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BOULDER COUNTY BOARD OF REVIEW 

A G E N D A 
 

Tuesday, December 8, 2015 
Afternoon Session – 3:30 P.M. 

Caribou Room, 2nd Floor, Courthouse Annex, 2045 13th St.  
 

 
1. Call to Order by the Chair 
 

2. Roll Call of Board Members Present by the Secretary of the Board 
 

3. Approval of Minutes. Review of minutes for the October 13, 2015 Board of Review 
Public Meeting 

PUBLIC HEARING 
 

4. APPEAL OF BUILDING OFFICIAL’S INTERPRETATION REGARDING BUILDING PERMIT 

BP-15-1022, AUSBERGER, 684 LAKEVIEW DRIVE 

5.   Other Business 
 
6. Adjourn 
 

Webpage: www.bouldercounty.org/lu/agendas/index.htm 
 

 
Detailed information regarding these items, including maps and legal descrip-

tions, is available for public examination on the Boulder County Land Use website 
at http://www.bouldercounty.org/lu 

 or at our office located at 2045 13th Street, Boulder, Colorado 303-441- 3930. 

http://www.bouldercounty.org/lu
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Building Safety and Inspection Services Division (303) 441-3925 

 

Boulder County  

Board of Review 
Minutes 

Tuesday October 13, 2015 

4:15 PM 

Board of County Commissioners Hearing Room 

3
rd

 Floor, Main Courthouse, 1325 Pearl St, Boulder, CO 80302 

 

On October 13, 2015, the Boulder County Board of Review met for a public meeting and to 

take action and make a formal recommendation to the Board of County Commissioners 

on the 2015 Updates and Amendments to the Boulder County Building Code, as con-

tained in proposed BOCC Resolution 2015-104. 

      

The meeting convened at 4:19 P.M.   

 

Board Members Present: Henry Lopez, Douglas Greenspan, John Matthews, Gary Price 

and Bob Hunnes. Vern Seieroe was absent. 

 

Staff Present: Gary Goodell (Chief Building Official), Ron Flax (Building Sustainability 

Examiner), Katherine Parker (Assistant Boulder County Attorney), Michelle Huebner (Plans 

Examiner Supervisor), Leslie Cline (Permit Specialist), Rick Hackett (Communications Spe-

cialist), Brian Nye (Building Inspector Supervisor), Dan Mastin (Plans Examiner). 

 

Interested Others Present:  3 members of the public. 

 

1. Call to Order 

Henry Lopez called the meeting to order. Gary Goodell conducted roll call of board 

members present.  

2.  Approval of Minutes 

Approval of board of Review Minutes from September 22, 2015. 

 

 Motion: John Mathews moved to approve the minutes. 

 Second:           Gary Price. 

Approved:       Motion passed unanimously. 

 

 

 

 

 



 

 

 

3. BORC-15-0001: 2015 INTERNATIONAL CODES ADOPTION & AMENDMENTS AND 

PROPOSED BOCC RESOLUTION 2015-104 

 Gary Goodell provided copies of the proposed resolution to the Board. Gary ad-

 dressed the 3 items the Board had concerns with: 

   
 1. 2015 Colorado Design Snow Loads Report. Although we’d like to use the latest snow load 

data available, the current study is still out for review and thus hasn’t been finalized to date. In 

addition, staff hasn’t had time to assess the potential impacts. The potential impact is that much 

of the plains area of the county could be raised from the current 30 psf rating to a 40 psf rating. 

The slight lowering of the existing snow loads in the mountainous portions of the county are 

probably not worth changing. One issue that has been raised is the impact on existing buildings 

or homes that were designed and constructed with the 30 psf snow load, but would be required to 

meet a 40 psf snow load for projects like reroofing or installing solar PV panels on existing roofs.  

Kathy Parker, Assistant County Attorney, has recommended adding the wording “as amended” to 

our text descriptions of the existing snow and wind load maps and that that will give us more 

flexibility in updating the maps in the future. We have now incorporated that language into pro-

posed BOCC Resolution 2015-104. Rather than rush to incorporate the new data without further 

study and discussion of its potential impacts, staff will come back to the Board of Review as soon 

as possible when we are better prepared to discuss it, so we are proposing that the new snow load 

data and accompanying snow load changes not be incorporated into the proposed BOCC Resolu-

tion 2015-104 at this time.  

 

2. and 3. “Thick Walls” and Basements. Staff is proposing that a single solution be used to ad-

dress these two (2) issues. It is proposed that the definition of “conditioned floor area” be revised 

as follows:  

CONDITIONED FLOOR AREA. The horizontal projection of the floors associated with the 

conditioned space. For the purposes of this chapter, the conditioned floor area shall be measured 

as the floor area within the inside face of the interior air barrier.  

This proposed revision does a number of things:  

a. It defines “conditioned floor area” as exactly what it is. The area inside of the interior drywall 

is exactly the amount of floor area that is conditioned.  

b. It somewhat lessens HERS rating requirements for all projects by removing the area of what is 

most typically an 8-inch-thick exterior wall. The “average” new home with 4,000 sq. ft. of condi-

tioned floor area would typically have about 200 sq. ft. subtracted from the area that determines 

the HERS rating that must be achieved.  

c. It provides more incentive for “thick walls” that are more carbon friendly (but have less R-

value per inch), such as strawbale walls or walls insulated with cellulose insulation, by not penal-

izing them for their additional wall thickness. Under the proposed definition, a strawbale wall 

16½ inches thick, for instance, would result in a 412-sq.-ft. reduction in the amount of condi-

tioned floor area for an “average” 4,000 sq. ft. dwelling.  

d. In order to meet either prescriptive or HERS rating requirements, a typical 8-inch-thick con-

crete foundation wall is typically furred out with 2 X 4s with insulation in the stud cavities, re-

sulting in a 12-inch-thick wall. An average 4,000-sq.-ft. house would see a 300-sq.-ft. reduction 

in the area that is counted as conditioned floor area.  

 Note that other methods of giving basement walls more credit as being more energy efficient as 

well as more economically efficient are fraught with additional complexities. Is the basement a 

walkout? Is it a “raised ranch?” What percentage of the wall area is actually below grade? Staff 



 

 

would rather give this credit by crediting the inherently thicker basement walls, and it is felt that 

the new definition of conditioned floor area accomplishes this. 

 

Gary gave the Board direction as to what actions they may take; approval, approval with condi-

tions or disapproval. 
 

Gary concluded the staff presentation with the staff recommendation. STAFF RECOM-

MENDATION: Staff recommends that the Board of Review recommend to the Board 

of County Commissioners APPROVAL of Docket #BOR-15-0001, the 2015 amend-

ments  to the Boulder County Building Code, and that the Board of County Commis-

sioners ADOPT the proposed BOCC Resolution #2015-104. 

 

 

4. Board Action: The Boulder County Board of Review recommended to the Board of 

Boulder County Commissioners to approve Docket #BOR-15-0001 and to adopt 

these building code proposals as BOCC Resolution #2015-104. 

 Motion:  Gary Price  

 Second:  John Mathews 

 The motion passed unanimously. 

 

5. Board Questions and Discussion 

 

Henry suggested that the applicant could submit the conditioned space calculations 

with the drawings. The board had concerns with “repairs” due to damage pushing the 

project into BuildSmart requirements. Ron Flax clarified that the EnergySmart as-

sessment is to be used as a tool to educate the homeowner as to which energy effi-

cient options are available if he were to choose to incorporate them into the project. 

Ron also clarified how the HERS score change as a result of the basement turning in-

to a walkout basement and can cause problems for the contractor. Henry mentioned 

that it would be easier if all jurisdictions were using the same frost depth. Bob 

brought up the idea of moving to a 6-year code adoption cycle and Gary G. suggested 

possibly addressing it when they reconvened to discuss the wind & snow loads. 

 

Adjourned 

 

Motion:  Bob Hunnes moved to adjourn. 

Second:   John Matthews.  

 

The meeting was adjourned at 5:15 P.M. 

 
The official record of this meeting is on compact disc (CD).  Detailed information regarding the docket items, 

including maps and legal descriptions are available for public use at the Land Use Department, 13th and Spruce, 

Boulder, CO. 303-441-3930. 
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Building Safety & Inspection Services Team 

 
STAFF: Gary Goodell, Chief Building Official 
 

RE: STAFF RECOMMENDATION, APPEAL OF BUILDING OFFICIAL’S INTER-
PRETATION, BP-15-1022, 684 LAKESHORE DRIVE 

 
APPLICANT: James M. Ausberger, Registered Architect, LEED-AP, ICC-Certified 

Building Plans Examiner 

 

DISCUSSION: 
 

The subject property at 684 Lakeshore Drive has a site plan review (“SPR”) approval from 

the year 2000, SPR-00-054, for a 4,000-sq.-ft. dwelling, including a 2,800-sq.-ft. dwelling 

and a 1,200-sq.-ft. detached garage. Part of the narrative submitted by the applicant at the 

time included the proposed phasing for the project, which reads as follows: 

 

“This project will be constructed in (2) phases. The garage will be built first and used 

as a staging area for construction of the principal structure. According to the building 

department, it will have to be classified as an R-3 occupancy. A shower will be in-

cluded in the garage, and will be removed upon completion of the principal structure. 

At that time, the garage will be reclassified as an auxiliary building.” 

 

Building permit BP-00-1182 was issued on September 1, 2000 for a 1,100-sq.-ft. dwelling 

and a Certificate of Occupancy was issued on September 1, 2006. Note that this structure is 

essentially the one that was approved in the SPR as a detached garage. If the entire project 

had been built at that time, including the 2,800-sq.-ft. dwelling, the dwelling would have 

been required to be equipped with an automatic fire sprinkler system, as the Boulder County 

Building Code included fire sprinkler requirements for new structures with 3,600 sq. ft. or 

more in total floor area, including the area of detached structures within 50 feet. 

 

 

BOULDER COUNTY BOARD OF REVIEW 
APPEAL FOR BP-15-1022, AUSBERGER, 

684 LAKESHORE DRIVE 
 

PUBLIC HEARING 
December 8, 2015 - 4:15 p.m.  
Caribou Room, Second Floor  

Boulder County Courthouse Annex 
Land Use Dept. - 2045 13th St 

Boulder, Colorado 80302 
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The property is currently occupied by the 1,100-sq.-ft. existing dwelling. The construction 

proposed under building permit application BP-15-1022 is to add 2,865 square feet of new 

construction to the existing dwelling, connected to the existing construction by an 8-ft.-wide 

breezeway, and convert the existing dwelling to an attached garage and/or studio. The pro-

posed construction is a new self-contained dwelling unit, complete with a kitchen, laundry, 2 

bathrooms and 3 bedrooms. 

 

The applicant seeks to have the new dwelling unit considered to be an “addition.” If the con-

struction is classified as an addition, the applicant would be able to avoid Boulder County 

Building Code requirements for: 

 

1. The installation of an automatic fire sprinkler system for a new dwelling, which is not 

required for an addition to an existing dwelling unless the total square footage is 

4,800 sq. ft. or greater, and 

2. More stringent Buildsmart requirements for a lower (more energy efficient) HERS 

rating of 51 under the performance path or for meeting prescriptive path require-

ments. 

It has been unclear through the plan review process whether the breezeway attachment is to 

be conditioned space or how much decommissioning is to be done to the existing dwelling. 

These design decisions by the applicant appear to be driven primarily by a desire to avoid the 

fire sprinkler requirement and achieve less restrictive BuildSmart requirements, particularly 

with regard to not being required to install solar photovoltaic (“PV”) panels. 

 

STAFF RECOMMENDATION: 
Staff recommends that the Board of Review DISAPPROVE the appeal for the following rea-

sons: 

 

1. It has been clear from the time of the SPR application in 2000 that the applicant’s in-

tention is to build a new single-family dwelling. 

2. The proposed construction is a complete new single-family dwelling and thus is sub-

ject to current Boulder County Building Code requirements, including the installation 

of an automatic fire sprinkler system, meeting the applicable BuildSmart residential 

energy efficiency and sustainability requirements and meeting any other applicable 

minimum code requirements for a new dwelling. 

3. There is no question of practical difficulty under Boulder County Building Code Sec-

tion 104.10, “Modifications,” as building a 2,865-sq.-ft. dwelling that meets current 

code requirements is entirely feasible, as evidenced by the 109 new single-family 

dwelling permits that have been issued since the current minimum building code re-

quirements became effective. 

4. There is no equivalency argument, as might be demonstrated under Boulder County 

Building Code Section 104.11, “Alternate Materials, Design and Methods of Con-

struction and Equipment,” as, for instance, not installing fire sprinklers is not equiva- 
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lent to installing fire sprinklers, and having a HERS rating of 68 is not equivalent to 

achieving the required HERS rating of 51 for a new 2,865-sq.-ft. dwelling. 

 

GRG:grg 

 

Attachments: 1. Appeal application materials, October 29, 2015 

  2. Plan Review Deposit Payment Receipt, June 17, 2015 

  3. SPR-00-054 Records 

  4. Original plan submittal, BP-15-1022, June 17, 2015 

  5. Revised plan sheets, August 5, 2015 

  6. Plan review summary memo, Jon Rasmussen, November 20, 2015 
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Boulder
County

Post Office Box 471 « Boulder, Colorado 80306

Land Use Department

MEMO TO: County Transportation, Health and Parks Departments, and Cherryvale FPD.
FROM: Jennifer Wolf, Staff Planner
DATE: March 27, 2000

RE: Site Plan Review application SPR-00-054.

Docket SPR-00-054: WRIGHT RESIDENCE & GARAGE Site Plan Review
Request: Site Plan Review for the construction of a 4,000 sq. ft. residence (Above

Grade 2,800 sq. ft. / Below Grade 1,200 sq. ft. / Finished Floor Area
2,800 sq. ft. / Unfinished Floor Area 1,200 sq. ft.) and a 1,200 sq. ft.
garage (Above Grade 1,200 sq. ft. / Finished Floor Area 1, 200 sq. ft.)

Location: At 684 Lakeshore Drive, Lot 10, Block 1 of Lakeshore Park
Subdivision in Section 17, T1S, R71W

Zoning: Forestry (F)
Applicant: Laura Elisabeth Wright & James M. Ausberger

Site Plan Review by the Boulder County Land Use Director is required for new building / grading /
access or floodplain development permits in the plains and mountainous areas of unincorporated
Boulder County. The review considers potential significant impact to the ecosystem, surrounding land
uses and infrastructure, and safety concerns due to natural hazards.

The Land Use staff values comments from individuals and referral agencies. Please check the
appropriate response below or send a letter. Late responses will be reviewed as the process permits;
all comments will be made part of the public record and given to the applicant. Only a portion of the
submitted documents may have been enclosed; you are welcome to review the entire file at the Land
Use Department, 13th and Spruce, Boulder.

Please return responses to the above address by April 11, 2000.

We have reviewed the proposal and have no conflicts.

Letter is enclosed.

Signed PRINTED Name

Agency or Address



Boulder
.County,

BOULDER COUNTY LAND U. JEPARTMENT
\ 2045 13th Street / 13th & Spruce Streets / Courthouse Annex

P.O. Box 471 / Boulder, Colorado 80306
(303) 441-3930 / Fax (303) 441-4856
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Boulder County Land Use Department Publication

Site Plan Review
Checklist

Boulder
County

Preapplicatiori Planner^;

Name

Type of Proposal! (Preapplication Plannerwill fill in appropriate bubble)

; ONew Residence ONew Non-residential Structure

ONew Accessory Structures) OAddition ; ; • ' • ' •

OFlood PlainDevelbpmentPermit pAccess Permit ,. OGrading

OChangeofUsc - • ' • - ' . ; '- ' OOther ' • :/..:. • ..; ' l',.;,,,,!', ' '

Submitting the Application
Follow the four steps listed in this check list and supply the requested information. Yourpreapplication meeting planner will determine
and initial what site specific items will be needed. When you finish these steps and are ready to submit your Site Plan Review applica-
tion, be sure to include:

u_J Tf//S C/f£C/fi/S7'- You will need to supply one photocopy of the checklist (keep the original for your files) filled out by

the pre-application planner with your application. Be sure to sign and date it at the end.

- (Make checks payable to the Boulder County Treasurer) Fees

are $250 for earthwork review and structures under 1 ,800 sq ft. or $475 for structures
over 1, 800 sq.ft.

Enclosed Fee(s):

As you go through this
iist, check each box to
indicate that the item
or information has
been included in your
application.CAUTION: The Application Fee is nonrefundahk. Do not apply un t i l you are sure that:

1) you have a legal building lot (see Seep One);
2) you have legal access to the parcel.
3) a Limited Impact Special Use Review is not required (if grading involves more than

500 cubic yard of cut and fill); and
4) a Special Use Review is not required A single family dwellings will typically not trigger

Special Use Review.

First Step: Obtain Building Lot Information

Building lot status is reviewed by the Land Use Office to determine whether the lot was created in accordance with the laws of the State
of Colorado and Boulder County. In making this determination, the Land Use staff looks at three things: 1) size of your lot, 2} the year
the lot was created and 3) whether or not the lot is in a County recognized subdivision. On occasion, deeds for all properties touching
the subject lot are reviewed as well . Note: having an existing house or other improvements on a property Li not a guarantee that the
lot -would ;.? recognized as a legal building lot.

\v\ Please submit with your Site Plan Review Application, one copy of the following (if initialed by thepreapplication planner):

Building Lot Determination - A letter from the Land Use Department verifying that the lot being reviewed is a
legal building lot. To obtain this letter, follow the directions in the Building Lot Determination application form and
handout entitled "Legal Building Lots." A determination usually takes 10-14 days, so its wise to submit the request
as early as possible - your Site Plan Review wi l l not begin until the determination is issued.

Deeds for the lot from July 6,1995 to the present
If in a county approved subdivision only. Note that towtisitcs arc not county approved subdivisions

Copy of current deed
Page 1



Second Step: Organize Referral Pac

Number of Packets:
Based upon the location and type of project, please submitV \£> yfcackets (minimum of 5 copies), each with items 1-6 listed on this page.
These should be stand-alone packets that various referral agencies can glance at and have a fairly complete concept of the project. Your
application will not be processed without all the information in this section (unless crossed-out by the planner).

Extra Packets tobe sent

/ APPt/CAT/O/f FORM- Be sure to include the name, address, and signature of the current owner of record.

2. V/CM/7Y MAP- Shows the project location relative to the entire county. A photocopy of the County Road Map or

Pierson Map is adequate for this purpose. Use a large, highly visible "X" to mark the area of your proposal.

3. tOCAT/O/f MAP- Shows actual parcel and how to access it from major roads. A photocopy of the Zoning Map or a

parcel map is adequate for this purpose. Outline the boundaries of the property in bold or highligher.

4. FACTSMEET- This form is included in this packet and serves as a quick reference for staff review. Be sure to fill in the

spaces with "0" or "N/A" rather than leave them empty. If there is additional information we should know, or if you have
special circumstances, include a letter of explanation to facilitate processing.

5. ElEVAT/0/f DRAW/NffS* - Drawings that show all four sides of the exterior of your building (side views). For

additions to existing structures, be sure to clearly indicate which portions are existing and which are new. See handout titled
"Building Height Restrictions" for more information.
All Four Elevations must show:

^Existing grade (^Structure height above existing grade ^Finished grade ^Materials & colors Standard Scale*

6. S/TE PlAilf*- Check off each element in the box below that is represented on your site plan while putting a line through
the items that do not apply to your project. Each of the elements below should be checked or have a line through them.

Basic Elements of a site plan:
ONorth Arrow (^Dimensions of property la Standard scale OSize of property in acres
GJfaame of Project ^Preparation Date EJAddress 0TJse of land and structures

Existing Features - on or adjacent to your property: /
BAdjacent roads and/or streams AwlOGulchesAvashes/drainages HAdjacent railroad tracks, power lines
OPonds/lakes/dams/wetlands'V^' Nft OExisting structures DExisting roads and/or driveways
g9jEjjg&agU^e_«r*TBa8Uve /V/4 OEasements (access/utility) DRights of Way N/A
"Hffxisting utility lines hi/A Olrjigation ditches DExisting well and/or septic

:k outcroppings/cliffs HExisting vegetation ORivers/creeks/streams
/V//rOFloodplains and FloodwaysFences

Proposed/New Modifications & Improvements - Please show dimensions of structures, driveway, parking areas, septic:
EfStructures S&oads, driveways (12' width min.) BParking Areas
OFences V/# IBtJtility lines (electric/sewer/water) Sceptic Field
0Well EJGrading - areas of cut and fill OlTandscaping
GJDistances from structures to lot lines

Be sure to include the followingon the site plan if initialed by the preapplicationplanner:
a O<% Existing and proposed contour lines at a maximum interval of S feet for SO feet around all areas of

disturbance (i.e. structures, leach field, driveway). The remainder of the property may have greater contour
intervals such as an overlay of a 40 foot interval USGS map. (requiredfor all mountainous properties)
Location & Dimensions of cistern, fire hydrants, turn-outs, and turn-arounds - as specified on the
handout entitled "Driveway Access for Emergency Vehicles." (requiredfor all mountainous properties) /,

., sf , /I /J // // /7 // >7 s^, / /1 ,' ' /
-. ̂ j.^j -•"- ^taturaFReSoutce*- as/isted in^/tnj^Natuta>Reso/nrce Efement ofjhe Boulde'r Cfiunfypompre

// £/•' u-'"

If plans are larger than 8.5 X11, then they need to be folded (not rolled) to fit into an 8.5 X11 envelope.

%* avoid awkward scale sizes such as 3/16"= 1'; use standards scales such as 1/4"=1' or 1"=10' Pa«e 2



Third Step: Ci ill her Additional Required Information
Include one copy with your Site Plan Revie., application of each item below initialled by the preapplication planner. The planner wi l l only-
in i t ia l the items if they are relevant to your lot or project.

Letter of verification of a search of the Inventory of Cultural Resources (Archaeological/Historical)- Please contact the
Colorado Historical Society at 866-5216 to obtain this letter.

Cross-sections & calculations used to derive earthwork figures If the project is close to 500 cubic yards (the trigger for
Limited Impact Special Review), the county may also require calculations from a certified engineer to verify that Limited Impact
Special Review is not required.

Verification of Legal Access - A deed or easement granting the right to cross neighbors' property and a title commitment/
•insurance which covers access. All deeds or easements must be recorded to be valid.

Traffic calculations - Certified by a registered transportation engineer (non-residential uses)

Occupant load calculations - According to Uniform Building Code (non-residential uses)

. Daily wastewater flow calculations
f J

^Narraitve description of the pro posed useof the property.

Other /

Fourth Step: Stake Proposed Improvements
imi BE STAMP MMM* wrs 0FSff8M/TTMff AP?t/c*r/0#

Mark the location of all proposed structures (including cistern, well, & septic) on your property, using brightly colored
and labeled (i.e. "NW comer of residence") stakes. In most instance, only the four outermost comers are needed.
Proposed driveways are to be staked at the centerline every 20 feet. Include dimensions of parking areas and, if the
project is located in the mountains, the dimensions of emergency turn-out & turn-arounds.
During the months of October through April, stakes must protrude at least 4' above ground to clear snow cover.
If your proposal is on an undeveloped parcel, please mark the location for the driveway entrance in a manner that is
clearly visible from the access road. A small sign with the applicant's name is helpful for staff to locate the site.
Additions and accessory buildings are not exempt from this requirement.

Also.,.
PRIOR TO BUILDING PERMIT: As part of your Site Plan Review determination,many of the following items are typicallyrequiredprior
to Building Permit issuance. However, we strongly recommend that one copy of this information be included with your SPR application.
Your Site Plan Review application will still be processed even if this information is not included.

O Erosion control plan - formulate a plan consistent with the County handout titled "Elements of a Successful Revevetation Plan."
Q-~t»ndiMpc plan - a plan which shows the location of any proposed trees or shrubs.

O Lighting plan for all exterior lighting - a plan as indicated in Land Use handout titled "Lighting Requirements."
O Color chips/samples - indicating exterior roofing and siding colors (these samples must be flat & able to fit in an 8.5 X11 file).

Certification
I certify that the information submitted is complete and correct. I agree to clearly mark the property (if not
addressed or already built on) and the location of the proposed structures and driveways on the site before or
within four days of submitting this application. 1 understand that the intent of the Site Plan Review process is
to address the impacts of location and type of structures, and that modifications may be required. Site work
will not be done prior to issuance of a permit

Signature ^a-r Date 3/2S/OO

OFJre Access/Cistern ORevegetation•!,€^Lighting 3«.*AOElewd^f^-OGirading'•' '••'
OMiidjhgLotD«^ii»^V^*^OHome Oo^padOQ* M^<^uiMtogirieffifir0« ~- .*-• i *:••
*=.-?.;!- » , . 4,-•>••- f 'K-.-'iK-v.V-. . 5 1- •-."i.4-*-->-:••'.-?-^ •..̂ :i ' •- . '

This document prepared by:
Boulder County Land Use Dept
Courthouse Annex, 13th and Spruce
Streets
PO Box 471/ Boulder, CO 80306
Phone: (303) 441-3930
F«x: (303)441-4856
Web Site: http://co.boulderco.us/lu/

Office Hours:
Monday through Friday

8:00 AM to 4:30 PM

g:/lud/1ushared/brochure/spr3.pm6
Printed 9/08/98



Oz-Wright Residence
Lot 10, Lakeshore Park Subdivision

684 Lakeshore Drive
Boulder, County CO

Narative:
Project Schedule:
This project will be constructed in (2) phases. The garage will be built first and used as a
staging area for constuction of the principal structure. Acccording to the building
department, it will have to be classified as an R-3 occupancy. A shower will be included
in the garage, and will be removed upon completion of the principal structure. At that
time, the garage will be reclassified as an auxiliary building.

Materials:
The roofing material was chosen to produce a weathered grey appearance over time,
similar to that of many of the local mining communities.

Viewshed:
This lot is situated in a hidden valley and cannot be seen from any major mountain roads.
The view from Flagstaff Road gets blocked at a location near the mailboxes.



Boulder County J -d Use Department Publications

Site Plan Review
Fact Sheet

Each section of this Fact Sheet is required to be completed, even if the information is duplicated
elsewhere in the application. Completed Fact Sheets cut application review time, and assist staff
in expediting determinations. Please make duplicates of this page if the project involves more
than two structures.

Structure Information

ST
K

U
CT

U
K

E 
#1

-.
ST

K
U

C
TU

K
S 

#2
-.

TYPE OF STRUCTUR]
(e.g. residence, studio, barn

TOTAL EXISTING FLC
(Finished +

RESIDENCE

etc. - if garage is detached, list as a separate structure)

N / A
)ORAREA: ' so/ft

Unfinished sq.ft. - always include garage if attached)

PROPOSED FLOOR AREA
(ne\v construction only)

1st Floor

Finished

1900 ...
sq/fl

2nd Floor qnn
yUU sq/fl

Basement ,
N/A sq/ft

total
2800 sq/fl

Unfinished
include an. gar.

N/A sq/ft

N/A sq/f

1200 sq/f

1200 sq/ft

i lotul

1900
sq/ft

900 sq/ft

1200 sq/ft

4000
sq/ft

Height above 32 '-10"
existing grade

• STUCCO/
Materials, exterior CONCRETE

walls (e.g. wood.
stucco, ect.)

CORREGATED
Materials, roofing fffiXAL

Colors, exterior DT7T"i7
w,lk BUFF

„ , _ ZINC FINISColors, roofing .

3
When completed, this structure will have a total of bedrooms.

TYPE OF STRUCTURE: GARAGE
(e.g. residence, studio, bam, etc. - if garage is detached, list as a separate structure)

TOTAL EXISTING FLOOR AREA: so/ft
(Finished + Unfinished sq.ft. - always include garage if attached)

PROPOSED FLOOR AREA
(new construction only)

Finished

1st Floor 900
sq/ft

MEZZANINE
2nd Floor 30Q

sq/f

Basement , .
N/A sq/fl

total
1200 sq/ft

Unfinished
include an. gar.

N/A /«sq/ft

N/A sq/fl

N/A sq/ft

N/A sq/ft

* total

900
sq/ft

300 „
sq/ft

N/A sq/ft

1200 „sq/ft

oc '_/,"
Height above /:> ^
existing grade

Materials, exterior STUCCO
walls (e.g. wood.

stucco, ect.) CORREGATED

Materials, roofing mT&L

Colors, exterior BUFF
walk

ZINC
Colors, roofing FINISH

When completed, this structure will have a total of bedrooms.

Continued on next page...

Project Identification
Project Name:
OZ-WRIGHT RESIDENCE

Property Address/Location:
684 LAKESHORE DRIVE
LAKESHORE PARK SUBDIV
Current Owner:
LAURA ELIZABETH WRIGHT
JAMES M AUSBERGER

Size of Property in Acres:
1.94 ACRES

Porch overtang

Determining
Floor
Area:
Floor
area is
mea-
sured in
terms of
square
feet as everything within the inside
of the outside walls and includes
covered porches. The shaded area
on the diagram above indicates the
area counted as square feet

Exterior wall

This document prepared by:
Boulder County Land Use Dept
Courthouse Annex, 13th and Spruce
Streets
PO Box 471
Boulder, CO 80306
Phone: (303) 441-3930
Fax: (303) 441-4856
Web Site: http://co.boulder.co.us/lu/

Office Hoars:
Monday through Friday

8:00 AM to 4:30 PM

g:/lud/lusharcd/brochure/spr_fact3.pm6
Printed 9/24/98

Pa«e 1



Site Plan Review Fact Sheet Continued..

Earth Work/ dine
Below is a worksheet to help you accurately determine the amount of grading for the property in
accordance with the Boulder County Land Use Code. Please fill in all applicable boxes. Note
thai applicants must fill in the shaded boxes even though foundation work does not contribute
toward the 500 cubic yard trigger requiring Limited Impact Special Use Review. Also, note
that all areas of earthwork must be represented on the site plan.

Cut Fill Total

Driveway &
ParkingAreas

Berms

O t h e r
Grading:

Total

4

N/A

20

24

8

N/A

2

10

12

N/A

22

BoxJ
34

If the total in 8ax I is more than 500 cubic yards,
then a Limited Impact Special Review is required

Cut Fill Total

Foundation
37

Material cut from foundation csr
excavation to be removed from
the property. Excess material
will be trans ported to the
following location:

Narrative
Use this space to describe any special circumstances that you feel the Land Use Office should
be aware of when reviewing your application. If more room is needed, feel free to attach a
separate sheet.

SEE ATTACHED SHEET

Certification
I certify that the information submitted is complete and correct. I agree to clearly identify the property (if
not already addressed) and stake the location of the improvements on the site within four days of submitting
this application. 1 understand that the intent of the Site Plan Review process is to address the impacts of
location and type of structures, and that modifications may be required Site work wil l not be done prior to
issuance of a Grading or Building Permit

Signature_ Date

A note
about

Grading
Calcula-

tions
Cut and fill calculations are
necessary to evaluate the distur-
bance of a project and to verify
that a Limited Impact Review (LU)
is not required. A LU is required
when grading for a project
involves more than 500 cubic
yards (minus normal cut/fill and
backfill contained within the
foundation footprint). Ifgrading
totals are close to the 500 yard
trigger, additional information may
be required, such as a grading
plan stamped by a Colorado
Registered Professional Engineer.

If a Limited Impact
Special Use Review is
required, then call 441-3930
and ask for a new Preapplication
conference for the Limited Impact
Review.

Is your property
gated and locked? if
county personnel cannot access
the property, then it could cause
delays in reviewing your
application.

LOCK
COMBINATION »

g./lud/lushared/brochure/spr_fact3.pm6
Printed 9/24/98

Paee 2
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Oz-Wright Residence
Lot 10, Lakeshore Park Subdivision

684 Lakeshore Drive
Boulder, County CO
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1969629
P»gr 1 of 1
88/99/1999 83'52P
04.88

Filed for record the_
Reception No. ~

_day of_ _o'clock M.
BV_

RECORDER

DEPUTY.

WARRANTY DEED

THIS DEED, Made on thU day of
between CHARMANE J. LITTLE

Auemt 06. 1999

County of BOULDERof the
LAURA ELISABETH WRIGHT AND JAMES AUSBERGER

AA.,

•nd State of Colorado _, of the Grentor(s), and

whose legal addren Is
of the

684 LAKESHORE PR!
County of BOULDER

JVE.
>ULD

BOULDER. CO 80302
and State of Colorado of the Grantee(e):

148,000.00
DOLLARS

WITNESS, That the Grsntor(i), for and In conalderatlon of the sum of (

*»• Forty Eight Thousand and 00/100 *••
the receipt and aufflciency of which la hereby acknowledged, haa granted, bargained, aold and conveyed, and by theae
preaenta doea grant, bargain, aell, convey and confirm unto the Grantee(a), their heir* and aaalgna forever,
not In tenancy In common but in joint tenancy, all the real property, together with Improvements, if any, situate,
lying and being In the County of BOULDER arid State of Colorado, described as follows:
LOT 10, BLOCK 1, LAKESHORE PARK, COUNTY OF BOULDER, STATE OF COLORADO.

also known aa atreet number BOULDER, CO

TOGETHER with all and singular and heredltamenta and appurtenancea thereto belonging, or In anywise appertaining
and the reversion and reveralona, remainder and remainders, rents, issues and profits thereof; and all the eatate, right
title Intereat, claim and demand whataoever of the Grentor(s), either In law or equity, of, in and to the above bargained
premises , with the heredltamenta and appurtenancea;

TO HAVE AND TO HOLD the said premises above bargained and described with appurtenances, unto the Grantee(s),
their heirs and assigns forever. The Grantor(s), for himself, his heirs and personal representatives, doea covenant, grant
bargain, and agree to and with the Grantee(s), their heirs and assigns, that at the tine of the enaeallng and delivery
of theae preaenta, he (a well seized of the premises above conveyed, has good, sure, perfect, absolute and Indefeasible
eatate of Inheritance, In law. In fee almple, and has good right, full power and lawful authority to grant, bargain,
aell and convey the eame In manner and form aa aforaaald, and that the same are free end clear from all former and other
grants, bargaina, sales, llena, taxea, aaaeasments, encumtarences and restrictions of whatever kind or nature soever,
EXCEPT GENERAL TAXES AND ASSESSMENTS FOR THE YEAR 1999 AND SUBSEQUENT YEARS, AND SUBJECT TO EASEMENTS,
RESERVATIONS, RESTRICTIONS. COVENANTS AND RIGHTS OF WAY OF RECORD, IF ANY;

The Grantor(s) shall and will WARRANT AND FOREVER DEFEND the above bargained premises in the quiet and peaceable
possession of the Grantee(a), his helra and aaalgns, againat all and every person or persons lawfully claiming the whole
or any part thereof. The singular number shall Include the plural, and the plural the singular, and the use of any gender
shall be applicable to all genders.

IN WITNESS WHEREOF the Grantor(s) has executed this deed on the date sst forth above.

JACQUELINE YOUNG
NOTARY PUBLIC

STATE OF COLORADO

•lANE J. LITTKE

My Commission Expires 5/24/2003

STATE OF

The foregoing instrument was acknowledged before ma on this day of
by CHARMANE I. LITTLE

August 06, 1999

My commission expires
Witness my hand and official seal.

Name and Address of Person Creating Newly Created LegaHDes«rlption/( 33-3̂ 106.5, C/H.S.)

When Recorded RVtiiPfl̂ fo: lAURA/USABETH WIGHT AND JAMES
yfljsBEicER ingy-i fiiajfjijfil HfifT:-
/ t*t, ^^>:gtllnMrflR^vE , '

Form NO. 921A Rev 4-94. WARRANTY DEED (To Joint Tenants)

Escrow* T335370
Title* W335370

BOULDER1 rw&i ti

LAND me -3353-70



1958763
P*g»- 1 of 3
e?/89.'T9S389

ires c 8 se

QUITCLAIM DEED

; THIS QU7TCI ATM DEED, Executed this 7—

JTu'/v ' J^l -' " ~~" ~
by f i r s t party, /t£g/iQ. 3". "7?./rtfl Ic r^Q. >1
whose post office address is ^j\y /?//<'s<o/l St. La "•e.^dcd Ct

to second party, -
whose post of -ice address is /J3_55 Gra&b,>d $£• fiuffc&A C

•-- •
KITNESSETH, That t'n& said first, party, lor uouc

cons ider;H. ion and foe the sum ot Ĉ f̂ ĵ /̂ jŷ fjfĵ  Dollars
f̂.QO.tGO ) paid ty the said second party, the receipt

wh<_>recf is hereby acknowledged, docs horoby reiri.'ie, release and
quiv.ci.aiK1. unto the said second party forever, all the ricni,
'ir.lt-, interest and claim which the :iaid first p.irty has ir. ond
t n the lollowing ticscr ihed parcel ut land, ana improvement;; and
appurtenances theieto in the County cf T30U ̂ Ot^ • •cr'ir<-> "f

Colorado. . ..... "> "it: ->^ f^'D'-i "A '< "'
gpu Ide.-r Co \o fade

IN WITNESS WHEREOF, The said first party ha.i signed and
seaic-d these presents the day and year Iirst abovy written.
Signed, sealed and delivered in pten«nce of:

narnt ot Witness

of First Par ty

_/?ceJ jjx_31. ^j a aie/n ar;
Print name of F i r s t i - a t t y

S i u n a t u r e of Witness i n a t u r e 01 t^irat P'

i ' r . :nt nanie of Witness

Char.majQ e X.. _/. '.
Print name of ,-JCtrsS Par t

Secoiod
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known to tfie (ot pr
basis of Satisfactory evidence! to be the per
is/are "subscribed to the within instrument an
that he/she/they oxecur.t
capacity lies), and t!wt
instrument the person; si

actr'd, exec'.i't
£& ir.y hand and otf'

1958763
c of ;

7/89/199969
DS 66

ci the sane in his/her
by hi s/her/the: r :•
, or the entity upon
•d the instrument.

A t f i a n t K n c w n ̂  P r -:
Type of ][j

County

.
Pi nit N'air.e oi i ' reparer

Address OL t :r"fairer

before nc, f/
L''- 'Kricwri - (°r proved t

bctsii. of satisfactory evidence) to be tne person {s>
i.^/'urO' subscribed to the within instrument and ackn
?.hat h.e/she/they executed the same in his/hct/thoir
rapacity lies) , and that by his/her/their signature (
iii:-;t r uraent the person (s), oi rhe entity upon behalf
purson (x} acted, oxecutc-d the instrument.

me o-i
whoye i
wledge
author'

t.

ny baud and o f f i c i a l seal.
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EXHIBIT "A"
EoJW County Cl^k. fc'

1 1V ,/63
| P»ge 3 of 3
| 6?,'SS/I3998S i

R i* S6 OS 86

Ihu I eija; Desctipnon nl ihe Boulder County pujpRHy owned oy Ctiarmane J Little
and Auelia J Rnglemnn o1 684 Lakcshote Drive, Boulder, Colorado 80302 is as

In) 10. Wlnrk 1, Lakeshore Paik, Boulder County. Colorado

- 3 of 3 -
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THIS I)o;n, v.•.<•<.• ;tm 13th

wi.rn XOR1KNE RING

r». i i , !>- , , r

. ' - r . - i . i . i . i . f : h t - f i r - ; pa'-: . . ir ,a CtiAHMANK. .1. LITTU-', ;ir.ii
ACELIA J , RJNCLLM/N, as joint tenants 'ict M tenants
in canrnon

5120 Williams Fork Trill, S'0
Boulder, Colorado so 101

U ' i r \ " ! o U e r it '::! S

— riFTEES THOUSAND K I V K Hl'Ki
!•• ' K h l p a r ' y " t i- ir!-! ] i n r < in ar |

H 10, Block 1, LAKI-,SHORK PARK
ounty of Boulder, State of Colorado,
tie n l a t of which Lrs recoriled In I'l.'U P-^r-k

JUL151981

blc in l y S 2 , which On? p a r t i e s of the '<. '< :o; . i< ' p;irr : v t
assume a:u! .ij;roL- to pay uTid 'p : !vfc* io ' 'a^

rvacion^. .ind right j; o£ vay ''f r ecord ;

)(!! i>!-r! «.l! \VAUHAST AM' FOKKVKR [»:rK\1i Ttn- •.IPKIII. - nnral.i-r .htill
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ASRID 0024611 Suffix 01

Tax Area Id 0181

Street Address 684 LAKESHORE

Sub Name LAKE SHORE PARK
Sub Lot 10 Sub Block 1

Legal Dsc LOT 10 BLK 1 LAKESHORE PARK
Owner Name WRIGHT LAURA ELISABETH &

In Care Of JAMES M AUSBERGER
Owner Address 684 LAKESHORE DR

BOULDER, CO 80302
Bldg Class Cd 0000

Bedrooms 0

First Fl Fin Sqft 0

Above Fin Sqft Q

Bsmnt Fin Sqft Q

Garage Fin Sqft 0

Other Fin Sqft 0

Land Act Val $ 33, 3QO

Land Asd Val $ 9, 660

Deedl No 1969629

Deed2No 1958763

Deed3 No 455225

Deed4No 164515

Parcel No 157917001009

S-T-R 17-1S-71

City Cd MT Nbrld 910

302
Design Cd

Half Baths Q

Deedl Dt Q9-AUG-99

Deed2 Dt Q9-JUL-99

Deed3 Dt 1 5-JUL-81

Deed4Dt 21-JAN-76

Built Yr 0

3/4 Baths Q

First Fl Tot Sqft

Above Tot Sqft

Bsmnt Tot Sqft

Garage Tot Sqft

Other Tot Sqft

Bldg Act Val

Bldg Asd Val

Deedl Fee

Deed2 Fee

Deed3 Fee

Deed4 Fee

0
0
0
0
0
$
$
$
$
$
$

Land Class Cd

Rooms 0

Full Baths 0

4.00

1.55
1.55
.00

1111



Docket SPR-00-054 Wright Res/Garage
3/27/00 PAGE 1

ARCHIBALD PATRICIA L
179 PHEASANT RUN
LOUISVILLE CO 80027

ARCHIBALD SAMUEL J
838 LAKE SHORE DR
BOULDER CO 80302

TINA

BO

BLAIR GORDON & JANET
597 LAKESHORE DR
BOULDER CO 80302

CITY & COUNTY OF DENVER
1600W12THAVE
DENVER CO 80204

CODDINGTON JACK C & KATHLEEN G
3 LAKESHORE PARK RD
BOULDER CO 80303

COX JAMES R
300 W CANNON ST
LAFAYETTE CO 80026

CRESS ARLENE M
423 LAKESHORE PARK RD
BOULDER CO 80302

DAKER LYNN W & WANDA E
4250 PONDEROSA CT
BOULDER CO 80301

DELANEY DEBRA JEAN & MICHAEL J
215 LAKESHORE PARK RD
BOULDER CO 80302

DEMPSEY JOHN P
705 LAKESHORE DR
BOULDER CO 80302

EYRES ROBERT JOHN & MARGARET J
2800 KALMIA AVE APT A 202
BOULDER CO 80301

FARDULIS CYNTHIA J
400 LAKESHORE RD
BOULDER CO 80302

FAUROT JON L & LESLIE H
281 LAKESHORE PARK RD
BOULDER CO 80302

FEAUX KARL
555 LAKE SHORE PARK RD
BOULDER CO 80302

FOSTER WINIFRED S
234 LAKESHORE PARK RD FSR
BOULDER CO 80302

FULTON DEBORAH SUE
491 LAKESHORE DR
BOULDER CO 80302

GODWIN JOHN R
2820 TROXELL AVE
LONGMONT CO 80503

GONGLACH MARK STEVEN
& MELANIE
475 LAKESHORE PARK RD
BOULDER CO 80302

GRITZ JAMES & KATHLEEN
72 LAKESHORE PARK RD
BOULDER CO 80302

GRONEN JAMES H
733 LAKESHORE DR
BOULDER CO 80302

HAIP EWALD & ANNA
3 842 W TUFTS AVE
DENVER CO 80236

HAYES BRUCE & LELA HAYES
4348 PEBBLE BEACH DR
LONGMONT CO 80503

HELFENBEIN LINDA L
98 LAKESHORE PARK RD
BOULDER CO 80302

HEUMANN JAMES S & BEVERLY A
546 LAKESHORE DR
BOULDER CO 80302

KAILER JAKOB & JULIANNE
14453 E CAROLINA DR
AURORA CO 80012

KEISER BRAD J
800 LAKESHORE PARK RD
BOULDER CO 80302

KIERNAN BRIAN D & JASMIN S
123 9 LAKESHORE DR
BOULDER CO 80302

KINDSCHI TERRY M & CARLA J
501 LAKESHORE PARK RD
BOULDER CO 80302



LEIRFALLOM LEIF
1300 W MEDICINE LAKE DR #305
PLYMOUTHMN55441

LEIRFALLOM MARLENE
390 LAKESHORE PARK RD
BOULDER CO 80302

LOCKHART CHARLES G JR & LEANNE
187 LAKESHORE PARK RD
BOULDER CO 80302

LOGAN THOMAS HENRY JR
25603 MT VERNON RD
GOLDEN CO 80401

LUND FERN
PO BOX 1664
BOULDER CO 80306

MASH GLEN J & CAROL A
624 LAKESHORE DR
BOULDER CO 80302

MAXWELL MARY
8585 FLAGSTAFF
BOULDER CO 80302

MCDERMOTT ANNA
1 LAKESHORE PARK RD
BOULDER CO 80302

MENG HERMAN & MARIA
385 LAKESHORE PARK RD
BOULDER CO 80302

MERRIMAN DANNY C & JANE M
370 LAKESHORE RD
BOULDER CO 80302

MILLER NANCY D
3235 7TH ST
BOULDER CO 80304

MINAMYER TAMALA A
& MARTIN SNO
424 LAKESHORE DR
BOULDER CO 80302

NICHOLSON NANCY L
582 LAKESHORE PARK RD
BOULDER CO 80302

NO YES PATRICIA B & ERIC BADER
1566 COUNTY ROAD 83
BOULDER CO 80302

OWSLEY JOHN Q & CARLA S
771 LAKESHORE DR
BOULDER CO 80302

PENTZ SUZANNE NICOLE & JOHN WY
5505 VALMONT RD LOT 24
BOULDER CO 80301

PFEIFER ROSE
10370 E COLORADO AV
DENVER CO 80231

POTTINGER RICHARD
256 LAKESHORE PARK RD FSR
BOULDER CO 80302

ROBINSON MARGUERITE M
1101 LAKE SHORE DR
BOULDER CO 80302

STRAUSS D PIETER &
275 LAKESHORE DR
BOULDER CO 80302

TREMBLAY JOSEPH W & MONICA J
580 LAKESHORE DR
BOULDER CO 80302

TREMBLAY JOSEPH W & MONICA J
580 LAKESHORE DR
BOULDER CO 80302

US FOREST SERVICE
2995 Baseline Rd Room 16
Boulder CO 80303

WEIGEL WILLIAM
7245 BARK LN 15
SAN JOSE C A 95129

WIN U KYAW & GANDASARIA
8560 FLAGSTAFF RD
BOULDER CO 80302

WTNWOOD TINA MARIE & JEFFREY A
7995 ANCHOR DR
LONGMONT CO 80504

WOLFF ROBERT F
13572 RAND DR
SHERMAN OAKS CA91423

WRIGHT LAURA ELISABETH
& JAMES MA USBERGER
1000 MAXWELL A YE APT 23
BOULDER CO 80304

Chris White
Wildfire Mit Coordinator

LU MAILBOX

Joanne D alt on
County Health Dept

Inter Office Mail



Don Wojcik Gil Pomeroy Cherryvale FPD
County POS Dept County Transportation c/o Mike Tombolato

7700 Baseline Road
Inter Office Mail LU Mailbox Boulder CO 80303
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            Boulder County Building Safety & Inspection Services  
 
November 20, 2015 
 
                                 

Memo: For CBO review. 
Prepared by:  
Jon Rasmussen  
Jrasmussen@bouldercounty.org    720-564-2637 
Plans Examiner  
Boulder County Building Safety & Inspection Services 
P.O. Box 471 
Boulder, CO. 80306 
 
 
Address: 684 Lakeshore Dr. 
Owner: James Ausberger 
Boulder County Permit # BP-15-1022 
Occupancy: R3 - 2012 IRC 
Project Description: Addition to existing single family dwelling. Currently revised to 
included; Conversion of existing dwelling to unconditioned attached garage. 

 
 
Project & Communication Summary: 
 

1. The plans received at application (7/17/15) reflected a 2865 sqft conditioned 
addition to the existing 1100 sqft dwelling. The main level floor plan (sheet A2, 
which includes the area of existing dwelling), has the existing area room use 
labeled as “studio/shop -future garage, not in scope of work”. A projected HERS 
rating of 68, sized for 2720 sqft of conditioned floor area was provided. 
A number of clarifications were requested in the first plan check letter sent 7/23/15 
A plan check letter response was received 8/4/15 (please see attached). In this 
response letter, the applicant stated “the existing dwelling will serve as an 
unconditioned garage with a bathroom that allows drain down winterization”. The 
clarification of the garage conversion as part of this application precipitated the 
need for additional code requirements and additional information to be provided. A 
second plan check letter was sent 8/10/15 in response to James Ausberger letter of 
8/4/15.   

2. Additional information for moving forward with the application (as submitted and 
revised) has not been provided since 8/10/15. Applicant James Ausberger has 
requested a hearing with the Board of Review, which is scheduled for December 8. 
 
 

 



 

 

 

Remaining Code issues to be resolved:   

 Chapter 11 compliance. 
 

 If the existing dwelling will remain as studio/shop, the adopted definition of 
conditioned space would apply.  

 
Conditioned Floor Area 
The floor area of a building that is heated or cooled or that is constructed with rough-in 
ducts or piping with the intent of it becoming heated or cooled at a future date. This 
includes: floor area with a fixed opening (such as a door or doorway) into heated or 
cooled space and unfinished basement space. Unenclosed unconditioned covered 
porches, decks and unconditioned garages are not considered conditioned floor area. 
 

With a total conditioned floor area of 3965 sqft (1100 existing & 2865 new), per 
N1105.2.5.3.2 Performance Path for Additions, using  Figure 1,  Table 1 would be used to 
calculate the minimum HERS rating. A minimum HERS 40 or the design of the new 
construction would need to meet Table N1102.1 and Table 4 for Solar PV would apply.  
 

 If the existing dwelling will be converted to unconditioned garage, staff has 
determined the 2865 sqft of new floor area will be reviewed as a New Single 
Family Dwelling. Using Table 1 for new construction, a minimum HERS 51 or the 
design of the new construction would need to meet Table N1102.1. 

 
 
   
 

 Additional IRC Building Code requirements & Recommendations:  
 

 Mechanical ventilation per N1103.5 . 
 Cooking facilities must be removed from the existing kitchen. 
 If the dwelling will be converted to unconditioned garage: 
o A Non-combustible floor surface. 
o A vehicle door. 
o Removal of wood stove and/or boiler. 
o Elevate gas fired water heater ignition source (if necessary) per G2408.2. 
o Gas fired appliances or mechanical systems must be protected from vehicle impact, 

per G2408.3. 
 Adopted section R313.2. All new dwellings require an automatic fire sprinkler 

system. 
 A radon mitigation system is required for all new single family dwellings and 

recommended for all remodels or additions. 
 

 
Conclusions and open questions: 
 

 With the exception of sunrooms, we have consistently considered floor area with a 

door into conditioned space (per the definition of “Conditioned Floor Area”), as 

needing to be included in the calculation for Tables 1 or 2, when using the 

Performance Path.  



 

 

 
 
Example; we would not approve only half of a single story dwelling to be labeled 
heated and the other half to be unconditioned or “future conditioned”. 
 
Question 1: Could we approve the dwelling conversion to unconditioned 
studio with a door to conditioned space? 
 
Comment: If we can approve the conversion of the existing dwelling to 
attached unconditioned studio/shop (with a door to conditioned space), the 
minimum projected HERS required would be reduced to HERS 51. 
 

 Staff has concluded the conversion of the existing dwelling to attached garage will 
result in the proposed 2865 sqft addition to be reviewed as a new dwelling and 
must meet all the code requirements for new construction.   
 
Question; (from the applicant) why is this not considered just an addition to 
an existing dwelling? 
 
Answer; you can have a garage addition to a dwelling but a habitable space 
addition (including a kitchen, bathing facilities & bedrooms) to a garage, is a 
new dwelling. 
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