or convenience to or reduces adverse impacts to the surrounding uses or
neighborhood; Yes

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

(C) Is necessary to foster a specific city policy, as expressed in the Boulder Valley Comprehensive Plan,
including, without limitation, historic preservation, moderate income housing, residential and
nonresidential mixed uses in appropriate locations and group living arrangements for special
populations; or N/A

(D) Is an existing legal nonconforming use or an expansion that is permitted under Subsection (f) of this
section; N/A

Staff Response: 

The proposed hotel provides a direct convenience to the surrounding neighborhood by providing short 
term accommodations for visitors to Downtown Boulder and Pearl Street. The proposed use also 
provides a compatible transition between the higher intensity, mixed use buildings downtown to the 
lower density residential neighborhood to the north by offering a commercial use in buildings scaled 
to the residential character found nearby.  

(2) Compatibility: Yes
The location, size, design, and operating characteristics of the use will be reasonably compatible with and
have minimal negative impact on the use of nearby properties, or, for residential uses or community,
cultural, and educational uses in industrial zoning districts, the proposed development reasonably
mitigates the potential negative impacts from nearby properties;

Staff Response:

This project site is nearby other hotels and commercial uses. In addition, the property is located in the DT-2
(Downtown-2) zone which is considered a transitional zone between downtown and surrounding 
residential. The applicant’s management plan includes ways to reasonably mitigate any impacts from 
this property to the nearby commercial and residential uses. 
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(3) Infrastructure: Yes 
The use will not significantly adversely affect the infrastructure of the surrounding area, including, 
without limitation, water, wastewater and storm drainage utilities and streets, compared to an allowed 
use in the zoning district, or compared to the existing level of impact of a nonconforming use; 

Staff Response:  

The three proposed hotel suites are not likely to impact the existing streets, traffic, or available parking 
due to the abundance of transit stops and bike infrastructure in the immediate area, the agreed upon 
valet parking area, and the 35 leased spaces in the nearby parking garage. 

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

Staff Response:  

The historic character of the property will be maintained, as the owners obtained a Landmark Alteration 
Certificate to perform the proposed work to the contributing buildings in the Mapleton Local Historic 
District. 

(5) Conversion of Dwelling Units to Nonresidential Uses: N/A  
There shall be a presumption against approving the conversion of dwelling units in the residential zoning 
districts to nonresidential uses that are allowed pursuant to a use review, or through the substitution of 
one nonconforming use with another nonconforming use. The presumption against such a conversion 
may be overcome by a finding that the use to be approved serves another compelling social, human 
services, governmental or recreational need in the community, including, without limitation, a use for a 
daycare center, park, religious assembly, social service use, benevolent organization use, art studio or 
workshop, museum, or an educational use.  

Staff Response:  

Not applicable, as no dwelling units exist on the site. 
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1580 Logan Street  |  Suite 600 PMB 0604  |  Denver, Co 80203 
PHONE:  303.652.3571  |  WWW.FOXTUTTLE.COM 

MEMORANDUM 

To: City of Boulder Planning and Development Services 

From: Cassie Slade, PE, PTOE 

Date: July 8, 2025 

Project: 1105 Spruce Street Renovation – Boulder, CO 

Subject: Transportation Demand Management (TDM) Plan 

The Fox Tuttle Transportation Group has developed this Transportation Demand Management (TDM) plan 

for the proposed 1105 Spruce Street renovation. It is understood that the project includes converting the 

interior of the historic building from office space to a cocktail lounge on the first floor with hotel staff 

offices on the second and third floors. The first floor will be transformed into a cocktail lounge, the second 

and third floors will change to hotel staff offices, and the Carriage House will be renovated into one (1) 

hotel suite. Between the primary building and the Carriage House, it is proposed that a new duplex 

building be constructed with two (2) hotel suites. The hotel at 1105 Spruce Street will operate in 

conjunction with the recently approved boutique hotel located next door, named Hotel Eleven11. The 

guest check-in, amenities, and services will be located in Hotel Eleven11. 

The goal of the 1105 Spruce Street TDM plan is to fully leverage the project’s proximity to multi-modal 

facilities which is anticipated to reduce the single occupancy vehicle (SOV) trips and maximize traveler 

choice. The 1105 Spruce Street site has a Bike Score® of 91 (biker’s paradise), a Walk Score® of 98 (walker’s 

paradise) and a Transit Score® of 58 (good transit). These high scores indicate the ease of traveling without 

a vehicle to the site. The future hotel is close to downtown Boulder, recreational areas, and within walking 

distance of transit services to connect to the entirety of the city.  

Fundamentally a TDM plan involves programs, facilities and infrastructure which encourage people-

powered transportation; encourage multiple occupancy trips; or eliminate the need for trips to be made. 

This TDM Plan is a vital component of the project’s vision to fully utilize its location, improve employee 

quality of life, decrease carbon output, expand housing options, and reduce household transportation 

expenditures.  
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Existing Multi-Modal Facilities 

The 1105 Spruce Street site is located approximately 0.20-mile within walking distance from bus stops on 

Broadway and approximately 270 feet within walking distance from bus stops on 11th Street. The City of 

Boulder is served by the Regional Transportation District (RTD). The bus routes that service the existing 

bus stops are listed on the following page. 

• Route SKIP (Broadway): This route travels along Broadway from one end of Boulder to the other

with stops at several transit stations, schools, CU Boulder, civil services, recreation centers, the

Pearl Street Mall, and shopping centers.

• Route HOP: The HOP bus provides free transportation within Boulder, connecting key areas such

as downtown, the University of Colorado campus, and shopping districts. It's a convenient option

for employees and visitors alike.

• Route 208 (Iris/Valmont): This route travels along 55th Avenue and Valmont Road to the west

where it connects with Route BOUND. This route circulates the North Boulder area between

Downtown Boulder and the Flatiron Business Center via Broadway, Iris Avenue, Valmont Road,

and 55th Street.

The locally operated free shuttles have bus stops near 1105 Spruce Street are described below: 

• Park-to-Park and HOP 2 Chautauqua Shuttle: These transit services connect downtown Boulder

to the Chautauqua Park off of Baseline Road. The buses travel on Spruce Street by the project site,

with stops on 11th Street. The Park-to-Park shuttle is separate from the HOP 2 Chautauqua shuttle.

The Park-to-Park shuttle operates all summer with 15-minute headways during the summer

weekends and holidays. The HOP 2 Chautauqua shuttle is in service for the Colorado Music

Festival and Chautauqua Summer Series.

The Downtown Boulder Station is located approximately 0.35-mile southeast of the proposed boutique 

hotel and can be accessed by Route 208. The transit routes provide a public transportation option to local 

and regional destinations throughout the local and regional metro area.   

Existing bicyclist and pedestrian facilities connect the 1105 Spruce Street site to local and regional 

destinations within and outside the City of Boulder. Spruce Street, 11th Street, Pine Street, and Broadway 

Street are designated bike routes with shared lanes for cyclists. There are no separate bike lanes near the 

project site.  

There are sidewalks on both sides of Spruce Street, 11th Street, Pine Street, and Broadway Street. Adjacent 

to the project property, the five-foot sidewalks are detached from the roadway with a landscaped buffer. 
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The Boulder Creek Path is a paved bicycle and pedestrian trail which generally travels adjacent to Boulder 

Creek. The trail is approximately 0.25-mile walk from the project site. The Boulder Creek Path travels east 

and west of the project site, providing direct bicycle and pedestrian access to the trail network which links 

to several local and regional trails within the City of Boulder.  

Transportation Demand Management Strategies 

TDM measures will be an important part of managing safe and efficient transportation operations within 

and in the areas around the project site.  The goal of implementing TDM is to: 

• Eliminate or shorten trips,

• Change the mode of travel,

• Change the time of day for a trip,

• Increase participation of carpooling, vanpooling, and transit, and

• Encourage bicycling and walking in place of driving.

The following TDM measures will be implemented in support of reducing single occupancy vehicle (SOV) 

trips and maximizing the traveler choice for employees and visitors: 

Site Design 

1. On-Site Bicycle Parking: There will be 12 bicycle parking spaces located on the property, which

meets the City’s requirements. The six (6) long term bike parking will be located on the north end

of the property and will be covered. There will be video monitoring of the bike parking area and

on-site staff watching for any security issues. The six (6) short-term bike parking will be located

adjacent to the main entry of the primary building.

Programs and Education 

1. Employee Resident EcoPass: RTD’s EcoPass is a bulk-rate, discounted transit pass that is

purchased from RTD and provides unlimited usage of RTD services including local and regional

bus routes, the Skyride bus service to the airport, light rail and commuter rail.  Access to free or

low-cost transit service has proven to be one of the most effective TDM programs for changing

travel behavior and reducing the need to own a vehicle or multiple vehicles.

EcoPasses will be financially secured for employees for the first three (3) years of building

operation.  It is anticipated that these initial years of free EcoPass use will show the value of this

program to employees, so that they continue using the EcoPass programs in subsequent years.
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2. Walk and Bike Month: Actively encourage employees and visitors to register and participate in

Bike to Work Day (June) or Winter Bike to Work Day (January).

3. Accessible Transportation Material: 1105 Spruce Street will maintain accessible information on

transportation options in the lobby area. This will include bus schedules, trail maps, carshare

information, micromobility share options, etc.

4. TDM Coordinator: Partner with a local transportation management organization to have a TDM

Coordinator to manage the TDM program for the site.  The TDM Coordinator will provide

employees with important travel information including transit maps and schedules, bicycle maps,

local and regional marketing campaigns, and information on the commute benefits provided to

employees. The TDM Coordinator’s efforts will assist in ensuring the City’s non-SOV mode share

goals. In addition, the TDM coordinator would be responsible for coordinating the following

programs/tools:

• TDM Plan evaluation: Provide periodic surveys of employee travel behavior to evaluate

the TDM Plan. The survey is designed to collect anonymous travel information and takes

less than 10 minutes to complete.

• Orientation packets: Prepare electronic orientation packets for employers that will

include non-SOV program information and incentives. This information will be found on

the employee website as appropriate.

Trip Generation 

A trip generation estimate was performed to determine the traffic characteristics of the proposed 

renovation from an office to a boutique hotel with a cocktail lounge. The trip rates contained in the 

Institute of Transportation Engineers (ITE) Trip Generation Handbook and Manual1 were applied to 

estimate the project traffic. The trip rates for #310 “Hotel” were utilized. Table 1 provides the trip 

generation estimate for 1105 Spruce Street.  

Table 1. Trip Generation Estimate 

1
Trip Generation Handbook and Manual, 11th Edition, Institute of Transportation Engineers, 2021. 

Average Daily Trips AM Peak Hour Trips PM Peak Hour Trips

Land Use Size Unit Rate Total In Out Rate Total In Out Rate Total In Out

ITE #310 - Hotel 3 Rooms 7.99 24 12 12 0.46 1 1 0 0.59 2 1 1

Source :  ITE Trip Generation 11th Edition.  2021.
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Without any multi-modal reductions, the 1105 Spruce Street project was estimated to generate 

approximately 24 daily vehicle trips with one (1) vehicle trip in the AM peak hour and two (2) vehicle 

trips in the PM peak hour. Note that the trip rates for ITE 310 “Hotel” include trips associated with the 

entire hotel: rooms, employees, offices, lobby, amenities, deliveries, etc. The definition provided in the 

ITE’s Trip Generation Handbook and Manual for hotel is as follows: “A hotel is a place of lodging that 

provides sleeping accommodations and supporting facilities such as a full-service restaurant, cocktail 

lounge, meeting rooms, banquet room, and convention facilities.” 

Estimated Parking Demand 

One of the leading industry parking resources was reviewed within the context of this project and 

discussed in this memorandum: Institute of Transportation Engineers’ (ITE) Parking Generation, 6th Edition 

(2023). ITE publishes parking generation data for various land uses based on numerous studies and 

empirical data calculating average peak parking demand.  

For the majority of the land uses, ITE provides both urban and suburban parking formulas, near and not 

near rail transit, to predict peak parking demand. The proposed 1105 Spruce Street site is located within 

an established urban environment, near transit services and a multi-modal network.  

The ITE weekday parking demand rates for land use code #310 “Hotel” were applied. The ITE rates were 

multiplied by the number of hotel rooms for 1105 Spruce Street to calculate the peak parking demand as 

shown in Table 2: 

Table 2. ITE Parking Demand 

Parking 

Demand 

Rate Type 

Hotel [3 rooms] 

(Suburban) Total Parking 

Demand ITE Rate 

per Unit 

ITE Parking 

Demand 

Average 0.64 2 spaces 2 spaces 

Based on the national ITE parking demand rates, the average parking demand for 1105 Spruce Street 

was calculated to be two (2) parking spaces. Note that the hotel data does not take into account multi-

modal travel or proximity to a dense urban area. 1105 Spruce Street is located within the Central Area 

General Improvement District (CAGID); therefore, parking is not required for the renovation. There are 

also two (2) on-street parking spaces located adjacent to the hotel that will be utilized for parking and 

Transportation Network Companies (TNC) (i.e. Uber, Door dash, taxis).  
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Conclusions 

The design team understands the importance of an effective and implementable TDM plan in the success 

of 1105 Spruce Street renovation. The TDM strategies will encourage employees and guests to minimize 

driving and the need for parking. The already leased parking supply in the 11th & Spruce parking garage 

and available on-street parking is expected to adequately accommodate the parking demand for this 

project. Hopefully this TDM plan and parking analysis are helpful and meets the needs of the project.  If 

you have any questions, please feel free to contact me. 

Sincerely,  

FOX TUTTLE TRANSPORTATION GROUP, LLC 

Cassie Slade, PE, PTOE 

Principal 
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