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Community Planning & Permitting 
Courthouse Annex  •  2045 13th Street  •  Boulder, Colorado  80302  •  Tel: 303.441.3930 
Mailing Address:  P.O. Box 471  •  Boulder, Colorado 80306  •  www.bouldercounty.org 
 

MEMO TO: County Transportation, Health, and Parks Departments, FPD.  
FROM: Katy Thompson, Staff Planner 
DATE:  November 19, 2020 
RE:  Site Plan Review application SPR-20-0079 
 

 
Docket SPR-20-0079: Franklin Commons Site Plan Review 
Request: Site Plan Review for the deconstruction of an existing 

3,690-square-foot fire-damaged structure, the new 
construction of a 5,236-square-foot mixed use building 
containing 5 residential units, and a 427-square-foot 
addition to the existing 1,379-square-foot Bader House. 

Location:        210 Franklin Street, LOTS 13-14-15 BLK 21 NIWOT,  
in Section 25, Township 2N, Range 70W.  

Zoning: Niwot Rural Community District 1 
Applicant:   Soterios “Terry” Palmos 
Property Owner:  210 Franklin LLC 
 

Site Plan Review by the Boulder County Community Planning & Permitting Director is required for new 
building/grading/access or floodplain development permits in the plains and mountainous areas of 
unincorporated Boulder County.  The subject review process considers potential significant impact to 
the ecosystem, surrounding land uses and infrastructure, and safety concerns due to natural hazards. 
 
The Community Planning & Permitting staff values comments from individuals and referral agencies. 
Please check the appropriate response below or send a letter to the Community Planning & Permitting 
Department via mail (PO Box 471, Boulder, CO  80306) or email to planner@bouldercounty.org. 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 call the Community Planning & 
Permitting Department at 303-441-3930 or email planner@bouldercounty.org to request more 
information. 
 
Please return responses by December 7, 2020.  
(Please note that due to circumstances surrounding COVID-19, application timelines and deadlines may 
need to be modified as explained in the CPP Notice of Emergency Actions issued March 23, 2020 (see  
https://boco.org/covid-19-cpp-notice-20200323)). 
 
_____ We have reviewed the proposal and have no conflicts. 
_____ Letter is enclosed. 
 
 
Signed______________________________PRINTED Name______________________________ 
 
Agency or Address _______________________________________________________________ 
 
 

mailto:planner@bouldercounty.org
mailto:planner@bouldercounty.org
https://boco.org/covid-19-cpp-notice-20200323
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290 Second Ave. l PO Box 1024 l Niwot, CO 80544-1024 
P 303.652.2668 l F 303.652.2717 

osmosisarchitecture.com 

 
August 20, 2020 
 
Project Narrative:  Franklin Commons at 210 Franklin, Niwot, CO 80503 

 
Franklin Commons has tremendous potential to add life and vitality to Niwot’s 2nd Avenue 
Commercial District.   
 
History:  210 Franklin is the former site of Colterra Restaurant.  A fire in 2017 damaged the 
restaurant beyond repair, leaving demolition of the main restaurant building the only feasible 
option.  Thankfully, the landmarked Bader House that was used for Colterra’s group events was 
undamaged. 
 
Niwot’s iconic Bader House: The Bader House will remain the feature of Franklin Commons.  
Stately cottonwoods on the site will remain and continue to surround the beautiful patio.  The 
Bader House will likely become the main dining room for a future restaurant, after the addition of 
a 427 s.f. commercial kitchen and restroom space on the southeast side.  Current plans for an 
accessible restroom within the Bader House will allow for the use of this building for mercantile 
and/or office until a post-pandemic restaurant is feasible.  
 
New Mixed-use Building: A new mixed-use building on the northeast side of the site, adjacent to 
the alley and Franklin, will include 5 new residential units and commercial space fronting 
Franklin on the main level. The residential units are within an easy walk to shops, offices, 
restaurants, public transit, a grocery store and all the wonderful amenities that Niwot has to 
offer.  The building has 3,207 s.f. finished residential space, 1,052 s.f. of garages, and 977 s.f. 
of commercial space. The new residences are all under 600 s.f., either studio or one bedroom, 
and will each have a private patio or balcony.  Each unit also has an attached 1 car garage.  
These smaller units will be a welcome addition to Niwot’s limited residential market. The exterior 
style will be compatible with other new buildings within the NRCD.  The residential use along the 
alley provides a transition between the commercial use along 2nd Avenue and the single-family 
residential use across the alley.  The materials are brick, lap siding, and a composition shingle 
roof.  The garages will be accessed from the alley.  The front doors will be accessed from a 
sidewalk that connects to Franklin.   
 
The alley will be used for access to the residential garages and for trash service.  Delivery 
access to the potential restaurant and commercial space will be from Franklin.  Since the 
previous restaurant in this location accessed both employee parking and all deliveries from the 
alley, this should eliminate any concern from adjacent neighbors regarding additional traffic in 
the alley.   
 
Multimodal transportation to the project is encouraged by the inclusion of bike racks and 
sidewalks.   
 
Parking for this project is provided by on-site garages for the residential units, and ample street 
frontage for the commercial space.  Since the residences are under 600 s.f., it is reasonable for 
the parking requirement for these units to be reduced to 1 space per unit.  Each unit has a one 
car garage.  The parking requirement for the commercial space is 1:500 s.f, so 6 spaces are 
required.  The site frontage along 2nd Avenue provides 6 spaces (1 per 25’ of frontage and 
Franklin provides 5 parking spaces (1 per 15’ of frontage) for a total of 11 spaces.  
 



 

290 Second Ave. l PO Box 1024 l Niwot, CO 80544-1024 
P 303.625.2668 l F 303.652.2717 

osmosisarchitecture.com 

The applicant has held a neighborhood meeting, met with the former Niwot Design Review 
Committee, met with the current Niwot Design Review Committee, and met with the Historic 
Preservation Advisory Board subcommittee.  The submittal provided includes revisions to both 
the uses and the exterior elevation requested by these groups.   
 
The proposed project has tremendous community support.  See attached letters from the Niwot 
Future League, The Niwot Business Association Executive Committee, the Niwot Economic 
Development Director, and adjacent property owners, Jim and Anne Postle.  
 
The proposed project contributes to the economic vitality of Niwot by providing both property tax 
and potential sales tax revenue.  The new residences and businesses will contribute to the 
walkability, sustainability and vibrancy of Niwot’s commercial and historic district. 
 
The size of Franklin Commons is compatible with the general character of the NRCD.  The 
location of the existing and proposed buildings and uses will not impose an undue burden on 
public services and infrastructure.  The proposed development avoids natural hazards.  The 
proposed development shall not alter historic drainage patterns and flow rates.  The proposed 
development avoids significant natural ecosystems and environmental features.  The 
development shall not have a negative visual impact on the natural features or neighborhood 
character of the surrounding area. The location of the development shall be compatible with the 
natural topography and existing vegetation and shall not cause unnecessary or excessive site 
disturbance.  Runoff, erosion and/or sedimentation from the development shall not have a 
significant adverse impact on the surrounding area.  The development is consistent with the 
Comprehensive Plan.   
 
Franklin Commons will be an asset to the Niwot Community.  



Site Plan Review Submittal Narrative: Response to Boards and Neighbors 
 
 

Meetings held to date: 

• Former Niwot design review committee, September 30, 2019 

• HPAB subcommittee, November 6, 2019 

• Neighborhood meeting, January 29, 2020 

• Current Niwot design review committee, February 18, 2020 
 

Original plan presented to the above boards and neighbors: 
 
The original plan kept the Bader house a commercial building with the ability to convert 
it to a restaurant by adding a 400sf-/+ kitchen on the east side, 2 ADA bathrooms and a 
bar area.  
 
On the north portion of the site, the original plan was to demolish the brown fire 
damaged building, and replacing it with a 2 story building containing four 550sf+/- 
residential studio units and one larger 1635sf+\-  two story townhome facing Franklin St. 
The original plan had 6 garage spaces accessed from the alley. The architectural look 
was mainly brick with a mostly flat roof line facing Franklin St.  
 
The comments were consistent from all the boards and neighbors. They wanted the 
Bader house to be a commercial building, and ultimately a restaurant which would 
utilize the corner flagstone space as an outdoor patio and community gathering area.  
 
The feedback regarding the new north building was also consistent in that most groups 
supported smaller residential units, but wanted commercial space integrated at street 
level. Architecturally the feedback was to use more gabled roof lines and less brick to 
better match the Bader house.  
 
Revised Plan: 
 
There was support from the boards and neighbors for the Historic Bader house to be a 
commercial space with the goal of becoming a restaurant. Therefore, no changes were 
made to the original plan for the Bader House. 
 
However, the north building was revised by eliminating the 2-story residential 
townhouse facing Franklin St, and replacing it with 1000sf +\- of 1st floor commercial 
space facing Franklin Street. The 2nd floor of the 2-story townhome was changed to a 
smaller 600sf+\- residential studio unit.  There are now 5 alley loaded garage parking 
spaces. The revised building is a true residential and commercial mixed-use building. 
Also, per the various group’s requests, the architecture was changed to incorporate 
more gable roofs, less brick, and yellow siding was added to better match Bader house 
overall historical design. 
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