
 
 

 

 

 

1. CALL TO ORDER 

 

2. APPROVAL OF MINUTES 

The May 5, 2016 minutes are scheduled for review. 

 

3. PUBLIC PARTICIPATION 

 

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

 

5. PUBLIC HEARING ITEMS 

A. AGENDA TITLE:  Consideration of a motion to adopt an additional revision to the 2016 Downtown 

Urban Design Guidelines. 

 

B. AGENDA TITLE:  Public hearing and consideration of a Site Review (case no. LUR2016-00027) to 

redevelop a 3.2-acre vacant property at 4525 Palo Parkway. The proposal includes the construction of 44 

residential units and a community center in nine buildings surrounding a central park. The development 

will be 100% permanently affordable housing managed by Boulder Housing Partners, in partnership 

with Flatirons Habitat for Humanity. The project site is zoned Residential - Mixed 2 

(RMX-2). 

 

 Applicant:  Lauren Schevets, Boulder Housing Partners 

 Owner:  Boulder Housing Partners  

 

C. AGENDA TITLE:  Public hearing for consideration of a Concept Plan proposal to redevelop the AirGas 

site, LUR2016-00028, at 3200 Bluff Street (a roughly 1-acre property) with a mixed-use development in 

two buildings totaling 98,000 square feet in size comprised of 43,000 square feet of residential in 36 

rental units and 55,000 square feet of commercial space with a 102 space underground parking garage in 

accordance with the adopted Transit Village Area Plan (TVAP). Preliminary consideration of a rezoning 

from Industrial Mixed Service (IMS) to Mixed-Use - 4 (MU-4) is also proposed.  

 

    Applicant:      Kirsten Ehrhardt, Coburn Development, Inc.         

    Property Owner:   AirGas InterMountain, Inc. 

 

 

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

ATTORNEY 

 

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, at the Boulder 

Public Main Library’s Reference Desk, or at the Planning and Development Services Center, located at 1739 Broadway, third floor. 

 
CITY OF BOULDER 
PLANNING BOARD MEETING AGENDA  
DATE: May 26, 2016  

TIME: 5 p.m. 

PLACE: 1777 Broadway, Council Chambers 
 
 

http://www.bouldercolorado.gov/


CITY OF BOULDER PLANNING BOARD 

MEETING GUIDELINES 

 

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 at this time must be provided in quantities of ten (10) to the Board Secretary for distribution to the Board 

and admission into the record. 

 

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 

a. Staff presentation (10 minutes maximum*) 

b. Applicant presentation (10 minute maximum*). Any exhibits introduced into the record at this time must be provided in quantities of ten 

(10) to the Board Secretary for distribution to the Board and admission into the record. 

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

 

2. Public Hearing 

 Each speaker will be allowed an oral presentation (3 minutes maximum*). All speakers wishing to pool their time must be present, and 

 time allotted will be determined by the Chair. No pooled time presentation will be permitted to exceed ten minutes total.  

 Time remaining is presented by a Green blinking light that means one minute remains, a Yellow light means 30 seconds remain, and a 

Red light and beep means time has expired. 

 Speakers should introduce themselves, giving name and address. If officially representing a group, homeowners' association, etc., please 

state that for the record as well. 

 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. Long documents may be submitted and will become 

a part of the official record. 

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

 Any exhibits introduced into the record at the hearing must be provided in quantities of ten (10) to the Secretary for distribution to the 

Board and admission into the record. 

 Citizens can send a letter to the Planning staff at 1739 Broadway, Boulder, CO 80302, two weeks before the Planning Board meeting, to 

be included in the Board packet. Correspondence received after this time will be distributed at the Board meeting. 

 

3. Board Action 

d. 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). 

e. 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. 

f. 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. Agenda items will not be commenced after 

10:00 p.m. except by majority vote of Board members present. 

 
*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. 

 



 

 

CITY OF BOULDER 

PLANNING BOARD ACTION MINUTES 

May 5, 2016 

1777 Broadway, Council Chambers 

  
A permanent set of these minutes and a tape recording (maintained for a period of seven years) 

are retained in Central Records (telephone: 303-441-3043). Minutes and streaming audio are also 

available on the web at: http://www.bouldercolorado.gov/ 

  

PLANNING BOARD MEMBERS PRESENT: 
Bryan Bowen, Chair 

John Putnam 

John Gerstle 

Leonard May 

Liz Payton 

Crystal Gray 

Harmon Zuckerman 

 

PLANNING BOARD MEMBERS ABSENT: 
N/A 

 

STAFF PRESENT: 
Charles Ferro, Development Review Manager 

David Gehr, Deputy City Attorney 

Cindy Spence, Administrative Specialist III 

Elaine McLaughlin, Senior Planner 

Sloane Walbert, Planner II 

Michelle Allen, Inclusionary Housing Program Manager 

Timothy Head, Airport Manager 

 

1. CALL TO ORDER 
Chair, B. Bowen, declared a quorum at 6:04 p.m. and the following business was conducted. 

  

2. APPROVAL OF MINUTES 
On a motion by C. Gray and seconded by J. Putnam the Planning Board voted 7-0 to 

approve the April 14, 2016 minutes as amended, 

  

3. PUBLIC PARTICIPATION 
1. Jeffrey Peacock spoke on behalf of the Goss Grove Neighborhood Association 

regarding the project at 1627 17
th

 Street in regards to compatibility, parking, historic 

preservation of the neighborhood and the preservation of the Hackberry tree. The 

neighborhood association has been in communication with the applicant regarding 

these concerns. Proposal seems reasonable for the neighborhood. 

2. Michelle Bishop spoke on behalf of the Goss Grove Neighborhood Association 

regarding the projects at 1627 17
th

 Street and 2333 Arapahoe Avenue. Site on 

Arapahoe Avenue seems appropriate for Naropa use. Neighborhood association has 
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been involved in the site on 17
th

 Street for awhile because they knew it would 

redevelop. However, they were not informed of the proposal for the Site on Arapahoe 

Avenue and did not submit any comments. 

 

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

CONTINUATIONS 
A. Call-Up Item: NON-CONFORMING USE REVIEW to reduce the number of units on 

the property at 1627 17
th

 Street from three dwelling units in two structures to two 

dwelling units in two structures (case no. LUR2016-00013). The project site is zoned 

Residential - Mixed 1 (RMX-1). The call-up period expires on May 9, 2016. 

 

 L. May suggested that the board discuss housing as a larger policy issue in the future 

since Item 4A is in fact reducing the amount of dwelling units on the property. There 

appears to be a tension between larget city goals and development proposals. He stated 

that he would not be calling this item up. 

 

B. Call Up Item: Site Review Amendment: Redevelopment of a vacant lot, formerly 

occupied by a Dairy Queen restaurant at 2333 Arapahoe Ave. Proposed is a 7,186 square 

foot dormitory for Naropa University within the BT-2 (Business Transition – 2) zoning 

district, with a 0.47 FAR where 0.50 FAR is permitted; and a 22 percent parking 

reduction. 

 

B. Bowen recused himself during the discussion of Item 4B. 

 

None of the items were called up. 

 

 

5.   PUBLIC HEARING ITEMS 
A. AGENDA TITLE:  CONCEPT PLAN & REVIEW – Proposal for a three story, 120-

room Holiday Inn Express Hotel.  Case no. LUR2016-00012 located at 3365 Diagonal 

Highway. 

 

  Applicant: Nathan Anderson 

Property Owner: Boulder Lodging Group LLC 

 

Staff Presentation: 

C. Ferro introduced the item. 

E. McLaughlin presented the item to the board. 

 

Board Questions: 

E. McLaughlin, D. Gehr, C. Ferro and T. Head answered questions from the board. 

 

Applicant Presentation: 

Jeff Lamont, with Lamont Companies, and Kya Schroeder, with LJA Fargo, both representing 

the applicant, presented the item to the board.   
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Board Questions: 

Jeff Lamont and Kya Schroeder, the applicant’s representatives, answered questions from the 

board. 

 

Public Hearing: 

No one spoke. 

 

Board Comments: 

KEY ISSUE 1: Is the Concept Plan proposal consistent with the goals, objectives and 

recommendations of the Boulder Valley Comprehensive Plan (BVCP)? 

 J. Putnam discussed that the FAA is more concerned with the protection of the “air 

space”, not the appropriateness of the land use. Therefore the FAA’s information 

provided was useful, but not a complete answer. He does agree with comments made by 

T. Head that the applicants should work with the airport or perhaps hire an aviation 

consultant to conduct further analysis. He agreed with the applicant that around the 

country there are riskier locations of hotels next to airports; therefore, the proximity to 

the airport may not be a fatal flaw but it should be well documented and analyzed to 

ensure that the city is protecting aviation and citizens on the ground. Regarding the noise 

levels, FAA standards are 65 decibels. This location would be in the 60 decibel range. 

Airport activity would need to double to change average noise levels by 3dB or have 

noisier aircraft landing and neither are likely. Therefore, noise from the airport should not 

be an issue. In terms of land use, the project would be within the zoning district. He 

expressed concern regarding discontinuity of the site from the rest of the city, pedestrian 

and bike infrastructure, as well as locations to eat and shop. Would recommend seeing 

more connections with bike and pedestrians in a Site Review. He appreciates the 

underground parking. 

 L. May agree with J. Putnam. His main concern is the BVCP policy 2.21 regarding 

connections with the city. A TDM plan would need to be studied. The plan is generally 

compliant. 

 C. Gray agreed with previous comments.  She recommended T. Head’s advice to hire an 

aviation consultant. Although hotels are allowed within this land use, she expressed some 

concern with this type of use in this location. Her concern rested with the disconnection 

of the location with available transit. 

 B. Bowen agreed with previous comments. He suggested as the applicants move forward, 

the arrangements of uses on site and the configuration will be important. He stressed that 

they work closely with staff for feedback.  He liked the proposed underground parking. 

 L. Payton agreed. Regarding the appropriateness of the hotel and the land use, she 

mentioned that, because of the proximity to planes, trains and automobiles, residents of a 

residential development would never go outside or open their windows due to the noise. 

Therefore, a hotel was a more appropriate use for the site than a residential development. 

She suggested moving all parking underground to minimize the extent of asphalt around 

the site.  She supports the applicant working with the airport manager and an aviation 

consultant to analyze potential conflicts. 

 J. Gerstle agreed with previous comments.  

 H. Zuckerman mentioned that vehicle trips are an issue due to the lack of available 

transit. He asked the applicants to create a convenient connection, ancillary uses at the 
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hotel and consider the Boulder community. This location would be a very modern 

approach toward land use and that a traditional airport hotel may not be what the 

community would want. 

 J. Putnam added that this site would benefit with a fleet of bicycles for guests to use and 

could be a part of the TDM plan. He stressed that the site layout should be friendly, 

inviting and safe.  

 

KEY ISSUE 2: Does the Concept Plan respond to the Design of the Community Edge and 

Entryway context? 

 L. May mentioned that the proposed rendering has elements that are often discouraged 

(i.e. the variety of materials and too busy). He encouraged staff to have a gateway design 

discussion with the applicants such as they did with the prior project for this site. 

 H. Zuckerman stated that proposed design is a good urban design, but this site would be 

surrounded by green space. Therefore the building calls for interesting roof lines to 

introduce to Flatirons. In addition, glass reflections that highlight natural surroundings, 

solid materials, and a handsome building are important.  

 L. Payton stated that the building needs to have quality design on all sides around due to 

being surrounded by prominent streets.  Perhaps even a three-sided building so that there 

is really no back-side to the building since it will be viewed from all sides. Asphalt needs 

to be eliminated by placing parking underground. The architecture should not be too 

busy. She suggested the applicants work with DAB to come up with an appropriate 

design. 

 C. Gray, in regards to the architectural design, suggested the applicants schedule a 

meeting with DAB. She stressed that material should be durable. In addition, she asked 

that the landscaping have local species and high survivability. The focus should not be 

the building. 

 J. Gerstle added that this is a special site for Boulder and should not be taken for 

granted. It is a gateway site and everyone will be paying close attention.  

 H. Zuckerman suggested a building idea that perhaps speaks to “motion”. Since this site 

would be surrounded by speed, air and motion, and mountains that rise dramatically, it 

could offer a lot of design aspects. 

 B. Bowen added that the site is primarily a “car-wrapped site”.  The board would like the 

building to be viewed with simplicity and grace rather than a bunch of little buildings 

stuck together. He referenced fire station buildings as an example that are crisp and clear, 

one-line concepts. 

 

Board Summary: 

B. Bowen gave a summary of the board’s recommendations. Since this is a Concept Review, no 

action is required on behalf of the Planning Board. In regards to Key Issue #1 (land use), the 

board agreed that the FAA no hazard determination is not the final word. The land use would 

need to be investigated in terms of impacts on the potential customers. Determine if the final 

height might limit instrument approach options for the city in the future. The board would like 

the applicants to work with airport staff to reinforce their suggestion to work with an airport 

consultant. The noise level was less of an issue for the board members. The board wants to 

ensure a quality environment to visitors. The board had concerns regarding the discontinuity 

from the rest of the city. This is not a walkable area and likely to exacerbate the usage of vehicles 
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of guests and employees. The board would like the applicants to come back with a TDM plan. 

Eco passes, a fleet of bicycles and car share plans were suggested by the board. The board agreed 

with placing as much parking underground as possible. A suggestion was made to work with 

staff regarding the arrangement of uses on the site. In regards to Key Issue #2 (design and 

gateway), the board agreed that the use of a hotel at this location should be guaranteed that it 

would be safe and reasonable. Regarding community edge and context, the board strongly urged 

against conventional hotel architecture. The architecture and site should reflect Boulder and 

transitional in nature. The board suggested the applicant work with DAB for ideas. The board 

wants to see quality design, durable materials, and a four-sided or three-sided design (to be 

perceived from all angles). 

 

B. AGENDA TITLE:  Public hearing and Planning Board recommendation on a request to 

annex a 1.37 acre property located at 96 Arapahoe Ave. with initial zoning of Residential 

– Medium 3 (RM-3), consistent with the Boulder Valley Comprehensive Plan (BVCP) 

land use designation of Medium Density Residential. The proposal includes a request that 

the City correct errors in BVCP mapping affecting the property. Reviewed under case no. 

LUR2014-00068. 

 

  Applicant: Jonathon Warner 

Property Owner: 96 Arapahoe LLC 

 

Staff Presentation: 

E. McLaughlin presented the item to the board. 

 

Board Questions: 

E. McLaughlin, C. Ferro, D. Gehr, and M. Allen answered questions from the board. 

 

Applicant Presentation: 

Jonathon Warner, the applicant, presented the item to the board. 

 

Board Questions: 

The board did not have any questions for the applicant. 

 

Public Hearing: 

1. David Adamson, promoting sustainability and affordability in the Goose Creek 

neighborhoods, asked the board to consider community benefit to include aspects like 

eco-mobility, deed restrictions and affordability and diversity at this proposed site. 

 

Board Comments: 

Key Issue #1: Does Planning Board approve of the proposed BVCP map corrections? 

 

Key Issue #2: Does Planning Board support the proposed initial zoning of RM-3 

(Residential Medium - 3)? 
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Key Issue #3: Does Planning Board find that the proposed annexation meets BVCP 

policies, and in particular those related to community benefit and does the board support 

the proposed annexation? 

 

 B. Bowen stated that the board received new information at the beginning of the 

applicant’s presentation tonight. He asked the board how they feel about processing the 

annexation agreement at this level of detail in this board meeting. 

 J. Putnam recommended that he would pass a motion regarding Key Issues #2 and #3, 

because the conversation the board had at Concept Review was very site specific and tied 

to the details of the site. The applicant’s augments are also very detailed and tied to the 

site. Yet, at this time, the board does not have a Concept Review or a Site Review. While 

he is sympathetic to some of the detailed arguments of the applicant, it is irresponsible to 

vote for an annexation without knowing the consequences of the proposals. He would 

require more detail to understand the proposed project. 

 The board agreed. 

 L. May agreed with J. Putnam. He stated that he would be uncomfortable and cannot 

understand how the board could review annexation without a Site Review.  

 C. Gray agreed.  

 H. Zuckerman added that if the applicant has issue with specific requirements of staff 

that may interfere with profitability, the temptation that the board has seen recently with 

annexations without Site Plans would be to propose an annexation that would not require 

any change to the Comp Plan. He would like to see Site Plans come forward that create 

exciting and new additions to the city. These plans should be able to offer more than just 

affordable housing as community benefits for the city. 

 

Motion: 

On a motion by J. Putnam seconded by L. May the Planning Board voted 7-0 to recommend to 

City Council denial of the proposed annexation with initial zoning of Residential – Medium 3 

(RM-3) pertaining to request No. LUR2014-00068, incorporating this staff memorandum as 

findings of fact as well as conversations of the board. 

 

  B. Bowen, regarding whether the annexation should come back to Planning Board with a 

Site Review package, agreed that it should. The board is required to decide what the 

community benefit would be for an annexation. Without a Site Plan or design, there is no 

way to test the proposal. The board does not have the intention to annex a property to be 

developed, but yet apply constraints so that the property could not be developed or that 

the development would not make sense. This could potentially happen if a Site Plan is not 

available.  

 L. Payton, due to the history of this site and the existence of the historic stone retaining 

walls, was curious if there could be a way to set up the annexation agreement to allow the 

terraces to be populated by tiny homes or cottages. The historic character could be 

maintained, density could be increased and affordable housing goals reached. Maximize 

the utility of the terraces rather than tear them down could be facilitated through 

annexation. 
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 C. Gray would like to further recommend a higher percentage of affordable housing 

through creative methods and to find the right balance that would go along with L. 

Payton’s comments. 

 L. May stated that affordability or 100% affordability would be a good starting point for 

annexations. 

 J. Gerstle wanted to encourage this applicant to speak to other applicants with similar 

annexation requests since the board knows that adjacent properties will most likely be 

coming forward with annexation requests and perhaps they could be coordinated. 

 B. Bowen added that it is important for the board to make sure that an outcome is 

feasible. If we make a rule that cannot be fulfilled, then we will not get the desired 

housing units. 

 J. Putnam suggested that the board not be too prescriptive regarding the terms of this 

annexation as it will depend on the entire package. The staff annexation agreement 

proposal is at a decent starting place. In regards to L. Payton’s concept, the cottage style 

development and historic land use in that location would be attractive at this location.  He 

appreciates the applicant’s flexibility surrounding the OSMP issue. A conservation 

easement or OSMP fee interest would be appropriate and he would discourage public and 

resident access on that spot to reduce habitat fragmentation.  

 J. Gerstle wants to keep the possibility open in case the OSMP changes their mind and 

has latitude to make a decision. 

 H. Zuckerman said this is the applicant’s decision and the board cannot be prescriptive. 

He disagreed with the terrace at the top and would like to leave room for proposals.   

 C. Gray would like to see what permanently affordable middle income products look like 

in Boulder.  

 

Motion: 

On a motion by B. Bowen seconded by J. Putnam, the Planning Board voted 7-0 to recommend 

to City Council to not entertain annexation without a concurrent site review.   

 

Motion: 

On a motion by H. Zuckerman seconded by L. May the Planning Board voted 7-0 to approve 

the proposed corrections to the Planning Area II/III boundary line and the Medium Density 

Residential Land Use line errors, to ensure the boundary lines coincide with the alignment of the 

adopted Blue Line in this location. 

 

 

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

ATTORNEY 

A. INFORMATION ITEM: Draft CEAP for Fourmile Canyon Creek Greenways 

Improvements from Upland Avenue to West of Broadway 

 

B. INFORMATION ITEM: 2017-2022 Greenways Capital Improvement Program 

 

Board Comments: 

 L. Payton asked board members to send any comments or questions to her as she is the 

Greenways liaison. 
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7. DEBRIEF MEETING/CALENDAR CHECK 

 

8. ADJOURNMENT 
 

The Planning Board adjourned the meeting at 9:15 p.m. 

  

APPROVED BY 

  

___________________  

Board Chair 

 

___________________ 

DATE  
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C I T Y OF B O U L D E R 
PLANNING BOARD AGENDA ITEM 

 
MEETING DATE: May 26, 2016 

 

AGENDA TITLE:  Consideration of a motion to adopt an additional revision to the 2016 Downtown Urban 
Design Guidelines. 

 

REQUESTING DEPARTMENTS: 
David Driskell, Executive Director of Planning, Housing, + Sustainability (PH+S) 
Susan Richstone, Deputy Director of PH+S 
Charles Ferro, Development Review Manager, PH+S 
Kalani Pahoa, Urban Designer, PH+S 

 
 
 
 

 

OBJECTIVES: 
1. Hear Staff presentation 
2. Planning Board discussion  
3. Planning Board consideration of a motion to adopt an additional revision to the 2016 

Downtown Urban Design Guidelines. 

 
EXECUTIVE SUMMARY: 
On May 3, 2016, Council adopted the March 3 Planning Board amendments to the 2016 Downtown Urban 
Design Guidelines (Guidelines).  In addition, Council adopted an additional revision to Section 2: The Non-
Historic & Interface Areas, Page 26, Item 2.1.B.2 removing language for further clarification regarding the 
visibility of solar panels as follows: 

2.1 General guidelines for the Non-Historic and Interface Areas  

B. Minimize the visibility of mechanical, structural, or electrical appurtenances.  
1. Use low-profile mechanical units and elevator shafts that are not visible from the street. If this is not 

possible, set back or screen rooftop equipment from view.  
2. Be sensitive to the views from the upper floors of neighboring buildings. Skylights and solar panels 

should have low profiles. Solar panels should be as unobtrusive as possible.  
 

The purpose of this agenda item is to present the additional revision adopted by Council for the board’s 
review and adoption.   

STAFF RECOMMENDATION:  
Staff recommends the Planning Board adopt Council’s additional revision dated May 3, 2016.   
 

Suggested Motion Language:  
Staff requests Planning Board consideration of this matter and action in the form of the following motion: 
 
I move the Planning Board adopt the additional revision to the Guidelines, as adopted by Council on May 
3, 2016, removing “Solar panels should be as unobtrusive as possible” from Item 2.1.B.2. 
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ATTACHMENTS: 

A 2016 Downtown Urban Design Guidelines, Page 26 
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AS 2.1  General guidelines for the Non-Historic and Interface Areas

A. Maintain the historic or predominant building set back line.
1. Maintain the relationship and continuity of the building wall to the street or property line.
2. For commercial uses in residential buildings, maintain the predominant residential set back of the block, including any 

porches. 

B. Minimize the visibility of mechanical, structural, or electrical appurtenances.
1. Use low-profile mechanical units and elevator shafts that are not visible from the street. If this is not possible, set back or 

screen rooftop equipment from view.  
2. Be sensitive to the views from the upper floors of neighboring buildings.  Skylights and solar panels should have low 

profiles.  Solar panels should be as unobtrusive as possible. 

C. Design all sides of the building including alley elevations. 
1.  Well designed rear building entrances, windows, balconies, and planting areas are encouraged.
2. Improve rear or side alley elevations to enhance public access from parking lots and alleys.
3. Where buildings are built to the alley edge, consider opportunities for alley display windows and secondary customer or 

employee entries.  
4. Materials utilized on the primary elevation are to extend, or wrap, around building corners onto the secondary 

elevations extending back at least the width of a structural bay.  
5. Screening for service equipment, trash, or any other rear-of-building elements should be designed as an integral part of 

the overall design. Where intact, historic alley facades should be preserved along with original features and materials. 

D. Exterior building lighting should be designed to enhance the overall architecture of the building.  Security lighting should be 
designed for safety, as well as night-time appearance.  

E. Reduce the visual impact of structured and surface parking. 
1. Parking structures should be compatible to the historic district and adjacent buildings.  All parking structures should be 

architecturally screened and/or wrapped with an occupiable use. 
2. Surface parking is discouraged.  Locate any surface parking to the rear of the property and screen from view. 
3. Pedestrian routes in structures and parking lots should be easily identifiable and accessed, with clear visual connections 

to the sidewalks and buildings.

F. The law requires that universal access be located with the principal public entrance.  

G. Consider the quality of open space incorporated into new and renovated buildings.  When appropriate to the context, 
integrate the surrounding open spaces into the building design.  Well programmed plazas, courtyards, outdoor seating and 
dining areas on or adjacent to open spaces and pedestrian routes are encouraged.  

Note:
See Section 3 for encroachments into 
the public right-of-way discussion 
on revocable lease and allowable 
dimensions.

Code:
See the B.R.C. Section 9-9-14, "Parking 
Lot Landscaping Standards" for parking 
lot screening requirements.  

Code:  
See the B.R.C. Section 9-9-16,  “Outdoor 
Lighting”  for lighting requirements.

Note:  
A goal of the city is to make the 
Downtown as accessible as possible. 
All accessible design elements must 
conform to all applicable Federal, State 
and Local laws and codes.  Wherever 
a discrepancy may arise, the higher 
standard shall be applied. 
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 C I T Y  O F  B O U L D E R 
PLANNING BOARD AGENDA ITEM 

MEETING DATE: May 26, 2016 
 

 
AGENDA TITLE:  Public hearing and consideration of a Site Review (case no. LUR2016-00027) to 
redevelop a 3.2-acre vacant property at 4525 Palo Parkway. The proposal includes the construction of 
44 residential units and a community center in nine buildings surrounding a central park. The 
development will be 100% permanently affordable housing managed by Boulder Housing Partners, in 
partnership with Flatirons Habitat for Humanity. The project site is zoned Residential - Mixed 2 
(RMX-2). 
 
Applicant:  Lauren Schevets, Boulder Housing Partners 
Owner:  Boulder Housing Partners 

 
 
REQUESTING DEPARTMENT: 
Planning, Housing & Sustainability  
David Driskell, Executive Director 
Susan Richstone, Deputy Director of Planning 
Kurt Firnhaber, Deputy Director of Housing 
Charles Ferro, Development Review Manager 
Sloane Walbert, Planner II 

 
 
 
 

 
 
OBJECTIVE: 
Define the steps for Planning Board consideration of this request: 

1. Hear Applicant and Staff presentations 
2. Hold Quasi-Judicial Public Hearing 
3. Planning Board discussion 
4. Planning Board action to approve, approve with conditions or deny 
 

 
SUMMARY: 
Proposal:    SITE REVIEW request to construct a 44-unit residential development, 

comprised of 11 townhome-style units, 9 tri-plex units and 24 apartment 
flats. The development will be 100% permanently affordable housing 
managed by Boulder Housing Partners, in partnership with Flatirons 
Habitat for Humanity. Proposal includes surface parking along a loop 
access drive. 

As part of Site Review, the applicant has requested the following 
modifications from code standards: 

 Section 9-7-1, "Schedule of Form and Bulk Standards" to allow a 8-
foot front yard setback for Buildings A, B and C fronting on Palo 
Parkway, where 15 feet is required; 
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 Section 9-7-1, "Schedule of Form and Bulk Standards" to allow the 
following building heights that exceed the 35-foot maximum height for 
principal buildings or uses: 

- 42’–8 ½” for Building E; 
- 43’-8 ½” for Building D. 

 Section 9-8-4, "Housing Types and Density Bonuses Within an RMX-2 
Zoning District" to allow a density of 14 dwelling units per acre and a 
modification to the required maximum percentage of any one housing 
type to allow 24 units (54%) as multi-family stacked flats. 

 Section 9-9-14, “Parking Lot Landscaping Standards” to allow a 
reduced landscape strip for parking lot screening on the east property 
line. 

 
Project Name:   PALO PARK BHP DEVELOPMENT 
Location:  4525 Palo Parkway 
Size of Property:  3.216 acres (140,089 square feet) 
Zoning:   Residential - Mixed 2 (RMX-2) 
Comprehensive Plan:  MR (Medium Density Residential) 
 
KEY ISSUES: 
Staff has identified the following key issues regarding the proposal and has provided responses below in 
the “Analysis” section of this memo. 

 
Key Issue #1: Does the development proposal meet the Site Review criteria found in section 9-2-

14(h), B.R.C. 1981, including Boulder Valley Comprehensive Plan (BVCP) policies? 
  

Key Issue #2: Do the requested height modifications meet the Site Review criteria, especially 
subsection 9-2-14(h)(2)(F), “Building Design, Livability and Relationship to the 
Existing or Proposed Surrounding Area”? 

 
Key Issue #3: Does the design of the community center building meet the Site Review criteria, 

especially subsection 9-2-14(h)(2)(F), “Building Design, Livability and Relationship 
to the Existing or Proposed Surrounding Area”? 

 
 
 
  

City Acquisition and Goals 
The city purchased the site from the Boulder Valley School District (BVSD) in 2006 with the goal of developing 
affordable housing. In early 2015 City Council authorized the transfer of the land to Boulder Housing Partners 
(BHP) to work in partnership with Flatirons Habitat for Humanity (Habitat) to pursue the entitlements and financing 
needed to develop the site. Following the approval of the transfer, BHP and the city executed a Land Transfer 
Agreement and Interim Permanent Affordable Covenant (refer to Attachment G). If developed as planned, the 
site will achieve a series of desired outcomes identified by City Council as part of the agreement to transfer the 
land to BHP. BHP acquired the property on Nov. 24, 2015. On Jan. 5, 2016 the City Council approved on second 
reading the annexation of the property into the city with an initial zoning designation of Residential - Mixed 2 
(RMX-2). 
 

  

I. BACKGROUND 
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Figure 1: Birds-Eye View of Existing Context 

Existing Site/Area Context 
The 3.2-acre property is located in Boulder County at the eastern terminus of Palo Parkway (refer to Figure 1 
below). The property is bounded to the east by the Pleasant View Fields soccer sports complex, which is owned 
and managed by City of Boulder Parks and Recreation. The subject property is undeveloped and has been 
vacant since at least the 1940s. The subject property was initially platted as Outlot E on the Palo Park Filing No. 4 
subdivision, a planned unit development subdivision recorded Apr. 11, 1984. Following the original platting of the 
land, Outlot E was conveyed to the Boulder Valley School District. Outlot E has never been developed. The area 
directly the west of the subject property was later platted with smaller residential lots under Palo Park Filing No. 4 
– Replat B.  
 

 
 
 

Fourmile Canyon Creek is located along the north boundary of the property, which is enclosed by City of Boulder 
Open Space land. A small corner of the property is impacted by the high hazard and 100 year floodplains. The 
area is considered high functioning wetlands. Both the inner and outer buffer areas, which act to preserve and 
protect the wetlands, impact the north side of the site. The site is well connected for bicyclists and pedestrians. 
Several multi-use paths provide access east-west and to the south from the site. The Fourmile Creek Path runs 
adjacent to the site.  
 
The property is less than a mile from the Boulder Municipal Airport and is located in zone three of the Airport 
Influence Zone (AIZ) overlay district. The purpose of the airport influence overlay zone is to provide land 
development controls on the area surrounding the airport that may be affected by aircraft accidents and by noise, 
vibrations, fumes, dust, smoke, fuel particles and other annoyances and influences from airport operations. 
Further, the use of land within the airport influence overlay zone affects the safe and efficient operation of the 
airport and aircraft using the airport. Since the development is located in zone three of the AIZ, the only 
restrictions are that all new utility lines be placed underground and an avigation easement be dedicated to the 
city. The avigation easement on the site was dedicated as part of annexation. In addition, the applicant must 
undergo a Federal Aviation Administration (FAA) obstruction clearance review prior to building permit since 
Buildings D and E exceed the height of surrounding structures and the 100:1 slope from Boulder Municipal 
Airport’s Runway.  
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Aside from parks and open space, the surrounding area is characterized by low- and medium-density single-
family residential development. The Palo Park neighborhood surrounds the site to the west and north. The portion 
of Palo Park adjacent to the site to the west (Palo Park No. 4) consists of modest detached single-family homes 
on small lots (ranging from about 3,000-5,000 square feet), which was developed in the 1980s (see Figure 2). 
The Northfield Commons development is located directly to the south across Palo Parkway. This development 
consists of 190 units on approximately 21 acres. Northfield Commons contains single-family detached homes, 
duplexes, 4-plexes and 8-plexes. Northfield Commons is a neo-traditional development with a grid street layout, 
alley-loaded garages, reduced setbacks and front porches that address the street (see Figure 3). 
 

 
Figure 2: Palo Park No. 4 

 

 
Figure 3: Northfield Commons 

 
Boulder Valley Comprehensive Plan (BVCP) Designation 
As shown in Figure 4 on the following page, the site is currently designated as MR (Medium Density Residential) 
under the Boulder Valley Comprehensive Plan (BVCP) Land Use Map with a planned density of six to 14 units 
per acre. As part of the 2000 Major Update to the BVCP, the property was approved for a land use designation 
change from Low Density Residential to Medium Density Residential to ensure a mixture of housing types, 
provide compatibility with adjacent land uses and to provide for affordable housing. 
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Figure 4: BVCP Land Use  

 
Zoning Designation 
The project is zoned Residential - Mixed 2 (RMX-2), which is described as “medium density residential areas 
which have a mix of densities from low density to high density and where complementary uses may be permitted” 
(section 9-5-2(c), B.R.C. 1981) (refer to Figure 5). The Northfield Commons development to the south across 
Palo Parkway is also zoned RMX-2. Kalmia Estates, to the southwest, is zoned Flex (F), which is a combination 
of use, form, and intensity standards not reflected in any existing zoning district. The area to the north and west is 
located in unincorporated Boulder County. 
 

 

Figure 5: Zoning Districts 
 

RMX-2 

P 

RL-2 

F 
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Review Process 
The project is required to complete Site Review because the site meets the minimum thresholds in the 
Residential - Mixed 2 (RMX-2) zone district (Table 2-2, “Site Review Threshold Table,” B.R.C. 1981). Projects 
over 2 acres or 20 dwelling units in the RMX-2 zone district are required to complete a Concept Plan Review and 
Site Review. The applicant is requesting a height modification to the 35 foot height limit for two buildings. On 
Mar. 31, 2015, City Council approved an ordinance that establishes a two-year period during which modifications 
to the by-right height for new buildings will only be considered through the Site Review process in specific parts of 
the city or in particular circumstances. The proposal is eligible for a height modification because at least forty 
percent of the floor area of the buildings will be used for units that meet the requirements for permanently 
affordable units in Chapter 9-13, “Inclusionary Housing,” B.R.C. 1981. Per section 9-2-14(g)(3), B.R.C. 1981, an 
application for any building above the permitted height for principal buildings requires a recommendation by staff 
with a final decision by the Planning Board at a public hearing. Any decision by the Planning Board is subject to a 
30-day City Council call-up period.  
 
A conditional use review is being considered along with the Site Review. Residential uses are considered 
conditional uses in the RMX-2 zone district because residential development in this zone district must meet the 
standards in section 9-8-4, “Housing Types and Density Bonuses within an RMX-2 Zoning District,” B.R.C. 1981. 
For lots or parcels that are greater than one acre but less than five acres, at least two housing types must be 
provided. No more than fifty percent of any one housing type may be provided in the RMX-2 zoning district. 
Housing type means the particular form which an attached or detached dwelling unit takes, including, without 
limitation, the following: single-family detached houses and mobile homes; single-family attached dwellings such 
as townhouses and row houses; duplexes, triplexes, and apartments. As part of the proposal, 24 of the proposed 
44 units (54 percent) would be multi-family attached dwellings (stacked flats) in two buildings. The applicant is 
asking for a modification to section 9-8-4, B.R.C. 1981 as part of Site Review to allow more than 50 percent of 
one housing type in the RMX-2 zone district.  

 
As part of redevelopment the property owner is required to subdivide the property since the property is currently 
platted as an outlot. The submitted site plan assumes that the property will remain one lot with either BHP acting 
directly as a lessor to the Habitat homeowners or a condominium agreement across the property for the separate 
ownership entities. The applicant is working with the city to evaluate the best method, including subdividing the 
property into two lots, to protect the ability of future Habitat homeowners in obtaining favorable mortgages. 

 
 
 
 

Land Uses.  The proposal includes the following uses: 

 Residential: 44 permanently affordable residential units. Nine of the units would be ownership units 
built by Flatirons Habitat for Humanity and 35 would be rental units built and managed by Boulder 
Housing Partners. The total unit mix would be 13 one-bedroom units, 14 two-bedroom units and 17 
three-bedroom units. 24 of the 44 units are proposed as multi-family stacked flats in two buildings. 
These 24 units would include 8 one-bedroom units, 8 two-bedroom units and 8 three-bedroom units. 
The remaining units would consist of townhomes and tri-plexes. The residential units are intended to be 
available to low and moderate income residents earning between 30% - 60% Area Median Income.  

 Community center as an accessory use for the exclusive use of the residents. 
 

Site Plan.  The site design is focused on a central park with three two-story tri-plex buildings, two three-story 
apartment buildings and the community center building framing the park (refer to Figure 6). Three two-story 
townhome structures are proposed addressing Palo Parkway. The design includes a circular loop drive around 

II. PROJECT DESCRIPTION 
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Figure 6: Site Plan 
 

the perimeter of the property with surface parking consisting of parallel spaces. Additional overflow parking as 
head-in spaces is located on the northeast corner of the site. Sidewalks have been detached with tree lawns 
adjacent to the parallel parking, where possible, but remain attached on the north and east sides of the property. 
The north side of the site is proposed as natural informal open space within the wetland buffer area. A 25-foot 
landscape buffer is proposed along the west property line to the adjacent single-family development. Two ponds 
for water quality and detention purposes are located on the north end of the site, outside of the inner wetland 
buffer. 
 

 
 
 
Access and Circulation.  The site is located adjacent to Palo Parkway, which is classified as a local street. In 
response to neighborhood, Planning Board and City Council feedback the access point to Palo Parkway has 
been offset from Ridgeway Street to the south. A strong north-south pedestrian connection with enhanced 
landscaping is proposed to line up with Ridgeway Street, which would directly connect to the central green open 
space and community center. 
 
The design includes a 5-foot soft surface path from Palo Parkway through the natural area, to connect to the 
Fourmile Creek Path on the northeast corner of the site. A five-foot wide detached sidewalk with an eight-foot 
wide landscape strip is proposed adjacent to the property on Palo Parkway. The sidewalk would connect to the 
multi-use path to the east. As described above, the site is served by a two-way circular drive access that wraps 
around the perimeter of the property. Both attached and detached sidewalks are proposed along the drive 
access. A network of internal sidewalks connects the residential buildings to proposed open space areas and to 
the surrounding bicycle and pedestrian network. The design includes defined crossings of the internal drive 
access. “Bump outs” and stripped crossings are utilized to slow traffic and enhance the pedestrian experience. 

 
Parking.  52 off-street parking spaces are required based on the number of bedrooms proposed, per section 9-9-
6, “Parking Standards,” B.R.C. 1981. 64 spaces are proposed, which is a 23 percent parking surplus per the land 
use code. However, at Concept Plan Review city staff asked the applicant to conduct a survey of parking usage 
at BHP’s comparable developments to determine a reasonable amount of parking. A transportation engineering 
firm conducted a survey of four of BHP’s family-oriented properties and determined that the provision of 1.4 
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spaces per unit would provide sufficient parking for the proposed development. 
 
The proposal meets bicycle parking requirements with 102 spaces, 65 percent of which are long-term bike 
parking. Per the parking standards of the land use code, 22 short-term and 66 long-term bike parking spaces are 
required. The applicant is proposing 36 short-term and 66 long-term spaces. Short-term bike parking is provided 
at each of the buildings on u-racks. Long-term spaces are provided in secure, designated rooms internal to each 
building.  
 
Traffic Impact Study/Transportation Demand Management (TDM) Plan.  The applicant has submitted a Traffic 
Impact Analysis and TDM Plan for the proposed development. The estimated trip generation is 285 vehicle-trips 
on the average weekday. The proposed TDM plan includes the provision of neighborhood eco passes to all 
residents, bike parking in excess of requirements, and a contribution toward the cost to install transit 
enhancements like benches and bike racks at the existing southbound transit stop on 28th Street in order to 
encourage individuals to bike to the transit stop. 

 
Open Space Areas.  Proposed open space for the development consists of a central park with formal elements 
like a playground, community gardens, informal natural space along the west and north property lines, 
landscaped area throughout the site and patios and balconies for each unit. Per Table 8-1, “Intensity Standards” 
of the land use code, developments within the RMX-2 zone district are required to provide 60 square feet of 
private open space for each dwelling unit. The proposal includes an average of 76 square feet of open space per 
unit in the form of porches, balconies and patios. Open space would constitute approximately 46% of site (64,931 
square feet). The applicant states that the internal focus on the central park was designed so that the children 
living in the higher density apartments have a safe and secure place to play outside, which is immediately 
adjacent to and highly visible from where they live. 
 
Architecture and Building Design.  The architect describes the proposed architecture as a “blend of traditional 
farmhouse and contemporary craftsman.” The buildings are neo-traditional in design with articulated front porches 
and steep pitched roofs. To complement existing development patterns, two-story townhomes are proposed 
along the south end of the site with entrances addressing Palo Parkway and articulated front porches facing the 
interior drive access. The apartment buildings are three-stories with pitched roofs and front porches that address 
the internal drive and multi-use path to the east. Balconies and patios are located on the rear of the building to 
interact with the common green space. The applicant has requested a height modification for these buildings to 
allow a maximum height of 43-feet 8 ½-inches. Since garages will not be provided, oversized closets/laundry 
rooms are proposed for each unit for storage. The proposed building materials for the BHP buildings include 
painted cement board siding, in horizontal lap and vertical board and batten configurations, stone veneer, vertical 
shake shingles and a combination of asphalt shingle and metal roofing.  
 
The three tri-plex structures to be built by Habitat for Humanity are also traditional in design with gabled roofs and 
covered porches. However, the buildings incorporate modern craftsman-style references with timber posts and 
eaves and decorative collar ties of timber or lumber. The proposed building materials include painted cement 
board siding, in horizontal lap and vertical board and batten configurations, stone veneer, and a combination of 
composite and metal roofing.  
 
Buildings are oriented toward the street by locating building entries, front porches and additional glazing along the 
facades facing the drive access. Pedestrian scale architectural features and materials are utilized at the 
pedestrian level, including stone and awnings, which add to the pedestrian interest at the street.  
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Figure 7: BHP Townhomes Facing Palo Parkway 

 

 
Figure 8: Habitat Tri-plex Units (Front Elevation) 

 
Changes Made in Response to Concept Plan Review.  The Planning Board heard a Concept Plan for the 
project on Nov. 19, 2015. The Board agreed that the proposal would be compatible with the goals, objectives and 
recommendations of the BVCP. In general, the Board supported the proposed density. However, the Board 
articulated the need for a robust TDM plan and more analysis regarding a weekend traffic count, parking needs 
and traffic calming devises at the Site Review phase. The Board gave mixed feedback on whether the site 
contained the appropriate amount of parking. They also had mixed feelings regarding the site design with a loop 
drive. Some members felt that the design allowed for a central park for use by the development. Others felt that 
the design was insular and did not integrate with the surrounding neighborhood. The Concept was also reviewed 
by City Council on Jan. 5, 2016. The minutes for those meetings are included as Attachment E and Attachment 
F, respectively. 
 
In response to feedback given at Concept Plan, the following changes have been made to the proposal: 
 

1. The one-way circular traffic pattern has been changed to 20-foot wide two-way drive access to provide 
better circulation and fire access; 

2. Diagonal and head-in parking spaces located along the drive access has been converted to parallel 
spaces, with the exception of overflow head-in parking on the north corner of the site, in support of a 
traditional street pattern; 
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3. Attached sidewalks have been converted to detached sidewalks with tree lawns adjacent to the parallel 
parking on the south and west sides of the property to establish a pedestrian friendly streetscape and 
to shade hardscape; 

4. The locations of Buildings F, G and H have been shifted to the west into area previous occupied by 
parking and a play area has been created adjacent to the community center; 

5. The access point to Palo Parkway has been offset from Ridgeway Street to the south. 
 
 
 
 
 
 

 

 

 

 

 

 

 

 

 

 

Figure 9: Concept Plan Review    Figure 10: Site Review Plan 

 
Staff recommends a draft condition of approval requiring the applicant to pay a pro-rata share for the 
construction costs for a traffic calming project on Palo Parkway east of 30th Street, if one is constructed by 
the City within seven years from the date of issuance of a certificate of occupancy on the subject property. 
Refer to Section V of this memo for recommended conditions of approval. This condition has been added in 
response to neighborhood feedback concerning the off-site impacts of the proposed development and 
feedback received by Planning Board and City Council at Concept Plan Review. The City is exploring an 
analysis of the traffic on Palo Parkway and the possibility of the construction of traffic calming elements. 
 
 
 

 

Key Issue #1: Does the development proposal meet the Site Review criteria found in Section 9-2-14(h), 
B.R.C. 1981, including BVCP policies? 
  
Staff finds that the development proposal, on balance, is consistent with the goals and intent of the BVCP and Site 
Review criteria. The proposal is found to be generally consistent with the zoning and the BVCP land use 
designation densities. The project supports opportunities for a variety of housing types for low- and moderate-
income households and is generally consistent with established neighborhood character. In support of housing 

III. ANALYSIS OF KEY ISSUES 
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policies, the proposal contributes to providing a diverse mix of housing types for a full-range of households as well 
as balancing the housing supply with the employment base. Staff finds that the proposed mix of housing types are 
appropriate, with over fifty percent of apartment flats, given the proposed site design. 
 
Specifically, the project has been found to meet the following BVCP policies: 
 

 1.19  Jobs:Housing Balance 

 2.03  Compact Development Pattern 

 2.09  Neighborhoods as Building Blocks 

 2.10  Preservation and Support for Residential Neighborhoods 

 2.14  Mix of Complimentary Land Uses 

 2.23  Trail Corridors/Linkages 

 2.30  Sensitive Infill and Redevelopment 

 2.31  Design of Newly-Developing Areas 

 2.37  Enhanced Design for Private Sector Projects 

 7.01  Local Solutions to Affordable Housing  

 7.02  Permanently Affordable Housing 

 7.06  Mixture of Housing Types 

 7.09  Housing for Full Range of Households 

 8.05  Diversity 
 
Staff finds that the general layout of the development is appropriate in that it qualifies as an infill development that 
is sensitive to the surrounding development. Based on the density of the Palo Park neighborhood to the west and 
the density and scale of Northfield Commons, the proposal is compatible with the character of the neighborhood. 
The provided open space is appropriate for both passive and active uses and would provide a relief to the density, 
both within the project and to the surrounding development. The requested setback modifications would contribute 
to creating a building forward design that enhances the pedestrian experience along Palo Parkway and are 
compatible with surrounding development patterns. Additionally, the architectural design is compatible with and 
sensitive to the character of the area. 
 
The street system has been minimized for the development as much as possible, given the general site layout. 
Although in excess of the code requirements, staff finds that the amount of parking is appropriate given the parking 
survey conducted by the applicant. Staff concurs with the estimate for 1.4 spaces per unit (total of 62 spaces), 
considering the desire to minimize impacts on adjacent rights-of-way. The internal vehicular and pedestrian 
circulation pattern, although private, will be lined with attractive green spaces that are fronted on by dwellings and 
establishes a pedestrian friendly streetscape. The development would have a compact design with buildings with 
prominent porches and entries oriented directly to streets and open spaces. Given these architectural and site 
design aspects, the project would relate well to the streetscape and lend strongly to pedestrian interest. Please 
refer to Attachment B for staff’s complete review and analysis of the Site Review Criteria. 
 
Key Issue #2: Do the requested height modifications meet the Site Review criteria, especially subsection 
9-2-14(h)(2)(F), “Building Design, Livability and Relationship to the Existing or Proposed Surrounding 
Area”? 
 
As described under “Review Process” in Section I above, the applicant is requesting a height modification to the 
35-foot height limit for the two buildings that contain the apartment flats. The proposal is eligible for a height 
modification because at least forty percent of the floor area of the buildings will be used for permanently affordable 
units. In granting the exemption for affordable housing City Council acknowledged that a height greater than 35-
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feet may be appropriately considered in these circumstances and that policies and other guidance are in place to 
inform the consideration through the Site Review process. 
 
Subsection 9-2-14(h)(2)(F)(i) of the site review criteria states, “The building height, mass, scale, orientation, 
architecture and configuration are compatible with the existing character of the area or the character established 
by adopted design guidelines or plans for the area.” The maximum height for principal buildings and uses in the 
RMX-2 zone district is 35-feet. The applicant has requested a height modification to allow a height of 43-feet 8.5-
inches for Building D and 42-feet 8.5-inches for Building E (refer to Figure 11). The maximum modification would 
be 8-feet 8.5-inches above the height standard. The height modification is necessary to achieve two objectives. 
First, the design of the buildings incorporates pitched roofs to support architectural compatibility with existing 
structures and established neighborhoods, as required per the Site Review criteria (see Figure 12 on the following 
page). Second, the larger apartment buildings were intentionally sited at the far northeast corner of the property in 
order to shift density away from existing residential development. In siting the buildings in this location on the site, 
the “measured height” of the buildings is affected by the sloping of the site downhill to Fourmile Canyon Creek and 
the soccer fields. 
 

 
Figure 11: Axonometric Perspective of Site Showing Portions of Buildings Exceeding 35 feet 

 
The applicant has submitted an analysis that states that approximately 3-feet 2-inches (36%) of the requested 
modification is due to architectural character (pitched roofs). The remaining 5-feet 6.5-inches (64%) is due to the 
site topography. If the apartment buildings were constructed on a flatter area of the site, like the southwest corner, 
the height modification request is estimated to be reduced to 3-feet 2-inches. In this case, the modification would 
be due to architectural character alone. If flat roofs were used on the buildings, no height modification request 
would be necessary. 
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Figure 12: Proposed East Elevation, Building D 

 
The majority of the structures surrounding the subject property are two stories in height. The homes to the west in 
Palo Park development are estimated to be approximately 25-feet in height. Several of the homes in Northfield 
Commons directly across Palo Parkway are at, or close to, the 35-foot limit, including 3256 Palo Parkway and 
3288 Palo Parkway. There are also several three-story structures in Northfield Commons, including the 8-plex 
buildings that are three stories but are below the 35-foot limitation. 
 
Considering the objectives achieved in granting the height modification, staff finds that the proposal meets the 
cited Site Review criteria concerning building design and compatibility with the surrounding area. It is important to 
note that the “perceived height” of the buildings will be lower than the “measured height” per the city land use 
code, which is determined based on the low point within 25 feet of the tallest side of the structure. The proposed 
siting of the three-story buildings reduces impacts to neighboring properties and results in building scales that 
appropriately transition down to match the intensities of Northfield Commons and Palo Park. The perceived scale 
of the larger buildings will be buffered by the Pleasant View Fields soccer sports complex to the east and Fourmile 
Canyon Creek open space to the north and east. Additionally, the provision of steep pitched roofs on the 
apartment buildings supports compatibility with the surrounding neighborhood, which is neo-traditional in 
character.  
 
In terms of shadows, the proposed buildings are subject to and the applicant has demonstrated compliance with 
the Solar Access standards for Solar Access Area II, as required by section 9-9-17, B.R.C. 1981. The proposed 
locations and orientations for the three-story buildings minimizes shadows on and blocking of views from adjacent 
properties. In terms of views from nearby properties, the most significant views are to the west toward the foothills. 
In this respect, the proposed buildings would only affect these views from the multi-use path and no more than a 
building 35-feet in height. Taking all of the above factors into consideration, staff finds that the height of the 
proposed building is in general proportion to the height of existing buildings in the immediate area. See 
Attachment B for staff’s analysis of the Site Review Criteria. 
 
Key Issue #3: Does the design of the community center building meet the Site Review criteria, especially 
subsection 9-2-14(h)(2)(F), “Building Design, Livability and Relationship to the Existing or Proposed 
Surrounding Area”? 
 
While staff finds that the overall Site Review criteria have been met, the Site Review criteria state that building 
height, mass, scale, orientation, architecture and configuration are compatible with the existing character of the 
area and that the height of buildings is in general proportion to the proposed or projected heights of approved 
buildings (see criteria 9-2-14(h)(2)(F)(i) and (ii) of the land use code). In support of these criteria, staff found that 
the design of the community center could  be better emphasized, especially due to the height of the adjacent 
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buildings. The design at Concept Plan Review included a tower feature, which has been removed in the revised 
plans. Refer to Figure 13 below. Additionally, the community center could be shifted slightly to the west to become 
a visible terminus from Palo Parkway and to those traveling north from Northfield Commons. The community 
center could have more architectural presence and clearly articulate to the residents and visitors the community 
center or heart of the development. 
 
Staff has included a condition under the recommended conditions of approval that the architectural intent for 
Building J shall be revised to act as an architectural statement and unifying structure for the development. If 
Planning Board supports such a condition, planning staff will review plans to assure that the architectural intent is 
performed at the time of Technical Document Review. 

 

 

Figure 13: Design at Concept Plan Submittal 
 

      
Figure 14: Design at Site Review Submittal 

 

Figure 15: Viewshed of Development from Palo Parkway (South)  
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Required public notice was given in the form of written notification mailed to all property owners within 600 feet of 
the project site and a sign posted on the property for at least 10 days. All notice requirements of section 9-4-3, 
B.R.C. 1981 have been met. The applicant also held a community open house regarding the proposal on 
Apr. 27, 2016 at the Boulder Jewish Community Center (JCC) to discuss the application with interested neighbors. 
 
Staff has received several public comments regarding the project, which are found in Attachment C. Note that the 
attachment contains comments sent directly to the case manager and not those that may have been forwarded 
directly to Planning Board and/or City Council. The general themes of public comment have been summarized 
below. 

 Height.  The requested modification to the height standards should not be granted. It is not compatible 
with the surrounding neighborhoods and the buildings will block views and natural light. 

 Traffic and Congestion.  Traffic will pass through neighborhood streets. Traffic calming measures are 
necessary to offset the impacts of the proposed development. Palo Parkway is already congested. The 
site is not located close to public transit and so there is not an effective way to reduce the number of 
potential vehicles accessing the property. 

 Safety.  Due to increased traffic created by the development, crosswalks should be added in the 
adjacent neighborhoods so that children can cross the streets safely. There is speeding in the 
surrounding neighborhoods. Extra vehicular traffic on the streets is a safety concern. 

 Density.  The proposal includes too many units and is too intense to be compatible with the 
surrounding neighborhood. The density should be reduced. A modification should not be granted to 
allow over 10 dwelling units per acre in the RMX-2 zone district. 

 Use.  The property was dedicated for school purposes at the time of subdivision. As such, the disposal 
of the land to the city should have been reviewed by the Boulder County Planning Commission and the 
Parking and Open Space Advisory Board. 

 Parking.  Due to the adjacent soccer fields, parking mitigation measures are necessary to offset the 
impacts of the proposed development.  

 Drainage.  The area has experienced drainage and groundwater issues since the 2013 flood. A more 
thorough environmental study needs to be conducted on the subject property, including monitoring 
wells. Development of the site could exacerbate basement flooding in the area. 

 Design.  More stone should be incorporated into the building designs to match the character of the 
surrounding neighborhood. 

 Consistency with BVCP.  The plan is inconsistent with the policies of the BVCP. The definition of 
medium density residential is “medium density areas are generally situated near community shopping 
areas or along some of the major arterials of the city.” 

  
  

IV. PUBLIC COMMENT AND PROCESS 
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STAFF FINDINGS AND RECOMMENDATION: 
Staff finds that the application satisfies the Site Review criteria pursuant to subsection 9-2-14, B.R.C. 1981, if the 
conditions listed below are incorporated into the approval of this application.  
 
Therefore, staff recommends that Planning Board approve Site Review case no. LUR2016-00027, incorporating 
the staff memorandum and the attached analysis of the Site Review criteria as findings of fact and subject to the 
recommended Conditions of Approval below: 
 

CONDITIONS OF APPROVAL 
 

1. The Applicant shall ensure that the development shall be in compliance with all plans prepared by the 
Applicant on May 5, 2016, the Transportation Demand Management (TDM) Plan, and the Applicant’s 
written statement dated Apr. 4, 2016, 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.  
 

2. Prior to a building permit application, the Applicant shall submit, and obtain City Manager approval of, a 
Technical Document Review application for the following items: 
 

a. Final architectural plans, including material samples and colors, to insure compliance with the 
intent of this approval and compatibility with the surrounding area. The architectural intent shown 
on the plans for Buildings A, B, C, D, E, F, G and H and prepared by the Applicant on May 5, 2016 
is acceptable. The architectural intent for Building J shall be revised to act as an architectural 
statement and unifying structure for the development. Planning staff will review plans to assure that 
the architectural intent is performed.  
 

b. A final site plan, which includes detailed floor plans and section drawings and any additional 
changes necessary if the applicant pursues the subdivision of the property into two or more lots. 
The site plan shall be revised to show that: 
 

i. All buildings will have conduit for future photovoltaic systems from the panel of each building 
to the roof. 

 
ii. The electrical wiring necessary for one dual cord electrical vehicle charging station to be 

located to be accessible to the community center. 
 

c. A final utility plan meeting the City of Boulder Design and Construction Standards. 
 

d. A final storm water report and plan meeting the City of Boulder Design and Construction 
Standards. 

 
e. A final transportation plan meeting the City of Boulder Design and Construction Standards and 

CDOT Access Code Standards, for all transportation improvements. These plans must include, but 
are not limited to the five-foot detached sidewalk along Palo Parkway and the five-foot soft surface 
trail between Palo Parkway and the Fourmile Creek path.  

 
  

V. PLANNING BOARD ACTION 
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f. A detailed landscape plan, including size, quantity, and type of plants existing and proposed; type 
and quality of non-living landscaping materials; any site grading proposed; and any irrigation 
system proposed, to insure compliance with this approval and the City's landscaping requirements. 
Removal of trees must receive prior approval of the Planning Department. Removal of any tree in 
City right of way must also receive prior approval of the City Forester.  

 
g. A detailed outdoor lighting plan showing location, size, and intensity of illumination units, 

indicating compliance with section 9-9-16, B.R.C. 1981. 
 

h. A detailed shadow analysis to insure compliance with the City's solar access requirements of 
section 9-9-17, B.R.C. 1981. 

 
i. A detailed shadow analysis specific to the community garden demonstrating full sun exposure, 

six hours or more, during the local growing season. If full exposure cannot be demonstrated, a 
revised site plan with an alternative location for the community garden shall be required. 

 
3. Prior to a building permit application, the Applicant shall submit a revised Preliminary Plat and a Technical 

Document Review application for a Final Plat to create one or more lots, subject to the review and 
approval of the City Manager and execute a subdivision agreement meeting the requirements of chapter 9-
12, “Subdivision,” B.R.C. 1981 and which provides, without limitation and at no cost to the City, for the 
following, unless otherwise approved by the City Manager. If the Applicant pursues subdivision of the 
property into two or more lots, the Applicant must demonstrate compliance of the subdivision with the 
Boulder Revised Code, the Design and Construction Standards and any other applicable city codes. 
 

a. The dedication, to the City, of all right-of-way and easements necessary to serve the development, 
including but not limited to the following: 

 
i. A ten-foot wide public access easement to accommodate the soft surface connection 

from Palo Parkway to the existing Fourmile Creek Path.  
 

ii. Drainage easements (2) for the proposed water quality treatment facilities. 
 

iii. A utility easement for the proposed water and wastewater mains, fire hydrants, and water 
meters. 

 
b. The vacation of all easements where vacation is necessary for construction of the development, 

including but not limited to the 20-foot wide emergency access easement along the east 
property line. 
 

c. The construction and maintenance of all public improvements necessary to serve the development, 
including but not limited to the following: 

 
i. All proposed water quality treatment facilities and storm drain lines and inlets. 

 
ii. A five-foot detached sidewalk along the north side of Palo Parkway. 

 
iii. A five-foot wide soft surface path connection from Palo Parkway to the existing 

Fourmile Creek Path.  
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d. A financial guarantee, in a form acceptable to the Director of Public Works, in an amount equal to 
the cost of constructing all public improvements necessary to serve the development, including but 
not limited to the following: 

 
i. All proposed water quality treatment facilities and storm drain lines and inlets. 

 
ii. A five-foot wide detached sidewalk along the north side of Palo Parkway.  

 
iii. A five-foot wide soft surface path connection from Palo Parkway to the existing 

Fourmile Creek Path.  
 

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

5. Prior to building permit application, the Applicant shall submit a financial guarantee, in a form acceptable 
to the Director of Public Works, for 50% of the cost, not to exceed $7,500, to install the following transit stop 
enhancements at the existing southbound transit stop on 28th Street south of Palo Parkway: (1) concrete 
shelter pad, (2) a bench and (3) two inverted “u” bicycle racks. 

 
6. The Applicant shall pay its pro-rata share of the costs of traffic mitigation measures constructed or 

installed on Palo Parkway east of 30th Street if such improvements are constructed or installed by the City 
within seven years from the final approval of the subdivision required under this approval. The Applicant’s 
pro-rata share of the costs of construction of such measures shall be determined based on a three-day 
average daily traffic count including a weekend day when a soccer match is occurring at the Pleasant View 
Soccer fields or unless another method of cost allocation is approved by the city manager that is consistent 
with Section 9-9-8, “Reservations, Dedications, & Improvement of Rights-of-Way,” B.R.C. 1981. 

 
7. Pursuant to subsection 9-2-12(a), “Three Year Rule,” B.R.C. 1981, the following development/phasing plan 

is approved: 
 
a. Phase I, to construct Buildings A, B, C, D, E and J, as shown on the approved site plan, shall 

commence at the date of this approval and shall be substantially completed within three years. 
 

b. Phase II, to construct Buildings F, G and H, as shown on the approved site plan, shall commence 
no later than 5 years after the site review approval and shall be substantially completed within 
three years of commencement of construction of Phase II.  

 
8. Prior to a building permit application, the Applicant shall demonstrate to the City that it has completed the 

required Federal Aviation Administration (FAA) obstruction clearance review and obtained any 
required FAA approval. 
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ATTACHMENTS: 
A. Site Review Plan Set 
B. Site Review Criteria Analysis  
C. Public Comment Received 
D. Staff’s Development Review Comments 
E. Planning Board Minutes from Concept Plan Review 
F. City Council Minutes from Concept Plan Review 
G. Land Transfer Agreement and Interim Permanent Affordable Covenant   
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LANDSCAPE REQUIREMENTS:  05/05/16

OOVERALL SITE REQUIRED PROVIDED/COMMENTS
TOTAL LOT AREA 140,075 SF
BUILDING AREA: 24,035 SF
TOTAL DRIVE: 35,633 SF
OPEN SPACE: 63600 SF = 45%

TOTAL NUMBER OF PARKING STALLS 63

TOTAL NUMBER BIKE RACKS 
 2 bicycle / DU = 88 spaces, @ 75% = 66 long 

term + 22 short term  102 bikes = 66 long term +36 short term
INTERIOR PARKING LOT LANDSCAPED AREA @ 5%: 1,782                                                            1,396 sf = 3.9%

PARKING LOT SCREENING:
FROM ADJACENT STREET 6' buffer N/A - parking lot does not abutt public street
FROM ADJACENT PROPERTIES
     Height & Opacity Landscape Material 42" ht. 42" + provided
     Width 6' Buffer 5.5' provided on east, min. 15.5' on north and 25' on west.
     Trees 1 tree/25 LF - East side (170 lf)  = 7trees 9 provided

                  - north side (385 lf) = 16 trees 9 provided - area abuts multiple trees along drainage channel & conflicts with storm easement
                  

STREETSCAPE: REQUIRED PROVIDED/COMMENTS
    Palo Parkway 1 tree/40' - 375 LF = 10 trees 10 provided
    Internal Streets 1 tree/40' - 953 LF = 48 trees 54 provided

MIMINUM PLANT SIZES: 1 tree & 5 shrubs/1500 sf = 81,038 sf = 54 trees + 270 shrubs
     Deciduous Trees 2" cal. 102 proposed
     Evergreen Trees 6' ht. 5 proposed
     Ornamental Trees 1.5" cal. 38 proposed
     Shrubs 5 gallon container 1051 5-gal shrubs + 214 ornamental grasses 
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OPEN SPACE

SITE AREA 140,075     SF

Open Space Required REQUIRED PROPOSED
     Number of Units 44              
     Minimum Open Space - 15% 21,011 SF 64,931       SF 46%
     Minimum Private Open Space per Dwelling Unit 60 SF 97.6           SF

Types of Open Space: REQUIRED PROPOSED
     Site Landscape 49,423       SF
     Outdoor Activity 10,878       SF
     Enhanced Paving -             SF
     Private Decks & Patio Areas 4,294         SF
     Community Patio Area 336            SF

TOTAL: 64,931       SF 446%Agenda Item 5B     Page 25 of 792
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T.O. MAIN LEVEL SUBFLOOR
0' - 0"

T.O. UPPER LEVEL SUBFLOOR
9' - 1 3/4"

T.O. UPPER LEVEL TOP PLATE
17' - 2 7/8"

T.O. ROOF
28' - 7 5/8"

T.O. FOUNDATION
-1' - 2 1/8"

T.O. MAIN LEVEL TOP PLATE
8' - 1 1/8"

T.O. GRADE
-2' - 6"

T.O. LOWEST EX. GRADEWITHIN 20'
-3' - 6"

HEEL HEIGHT
18' - 2 7/8"

8'
 - 

1 
1/

8"
11

' -
 4

 3
/4

"
8'

 - 
1 

1/
8"

1'
 - 

0 
5/

8"

31
' -

 1
 5

/8
"

1'
 - 

2 
1/

8"
1'

 - 
3 

7/
8"

COMPOSITE SHINGLES

OPEN RAFTER TAILS

LP SmartSide CEDAR PANEL SIDING WITH 1-1/2"
LP SmartSide CEDAR TRIM BOARDS AT SEAMS

(BOARD & BATTEN)

SEE AX.X FOR WINDOW TRIM DETAIL

LP SmartSide 2 1/2" CEDAR TRIM AT ALL
OUTSIDE CORNERS

LP SmartSide 11.21" CEDAR TRIM BOARD

8X8 TIMBER POST

STACKED STONE VENEER

SEE A3.X FOR STAIR CONSTRUCTION DETAILS.

LP SmartSide 2 1/2" CEDAR TRIM AT ALL
OUTSIDE CORNERS

LP SmartSide 11.21" CEDAR TRIM BOARD

8X8 TIMBER POST

STACKED STONE VENEER

SEE A3.X FOR STAIR CONSTRUCTION DETAILS.

Metal Sales IMAGE II STANDING SEAM
ROOFING, 26 GAUGE, 16" PANELS

DECORATIVE COLLAR TIE, TIMBER OR DIMENSIONAL LUMBER

32
' -

 1
 5

/8
"

T.O. MAIN LEVEL SUBFLOOR
0' - 0"

T.O. UPPER LEVEL SUBFLOOR
9' - 1 3/4"

T.O. UPPER LEVEL TOP PLATE
17' - 2 7/8"

T.O. ROOF
28' - 7 5/8"

T.O. FOUNDATION
-1' - 2 1/8"

T.O. MAIN LEVEL TOP PLATE
8' - 1 1/8"

T.O. LOWEST EX. GRADEWITHIN 20'
-3' - 6"

8'
 - 

1 
1/

8"
8'

 - 
1 

1/
8"

ROOF VENTS

COMPOSITE SHINGLE ROOFING

LP SmartSide TRIM BOARDS AT RAKE & FASCIA

K-STYLE GUTTERS AT ALL EAVES

Metal Sales IMAGE II STANDING
SEAM METAL ROOFING, 26 GAUGE,
16" PANELS

K-STYLE GUTTERS AT ALL EAVES

LP SmartSide TRIM AT FASCIA

8x8 PORCH COLUMNS

WOOD STEPS, SEE A3.X FOR DETAILS

STACKED STONE VENEER

CONCRETE PAD

SEE A3.X FOR WINDOW TRIM DETAILS

LP SmartSide CEDAR PANEL SIDING WITH 1 1/2"
VERTICAL TRIM BOARDS AT SEAMS (BOARD &

BATTEN)

COMPOSITE SHINGLES

Metal Sales  IMAGE II STANDING SEAM
METAL ROOFING, 26 GAUGE, 16" PANELS

LP Smart Side LAP SIDING, 4" REVEAL

Metal Sales  IMAGE II STANDING SEAM
METAL ROOFING, 26 GAUGE, 16" PANELS

DECORATIVE COLLAR TIES, TIMBER OR DIMENSIONAL LUMBER

32
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 5

/8
"
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T.O. MAIN LEVEL SUBFLOOR
0' - 0"

T.O. UPPER LEVEL SUBFLOOR
9' - 1 3/4"

T.O. UPPER LEVEL TOP PLATE
17' - 2 7/8"

T.O. ROOF
28' - 7 5/8"

T.O. FOUNDATION
-1' - 2 1/8"

T.O. MAIN LEVEL TOP PLATE
8' - 1 1/8"

T.O. GRADE
-2' - 6"

T.O. LOWEST EX. GRADEWITHIN 20'
-3' - 6"

�
����

�
����

HEEL HEIGHT
18' - 2 7/8"

Level 24
21' - 4 25/32"

1'
 - 

2 
1/

8"
8'

 - 
1 

1/
8"

1'
 - 

0 
5/

8"
8'

 - 
1 

1/
8"

32
' -

 1
 5

/8
"

7'
 - 

0"

WOOD STAIR, SEE A3.X FOR DETAILS

STACKED STONE VENEER

8x8 TIMBER PORCH ROOF SUPPORT COLUMN

HALF LIGHT EXTERIOR DOOR

LP SmartSide LAP SIDING, 4" REVEAL ON EXTERIOR OF RISER ROOM

Metal Sales IMAGE II METAL ROOFING, 26 GAUGE, 16" PANELS

LP SmartSide LAP SIDING, 4" REVEAL ON EXTERIOR OF RISER ROOM

Metal Sales IMAGE II METAL ROOFING, 26 GAUGE, 16" PANELS

COMPOSITE ROOFING

COMPOSITE ROOFING

LP SmartSide RAKE & FASCIA

K-STYLE ALUMINUM GUTTER, PAINTED TO MATCH
FASCIA. SEE  AX.X FOR DRAINAGE PLAN. TERMINATE
DOWNSPOUTS AT SPLASHBLOCKS AND DRAIN MIN. 5'
FROM FOUNDATION.

LP SmartSide CEDAR PANELING WITH LP SmartSide 1 1/2"
TRIM BOARDS OVER SEAMS (BOARD & BATTEN).

SEE A3.X FOR WINDOW TRIM DETAIL

Metal Sales IMAGE II METAL ROOFING, 26 GAUGE, 16" PANELS

8x8 TIMBER PORCH ROOF SUPPORT COLUMN

WOOD STAIR, SEE A3.X FOR DETAILS

STACKED STONE VENEER

ROOF VENTS

CRICKET

T.O. MAIN LEVEL SUBFLOOR
0' - 0"

T.O. UPPER LEVEL SUBFLOOR
9' - 1 3/4"

T.O. UPPER LEVEL TOP PLATE
17' - 2 7/8"

T.O. ROOF
28' - 7 5/8"

T.O. FOUNDATION
-1' - 2 1/8"

T.O. MAIN LEVEL TOP PLATE
8' - 1 1/8"

T.O. GRADE
-2' - 6"

T.O. LOWEST EX. GRADEWITHIN 20'
-3' - 6"

�
����

�
����

HEEL HEIGHT
18' - 2 7/8"

8'
 -

 1
 1

/8
"

8'
 -

 1
 1

/8
"

��
L	H

	�
	$

�#
N

WOOD STAIR, SEE A3.X FOR DETAILS

STACKED STONE VENEER

8x8 TIMBER PORCH ROOF SUPPORT COLUMN

HALF LIGHT EXTERIOR DOOR

LP SmartSide LAP SIDING, 4" REVEAL

Metal Sales IMAGE II METAL ROOFING, 26 GAUGE, 16" PANELS

COMPOSITE ROOFING

COMPOSITE ROOFING

LP SmartSide RAKE & FASCIA

K-STYLE ALUMINUM GUTTER, PAINTED TO MATCH
FASCIA. SEE  AX.X FOR DRAINAGE PLAN. TERMINATE

DOWNSPOUTS AT SPLASHBLOCKS AND DRAIN MIN. 5'
FROM FOUNDATION.

SEE A3.X FOR WINDOW TRIM DETAIL

LP SmartSide CEDAR PANEL SIDING WITH 1 1/2"
VERTICAL TRIM BOARDS AT SEAMS (BOARD &

BATTEN)

WOOD STAIR, SEE A3.X FOR DETAILS

STACKED STONE VENEER

8x8 TIMBER PORCH ROOF SUPPORT COLUMN

Metal Sales IMAGE II METAL
ROOFING, 26 GAUGE, 16" PANELS
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INTRODUCTION 
 
This report is submitted as the Preliminary Drainage Report of the existing and proposed 
conditions for the Palo Parkway Residential Development, located at 4525 Palo Parkway 
in the City of Boulder.  The site is located in the Southwest ¼ of the Southeast ¼ of Section 
17, Township 1 North, Range 70 West of the 6th Prime Meridian, in the City of Boulder, 
Boulder County, State of Colorado.  The site is bounded by the Fourmile Canyon Creek 
to the north, existing residential properties to the west, Palo Parkway ROW to the south, 
and City of Boulder owned recreational areas to the east.   
 
This report is being prepared to accompany the Site Review submittal for the project.  The 
purpose of this Preliminary Drainage Report and Plan is to address specific drainage 
issues related to the proposed site changes.   This study meets the requirements set forth 
in the City of Boulder Design and Construction Standards.  
 
 
EXISTING ON-SITE DRAINAGE 
 
The existing 3.25 acre site is currently undeveloped native grassland.  The site generally 
slopes from the southwest to northeast at an average slope of 2%.  The majority of storm 
runoff drains via overland flow either to the north or to the east, ultimately flowing into 
Fourmile Canyon Creek, which runs along the northern edge of the site from the west to 
east.  Existing storm sewer, which conveys runoff from offsite areas, runs within a 16-foot 
drainage easement along the west, and a portion of the north, property line. Existing 
drainage patterns are shown on the Preliminary Grading, Drainage and Erosion Control 
Plan that is included with this report.  For the purposes of this report, the existing site has 
been broken into three (3) sub-basins, Basins H1-H3. 
 
Basin H1 is located along the south side of the site.  Runoff from within this basin drains 
via overland flow to the south property line and then to the Palo Parkway ROW.   
 
Basin H2 is located in the central portion of the site. Runoff from within Basin H2 flows 
via overland to the east into the recreational area along the east property line.  This runoff 
ultimately flows into Fourmile Canyon Creek.  
 
Basin H3 is located along the north edge of the property.  Runoff in this basin flows via 
overland flow directly into Fourmile Canyon Creek.   
 
Existing runoff calculations for the existing basins have been included in Appendix A.  
The runoff from the existing site is summarized in Table 1. 
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PROPOSED ON-SITE DRAINAGE 
 
The Preliminary Grading, Drainage & Erosion Control Plan shows the proposed Site 
Plan, on-site grading and overland flow directions.  Under the proposed conditions, the 
site will be divided into four (4) sub-basins, Basin A1-A4.   
 
Basin A1 is located on the south edge of the site.  This basin is similar to, but slightly 
smaller than, Historical Basin H1, and those flow patterns will be retained.  Basin A1 
flows via overland flow to the south side of the property and then onto the Palo Parkway 
ROW.   
 
Basin A2 is the majority of the central portion of the site.  Basin A2 includes the remainder 
of the developed portion of the property.  Runoff from within Basin A2 will flow via a 
swale, sheet, concrete pan, and storm sewer into the water quality ponds at the north side 
of the property.   
 
Basin A3 is located along the eastern edge of the site. Runoff from within this basin flows 
via overland flow to the recreational area to the east of the site.  This flow is similar to 
Historical Basin H2, but the flow has been significantly reduced, as only the landscaped 
portions on the eastern side of the site are included in this basin.  
 
Basin A4 is located at the north edge of the site.  Runoff from within this basin flows via 
overland flow directly into Fourmile Canyon Creek. This flow is similar to Historical 
Basin H3, but the flow has been slightly reduced. 
 
Proposed drainage patterns are shown on the Final Grading, Drainage and Erosion 
Control Plan.  Proposed runoff calculations for Basin P have also been enclosed in 
Appendix A.  Proposed runoff from the site is shown in Table 1. 

 
DRAINAGE DESIGN CRITERIA 
 
As required in City of Boulder Design and Construction Standards for Drainage 
Improvements (DCS) for all sites using detention, hydrologic information was developed 
for an initial storm return period of 5-years and major storm return period of 100-years.  
The criteria and methodology used in determining the storm runoff peaks and volumes 
were those outlined in the DCS.  
 
The design rainfall data used in this study was taken from the time-intensity-frequency 
curve for the City of Boulder (Figure 7-1 DCS) as developed by Urban Drainage and Flood 
Control District (UD&FCD).   Runoff calculations were obtained using the Rational 
Method as outlined in the DCS for basins having less than 160 acres. 
The Rational Formula is:  
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              Q = CIA  
 
Where:     Q  = Peak Discharge (cfs)  
               C  = Runoff Coefficient (Table 7-2 CBDCS)  
               I  = Rainfall Intensity (in/hr) (Figure 7-1 CBDCS)  
               A  = Drainage Basin Tributary Area (acres)  
 
 
The existing and proposed conditions for the entire site were analyzed for the 10 and 100-
year storm events.  The results are shown in the following Table 1 and the relevant 
calculation sheets are provided in Appendix A. 

 
TABLE 1 

Drainage Basin  Area 
5-Year Peak 

Runoff 
100-Year Peak 

Runoff 
 � (acres) (cfs) (cfs) 

Basin H  3.22 1.67 9.36 
Basin H1  0.62 0.46 2.74 
Basin H2  2.17 1.13 6.32 
Basin H3  0.43 0.30 1.76 
Basin A  3.22 7.37 20.22 
Basin A1  0.46 1.23 3.39 
Basin A2  2.44 6.23 15.97 
Basin A3  0.15 0.16 0.90 
Basin A4  0.16 0.17 0.96 

 
 
DETENTION STORAGE 
 
Storm runoff due to the proposed improvements will increase during the 5-year and 100-
year storm events.  This is due to the increase of the overall imperviousness of the site.  
The increase in storm water runoff will discharge directly into Fourmile Canyon Creek 
drainageway and will not impact downstream properties.  Due to this drainage condition, 
detention will not be required on this site.  Water quality facilities will be provided for 
this site in the form of an Extended Detention Basin. 
 
Two Extended Detention Basins have been designed to provide the required water 
quality capture volume (WQCV) for this site.  The calculations for the facility sizing are 
enclosed in Appendix B. 
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A limited release orifice plate will provide the required 40-hour drain time for the water 
quality capture volume.  The orifice plate meets the requirements for an extended 
detention basin and the 40-hour drain time as specified in the Urban Drainage and Flood 
Control District (UDFCD) Drainage Criteria Manual. 
 
In the event the individual ponds were to overflow, the flow will be directed to the 
emergency spillways and spill directly to the Fourmile Canyon Creek drainageway.  The 
spillways will be sized to convey two times (2X) the runoff from the developed conditions 
during the 100 year storm from their basins.  
 
By maintaining this water quality capture volume, it is our conclusion that the runoff for 
the initial and major storm events from the tributary basin can be conveyed directly to 
the major drainage system without adversely impacting upstream, surrounding, or 
downstream properties and facilities, per Section 7.12 of the City of Boulder Design and 
Construction Standards. 
 
STORM WATER QUALITY 
 
The principal form of storm water quality runoff enhancement is the utilization of an 
Extended Detention Basin (EDB) facility.  Surface drainage from the developed surfaces 
of the site will drain to the Water Quality pond where runoff from the pond will be 
conveyed through the water quality outlet structure into Fourmile Canyon Creek. The 
use of the EDB as a storm water quality runoff enhancement is consistent with the Urban 
Drainage and Flood Control District, Urban Storm Drainage Criteria Manual, Volume 3, 
Best Management Practices.   
 
FLOOD STATEMENT  
 
Based on the FEMA Flood Insurance Rate Map (FIRM) - Map Number 08013C0411 J dated 
December 18, 2012, the majority of the site is located in Zone X and is outside any mapped 
100-year floodplain.  
 
CONCLUSIONS 
 
The primary consideration for this project was to design a drainage plan for the site to 
accommodate the proposed development plan without having adverse impact on the 
surrounding properties.  The drainage plan handles runoff from 5-year and 100-year 
storm events. All analyses were performed in accordance with the City of Boulder Design 
and Construction Standards.  
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7-18 DESIGN AND CONSTRUCTION STANDARDS Effective: November 16, 2000

Table 7-2:  Runoff Coefficients for the Rational Method

STORM FREQUENCYLAND USE OR SURFACE
CHARACTERISTICS

PERCENT
IMPERVIOUS

2-Yr 5-Yr 10-Yr 100-Yr

Business:

Commercial Areas

Neighborhood Areas

95

65

0.87

0.60

0.88

0.65

0.90

0.70

0.93

0.80

Residential:

Single-Family

Multi-Unit (detached)

Multi-Unit (attached)

½  Acre Lot

Apartments

40

50

70

30

70

0.40

0.50

0.65

0.30

0.65

0.45

0.55

0.70

0.40

0.70

0.50

0.60

0.70

0.45

0.70

0.70

0.75

0.80

0.65

0.80

Industrial:

Light Areas

Heavy Areas

80

90

0.75

0.80

0.80

0.80

0.80

0.85

0.85

0.90

Parks, Cemeteries: 7 0.15 0.25 0.35 0.60

Playgrounds: 13 0.20 0.30 0.40 0.70

Schools: 50 0.50 0.55 0.60 0.75

Railroad Yard Areas: 40 0.40 0.45 0.50 0.70

Undeveloped Areas:

Historic Flow Analysis

Greenbelts, Agricultural

Offsite Flow Analysis (when offsite
land use is not defined)

2

-

45

0.10

-

0.45

0.20

-

0.50

0.30

-

0.55

0.60

-

0.72

Streets:

Paved

Gravel

100

7

0.87

0.15

0.88

0.25

0.90

0.35

0.93

0.65

Drives and Walks: 96 0.85 .087 0.90 0.92

Roofs: 90 0.80 0.85 0.90 0.90

Lawns:

Sandy Soil

Clayey Soil

0

0

0.00

0.10

0.10

0.20

0.20

0.30

0.50

0.60

NOTE: These rational formula coefficients do not apply for larger basins where the time-of-concentration exceeds 60

minutes.

(Source: Urban Drainage and Flood Control District)
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7-20 DESIGN AND CONSTRUCTION STANDARDS Effective: November 16, 2000
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Effective:  November 16, 2000 DESIGN AND CONSTRUCTION STANDARDS 7-17
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This Travel Demand Management Plan has been prepared for the Palo Park Family

Housing development in Boulder, Colorado. The site is located north of Palo Parkway and

east of 30th Street. The site is currently vacant and is proposed to include nine owned

townhome dwelling units and 35 rental dwelling units. A community center, playground,

and central park are proposed as resident amenities. Vehicular access to the site is propo-

sed from Palo Parkway. The location of the site with respect to the surrounding land uses

and roadway system is shown in Figure 1. The site plan is shown in Figure 2.

�9:�6;��<��
6	����78�:���:�
=�76
The following existing conditions contribute to the transportation demand management

goals of the City of Boulder. The Palo Park Family Housing site is well-positioned to make

good use of some of these existing opportunities.

�@%()%&?	�.1&(%)	�'.E%2'

The Regional Transportation District (RTD) is the governing body responsible for fixed-

route transit (public transportation) service throughout the Denver metropolitan area,

including Boulder. Figure 3 shows the existing bus stops and transit routes in the vicinity

of the site, including the following routes with bus stops within a half mile walk from the

site: 

• 205 

Demand-responsive services are available to both seniors and persons with disabilities

through Via (formerly Special Transit). Established in 1979, this non-profit provides safe

and affordable rides in accessible buses to people with limited mobility. Rides are schedu-

led in advance, and have a 30-minute pick-up window.

Palo Park Family Housing TDM Plan (LSC #150911) May 3, 2016
LSC Transportation Consultants, Inc. Page 1
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The City of Boulder maintains an extensive bicycle and pedestrian network throughout

the City. Figure 4 shows bicycle and pedestrian routes within the vicinity of the site. In

addition, many of the streets in the project vicinity have attached or detached sidewalks. 

The site is well positioned to benefit from this existing network. 

Palo Park Family Housing TDM Plan (LSC #150911) May 3, 2016
LSC Transportation Consultants, Inc. Page 5
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The City of Boulder’s draft residential development toolkit packages are shown below in 

Table 1. The site is proposed to include nine owned multi-family dwelling units and 35

rental multi-family units. The “core elements” section of the table shows elements

required of all new residential developments, including orientation packets, participation

in TDM evaluation programs, and pedestrian, bike, and transit enhancements.

Two “package elements” are available under City of Boulder standards, Package A and

Package B. Considering Boulder Housing Partners (BHP) typically provides bus passes to

residents it is likely that Package A is the most advantageous for the site. Package A

includes establishing a NECO pass program, meeting the short-term and long-term

bicycle parking requirements, and management of on-street parking where applicable.

Table 2 shows the actions that the Palo Park Family Housing developer intends to take

to increase the percentage of alternative travel modes utilized by the site. In addition, BHP

maintains partnerships with both eGo Carshare and Boulder Bcycle. These two orga-

nizations have indicated they are not prepared to extend their existing networks to the

site at this time. BHP is in negotiations with a new Boulder County non-profit called

Chain Reaction who is interested in partnering with BHP to provide families and indivi-

duals with bikes through an earn-a-bike program.

Palo Park Family Housing TDM Plan (LSC #150911) May 3, 2016
LSC Transportation Consultants, Inc. Page 7
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May 3, 2016

Ms. Betsey Martens
Boulder Housing Partners 
4800 N. Broadway 
Boulder, CO 80304

Re: Palo Park Family Housing
Boulder, CO
(LSC #150911)

Dear Ms. Martens:

In response to your request, LSC Transportation Consultants, Inc. has prepared this traffic
impact analysis for the proposed Palo Park Family Housing development. As shown on Figure 1,
the site located at 4525 Palo Parkway in Boulder, Colorado.

REPORT CONTENTS

The report contains the following: the existing roadway and traffic conditions in the vicinity of
the site including the lane geometries, traffic controls, posted speed limits, etc.; the existing
weekday peak-hour traffic volumes; the existing daily traffic volumes in the area; an existing
travel time study; existing and projected queue lengths; the typical weekday site-generated
traffic volume projections for the site; the assignment of the projected traffic volumes to the area
roadways; the projected short-term and long-term background and resulting total traffic
volumes on the area roadways; the site’s projected traffic impacts; and any recommended road-
way improvements to mitigate the site’s traffic impacts or impacts from growth in background
traffic.

PROPOSED LAND USE AND ACCESS

The site is currently vacant and is proposed to include nine owned townhome dwelling units
and 35 rental apartment units. Vehicular access to the site is proposed from Palo Parkway. The
conceptual site plan is shown in Figure 2. The driveway on Palo Parkway was offset to the west
of Ridgeway Street to discourage future residents from passing through the Northfield Commons
neighborhood via Ridgeway Street.

ROADWAY AND TRAFFIC CONDITIONS

Area Roadways

The major roadways in the site’s vicinity are shown on Figure 1 and are described below.
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• Palo Parkway is an east-west, two-lane roadway south of the site. It is classified as a
collector to the west of 30th Street. The intersection with 30th Street is stop-sign controlled
on two legs and the intersection with 28th Street is signalized with auxiliary turn lanes. The
posted speed limit in the vicinity of the site is 25 mph. Portions of Palo Parkway are in
unincorporated Boulder County. 

• 30th Street is a north-south, two-lane collector roadway west of the site. The intersection
with Palo Parkway is stop-sign controlled on two legs. The posted speed limit in the vicinity
of the site is 25 mph.

• Kalmia Avenue is an east-west, two-lane collector roadway south of the site. The inter-
section with 28th Street is signalized with auxiliary turn lanes. The posted speed limit in
the vicinity of the site is 30 mph.

• Paonia Street is a north-south, two-lane residential roadway connecting Palo Parkway
with Kalmia Avenue. Paonia Street is stop-sign controlled at both Palo Parkway and Kalmia
Avenue. 

• 28th Street (US 36) is a north-south, two-lane principal arterial west of the site. It is
classified as NR-A (Non-Rural Principal Highway) by CDOT. The intersections with Palo
Parkway and Kalmia Avenue are signalized with auxiliary turn lanes. The posted speed
limit in the vicinity of the site is 45 mph. 

Traffic Volumes and Lane Geometry

Figure 3a shows the existing lane geometries, traffic controls, posted speed limits, and weekday
peak-hour traffic volumes in the site’s vicinity on a typical weekday. Figure 3b shows the
average weekday daily traffic in the site’s vicinity. The weekday peak-hour traffic volumes and
daily traffic counts are from the attached traffic counts conducted by Counter Measures in
February, 2016. Table 1 shows the observed queue lengths for critical movements at the Palo
Parkway and Kalmia Avenue intersections with 28th Street. 

Travel Time Study 

A travel time study was completed to help determine which path drivers may take to and from
the site. Figure 3c shows the various paths that were field measured in each direction and
Table 2 shows the detailed travel time information.

The data shows vehicles entering the site in both peak-hours will likely experience less travel
time by traveling north on 28th Street and then east on Palo Parkway. Vehicles exiting the site
will have slightly more travel time in the morning peak-hour and significantly more travel time
in the afternoon peak-hour by traveling west on Palo Parkway and then south on 28th Street.
The directional distribution of site-generated trips discussed later in this report is based on
these travel time findings. 

2020 and 2035 Background Traffic

Figure 4 shows the estimated 2020 background traffic and Figure 5 shows the estimated 2035
background traffic. The projected 2020 and 2035 background traffic volumes are based on
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28thStreet traffic growing at an annual rate of 0.5 percent from 2016 to 2020 and at 0.25
percent from 2020 to 2035. This assumption is generally consistent with the Harper Hollow
(Kalmia Estates) TIA, the Wonderland Creek Townhomes TIA, and historic data available on the
City of Boulder website. Both the 2020 and 2035 background traffic estimates assume buildout
of the Harper Hollow (Kalmia Estates) development located along Paonia Street and the
Wonderland Creek Townhomes development located on Paseo Del Prado Street.  

Existing, 2020, and 2035 Background Levels of Service

Level of service (LOS) is a quantitative measure of the level of congestion or delay at an inter-
section. Level of service is indicated on a scale from “A” to “F.” LOS A is indicative of little
congestion or delay and LOS F is indicative of a high level of congestion or delay. Attached are
specific level of service definitions for signalized and unsignalized intersections.

The intersections in Figures 3a, 4, and 5 were analyzed as appropriate to determine the existing,
2020, and 2035 background levels of service using Synchro Version 8. The signal timings used
in the analysis were provided by City staff. Table 3 shows the level of service analysis results.
The level of service reports are attached.

� 28th Street (US 36)/Palo Parkway: This signalized intersection currently operates at an
overall LOS “B” during the morning peak-hour and LOS “A” during the afternoon peak-
hour with all individual movements operating at LOS “D” or better and is expected to
continue to do so through 2035. 

� 28th Street (US 36)/Kalmia Avenue: This signalized intersection currently operates at an
overall LOS “A” during both morning and afternoon peak-hours with all individual move-
ments operating at LOS “D” or better and is expected to continue to do so through 2035. 

� 30th Street/Palo Parkway: All movements at this stop-sign controlled intersection
currently operate at LOS “A” during both morning and afternoon peak-hours and are ex-
pected to continue to do so through 2035.

� Kalmia Avenue/Paonia Street: All movements at this stop-sign controlled intersection
currently operate at LOS “A” during both morning and afternoon peak-hours and are ex-
pected to continue to do so through 2035.

ALTERNATIVE TRAVEL MODES 

To be conservative, no alternate travel mode reduction is assumed in this analysis. The site is
well positioned to take advantage of the City’s extensive network of bike lanes and bike routes
but less so for the existing transit routes and bus stops in the area. A separate Travel Demand
Management (TDM) Plan has been completed. 

TRIP GENERATION

Table 4 shows the estimated typical weekday, morning peak-hour, and afternoon peak-hour trip
generation for the site based on the rates from Trip Generation, 9th Edition, 2012, by the Institute
of Transportation Engineers (ITE). 
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The proposed land use on the site is projected to generate about 285 new vehicle-trips on the
average weekday, with about half entering and half exiting the site during a 24-hour period.
During the morning peak-hour, which generally occurs for one hour between 6:30 and 8:30
a.m., about five vehicles would enter and about 17 vehicles would exit the site. During the after-
noon peak-hour, which generally occurs for one hour between 4:00 and 6:30 p.m., about 17
vehicles would enter and about ten vehicles would exit the site.

TRIP DISTRIBUTION

Figure 6 shows the estimated directional distribution of the site-generated traffic volumes on
the area roadways. The estimates were based on the location of the site with respect to the
regional population, employment, and activity centers; the site’s proposed land use; and the
completion of a travel time study. Approximately 75 percent of site traffic is expected to be
oriented to/from the south on 28th Street (US 36). Approximately 25 percent of these trips are
expected to use Paonia Street (more heavily) and/or Pinedale Street/Ridgeway Street (less
heavily) when entering the site. About 40 percent of these trips are expected to use these alter-
native routes in the morning peak-hour and about 60 to 65 percent during the afternoon peak-
hour when exiting the site. 

TRIP ASSIGNMENT

Figure 7 shows the estimated site-generated traffic volumes which are the directional distribu-
tion percentages (from Figure 6) applied to the trip generation estimate (from Table 4).

2020 and 2035 TOTAL TRAFFIC

Figure 8 shows the 2020 total traffic which is the sum of the 2020 background traffic volumes
(from Figure 4) and the site-generated traffic volumes (from Figure 7). Figure 8 also shows the
recommended 2020 lane geometry and traffic control.

Figure 9 shows the 2035 total traffic which is the sum of 2035 background traffic volumes (from
Figure 5) and the site-generated traffic volumes (from Figure 7). Figure 9 also shows the
recommended 2035 lane geometry and traffic control.

PROJECTED LEVELS OF SERVICE

The intersections in Figures 8 and 9 were analyzed to determine the 2020 and 2035 total levels
of service. Table 3 shows the level of service analysis results. The level of service reports are
attached.

� 28th Street (US 36)/Palo Parkway: In 2020, this signalized intersection is expected to
operate at LOS “B” during the morning peak-hour and LOS “A” during the afternoon peak-
hour with all individual movements operating at LOS “D” or better and is expected to
continue to do so through 2035, with or without the addition of site traffic. 

� 28th Street (US 36)/Kalmia Avenue: In 2020, this signalized intersection is expected to
operate at LOS “A” during both morning and afternoon peak-hours with all individual
movements operating at LOS “D” or better and is expected to continue to do so through
2035, with or without the addition of site traffic. 
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� 30th Street/Palo Parkway: All movements at this unsignalized intersection are expected
to operate at LOS “A” during both morning and afternoon peak-hours through 2035, with
or without the addition of site traffic. 

� Kalmia Avenue/Paonia Street: All movements at this unsignalized intersection are
expected to operate at LOS “A” during both morning and afternoon peak-hours through
2035, with or without the addition of site traffic. 

� Palo Parkway/Site Access: All movements at this unsignalized intersection are expected
to operate at LOS “A” during both morning and afternoon peak-hours through 2035. 

QUEUE LENGTHS

Table 1 shows the existing peak-hour queue lengths observed for critical movements during
each traffic signal cycle at the intersections of 28th Street (US 36) with Palo Parkway and Kalmia
Avenue. The data shows the southbound left and westbound through and right movements have
minimal queuing and the westbound left queue length at each intersection peaked at seven
vehicles in both the morning and afternoon peak-hour. Table 5 shows these observed queue
lengths along with the 95th percentile queue lengths predicted by the existing condition capacity
analyses. Adjustment factors were developed to relate the theoretical queue length to an actual
field queue length. These factors were used to convert the estimated 2020 and 2035 queue
lengths to actual field queue lengths. Table 5 shows both left-turn movements onto 28th Street
(US 36) from Palo Parkway and Kalmia Avenue are estimated to typically peak at around eight
vehicles. The typical peak queue lengths can be expected to be slightly less or more than eight
vehicles. 

CONCLUSIONS AND RECOMMENDATIONS

Trip Generation

1. The site is projected to generate about 285 vehicle-trips on the average weekday, with
about half entering and half exiting during a 24-hour period. During the morning peak-
hour, about five vehicles would enter and about 17 vehicles would exit the site. During the
afternoon peak-hour, about 17 vehicles would enter and about ten vehicles would exit.

Projected Levels of Service

2. The signalized intersection of 28th Street (US 36)/Palo Parkway is expected to operate at
an overall LOS “B” in the morning peak-hour and LOS “A” in the afternoon peak-hour with
all individual movements operating at LOS “D” or better through 2035, with or without the
addition of site traffic. 

3. The signalized intersection of 28th Street (US 36)/Kalmia Avenue is expected to operate at
an overall LOS “A” in both morning and afternoon peak-hours with all individual move-
ments operating at LOS “D” or better through 2035, with or without the addition of site
traffic.
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October 2, 2015 

Care of:  
Lauren Schevets 
Boulder Housing Partners 
4800 North Broadway 
Boulder, CO 80304 
 

RE: Tree inventory- 4525 Palo Parkway 
 
 
Taddiken Tree Company conducted an inventory of existing trees greater than 6 inches diameter at 
breast height (DBH) on property located at 4525 Palo Parkway, Boulder, CO. The purpose of the 
inventory was to locate and identify the species of trees present, measure the DBH, and evaluate the 
general health of the trees identified on the subject site. The tree inventory was completed in 
accordance with Boulder Revised Code (BRC) 9-2-14 (h)(2)(C) “Site Review”, BRC 1981; and 9-9-12, 
“Landscape Screening Standards” (Ordinance No. 7713). 
 
General Site Description 
The site, 3.216 acres in size, is a vacant field containing various vegetation as well as three species of 
deciduous trees. The site is bound by Palo Parkway to the south, Pleasant View Fields Sports Complex to 
the east, a wood lot to the north, and five houses to the west. 
 
Method 
Taddiken Tree performed the tree inventory on October 2, 2015. Weather was overcast and warm and 
trees were still active. Taddiken Tree inventoried, per the BRC, each tree with a diameter of 6 inches and 
over by identifying the species, measuring the trunk DBH (at approximately 54 inches above the ground) 
using a 20 foot diameter tape and evaluating the general condition of each tree (all stems on multistem 
trees were added together to get DBH). Trees and shrubs with a dbh less than 6 inches were not 
included in the survey.  
 
All trees inventoried were categorized into one of five groups: excellent, good, fair, poor or very 
poor.  The tree condition categories are defined as follows:  
 
Excellent – Healthy, vigorous tree. No apparent signs of insect, disease or mechanical injury. No 
corrective work required. Form representative of the species.  
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Good –   Better than average vigor. Little corrective work needed. Not quite perfect form. 
 

Fair – Average condition and vigor for the area. May be in need of some corrective pruning or repair. 
May lack desirable form characteristics of the species. May show minor insect injury, disease or 
physiological problem.  

Poor –   General state of decline. May show severe mechanical, insect or disease damage. Death not 
imminent. May require major repair or renovation.  

Very Poor – Includes “poor” above but is more extreme in that no amount of repair or renovation will 
lead to a desirable and sustainable tree.  Costs would exceed any benefit. 

Specific tree information is provided in Table 1.  A Tree Inventory Map was prepared on base mapping 
provided by MapCentrix and depicts the location of each tree and provides an identification number 
that corresponds to the tree described in Table 1. Tree species and health were verified by a Boulder 
licensed Certified Arborist on October 2, 2015. 

Summary of Results 

In total, 16 individual trees, composed of three separate species, were identified on the site. The species 
included plains cottonwood (Populus deltoides), Siberian elm (Ulmus pumila), and willow (Salix spp.). All 
trees on the site ranged from Good to poor.  

Native species present on the site included plains cottonwood and willow. The Siberian elm and clump 
or multi-stem trees are considered to be undesirable trees by the City of Boulder as these trees are 
easily damaged by storms, prone to insect and disease infestations, or predisposed to decay (City of 
Boulder Tree Planting Program 2015). 

During any future land use changes, landscape plans should utilize native, City of Boulder approved tree 
species and remove or manage undesirable tree species.  

Table 1. 4525 Palo Parkway October 2, 2015 Tree Inventory Results 

ID # Common Name DBH (in) Condition Comments or Recommendations 

1 Plains cottonwood 12* Fair 

-Multi-stem 
-Grade issues. Likely to encounter future 
problems. Extensive root zone protection needed 
if tree is to be preserved. 

2 Plains cottonwood 10 Fair 
- Grade issues. Likely to encounter future 
problems. Extensive root zone protection needed 
if tree is to be preserved. 

3 Plains cottonwood 10 Fair 
- Grade issues. Likely to encounter future 
problems. Extensive root zone protection needed 
if tree is to be preserved. 

4 Willow 155* Poor -Large multistem.  
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-Removal recommended 

5 Willow 98* Poor -Large multistem.  
-Removal recommended 

6 Willow 88* Poor -Large multistem.  
-Removal recommended 

7 Willow 56* Poor -Large multistem.  
-Removal recommended 

8 Willow 15* Poor -Large multistem.  
-Removal recommended 

9 Willow 11* Fair 

-Large multistem.  
-Removal recommended. However, if 
construction is to not interfere, tree can be 
spared. 

10 Willow 8* Fair 

-Large multistem.  
- Removal recommended. However, if 
construction is to not interfere, tree can be 
spared. 

11 Siberian elm 8 Very Poor -Large amounts of dieback. Tree is almost dead. 
-Removal Recommended 

12 Plains cottonwood 15 Fair -Root zone protection on east side if tree is to be 
preserved. 

13 Siberian elm 11 Fair 
-Considered undesirable  
-Pruning and root zone protection recommended 
if tree is to be preserved. 

14 Plains cottonwood 23 Good -Root zone protection on east side if tree is to be 
preserved. 

15 Siberian elm 14 Fair 
-Considered undesirable  
-Encroaching road 
-Removal recommended 

16 Siberian elm 9 Fair 
-Considered undesirable  
-Encroaching road 
-Removal recommended 

*Total DBH of all stems on multistem tree 

 

Report completed by: 

Taddiken Tree Company 

Adam Witte, Arborist IN-3445A 
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Figure 1. Aerial map of site produced by MapCentrix. Numbers correspond to ID# in Table 1.  
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Project Area

Prepared for: 
File: 6158 Figure 1.mxd (WH)
April 17, 2015 ±

Figure 1
Vicinity Map

4525 Palo Park

Portions of this document include intellectual property of ESRI and its licensors and are used herein under license. Copyright © 2013 ESRI and its licensors. All rights reserved.
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Prepared for:
File: 6158 Figure 2.mxd (WH)
April 22, 2015 ±

Figure 2
Site Description

4525 Palo Park

Portions of this document include intellectual property of ESRI and its licensors and are used herein under license. Copyright © 2012 ESRI and its licensors. All rights reserved.
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PHOTO LOG

BOULDER HOUSING PARTNERS - 4525 PALO PARKWAY PROJECT

APRIL 4, 2015

Photo 1 - Overview of the project area.  View is to the northwest.

Photo 2 - View of the crack willow riparian area around Four Mile Creek.  View is to the northeast.

Agenda Item 5B     Page 259 of 792



PHOTO LOG

BOULDER HOUSING PARTNERS - 4525 PALO PARKWAY PROJECT

APRIL 4, 2015

Photo 3 - Close-up of Four Mile Creek.  View is to the north.

Photo 4 - Large cattail marsh to the east of the project area.  View is to the east.
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SITE LOCATION MAP 

4525 Palo Parkway 
Boulder, Colorado 80301 

FIGURE 1 
Job No:  3011.05  
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SITE MAP 

4525 Palo Parkway 
Boulder, Colorado 80301 

FIGURE 2 
Job No:  3011.05  
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SUBJECT PROPERTY LINE�N�
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Boulder County Floodplain Map
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Complete Property Report for Account R0098286

Today's Date: 2/20/2015

%
��
�)

Property Address: �0�0 %1=� %I6J

�#�)2  �8=���

%�
���'	�4�
2 ��/��>������

����
2 �59J �?  �8=���

Mailing Address: % �  �N >&�

City, State, Zip:  �8=��� ��� �� �����

���,9���,���$�2 �> ,�' ,>�

�	4!#�#�#��2 %1=� %1�I � ,  �@

Legal Description: �89=�9 � %1=� %1�I �

Square Feet: ����/0�

1�
��2 ���0

1���������

1!!
���2 �0�0 %1=� %I6J Parcel No: ��/��>������

Tax Area: ����0� '�#$(4�
(��!2 %1=� %1�I

No. of Improvements: �

���!�

���!. ����
!�! Sale Date Sale Price
���0�/� ��F��F���/ ��F�/F���/ O����
���0�/� ��F��F���/ ��F�/F���/ O����
&�0��� �F��F�&�� �F��F�&�� O����
/���>� �F��F�&�� �F��F�&�� O����
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Total Account Value

1��	�� 1������!
9����2 ������� 0�����

��
	��	
�2 � �

=��!2 ������� 0�����

N?���	
��2 � �

Mill Levy �0�>�����

G��#�$

Property Address: �0�0 %1=� %I6J

Parcel No: ��/��>������

G��#�$2 ��

Wind Loads: ��>

Snow Loads: ��

Land Use Department Permits and Dockets

?���!��#�

Property Address: �0�0 %1=� %I6J

Parcel No: ��/��>������

?���!C���2 1�� N

?���!��)2 J��

FIRM Map Num: ��������&�<�����������<

�����#���

Property Address: �0�0 %1=� %I6J

Parcel No: ��/��>������

%
��#���2 ������>���

US Congressional District: �

State Senate District: ��
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State House District: ��

County Commissioner's
�#��
#��2 �

Survey Plat

No survey plat is associated with this location.
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CRITERIA FOR REVIEW 
 
Section 9-2-14(h), B.R.C. 1981, “Site Review” 
No site review application shall be approved unless the approving agency finds that: 
 
(1) Boulder Valley Comprehensive Plan: 
 
    (A) The proposed site plan is consistent with the land use map and the service area map and, 

on balance, the policies of the Boulder Valley Comprehensive Plan. 
 
Staff finds that the current proposal for medium density residential development is consistent with 
the goals, objectives and recommendations of the BVCP.  In general, the project supports 
opportunities for a variety of housing types for low- and moderate-income households and is 
generally consistent with established neighborhood character.   
 
The current proposal appears consistent with the following BVCP goals and policies: 

BVCP Policy Excerpt from BVCP  How the Proposal is Consistent with BVCP 
Policies 

1.19  Jobs:Housing 
Balance 

“The city will continue to be a major 
employment center and will seek opportunities 
to improve the balance of jobs and housing 
while maintaining a healthy economy.” 

The proposal would provide 44 residential 
units that are permanently affordable. 

2.03  Compact 
Development Pattern 

“…ensure that development will take place in 
an orderly fashion, take advantage of existing 
urban services, and avoid, insofar as possible, 
patterns of leapfrog, noncontiguous, scattered 
development …” 

The proposed project represents compact infill 
development that takes advantage of existing 
urban services. 

2.09  Neighborhoods as 
Building Blocks 

2.10  Preservation and 
Support for Residential 
Neighborhoods 

“All neighborhoods,…, should offer unique 
physical elements of neighborhood character 
and identity…” 

“…protect and enhance neighborhood 
character and livability…” 

The character of the surrounding area is 
primarily low- and medium-density residential 
development.  Based on the density of the 
Palo Park neighborhood to the west and the 
density and scale of Northfield Commons, the 
proposal is compatible with the character of 
the neighborhood.  The architectural character 
of the buildings is compatible with both the 
neo-traditional development seen in Northfield 
Commons and Kalmia Estates and the 
architecture of the Palo Park neighborhood. 

2.14 Mix of 
Complimentary Land 
Uses 

“In existing neighborhoods, a mix of land use 
types, housing sizes and lot sizes may be 
possible if properly mitigated and respectful of 
neighborhood character” 

The project will contain a mix of housing sizes, 
including townhome-style units fronting on 
Palo Parkway. The mix is respectful of the 
neighborhood character. 

Attachment B: Site Review Criteria Analysis 
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2.30  Sensitive Infill and 
Redevelopment 

2.31  Design of Newly-
Developing Areas 

2.32  Physical Design for 
People 

2.37  Enhanced Design 
for Private Sector 
Projects 

2.03  “avoid or adequately mitigate negative 
impacts and enhance the benefits of infill and 
redevelopment to the community and individual 
neighborhoods…promote sensitive infill and 
redevelopment.” 

2.31  “encourage a neighborhood concept for 
new development that includes a variety of 
residential densities, housing types, sizes and 
prices…” 

2.32  “take all reasonable steps to ensure 
that…redevelopment be designed in a manner 
that is sensitive to social, health and 
psychological needs” 

2.37  “…encourage or require quality 
architecture and urban design in private sector 
development that encourages alternative 
modes of transportation, provides a livable 
environment…” 

The proposed project represents sensitive infill 
development. The site layout and design 
provides buffers to adjacent development and 
sites higher-intensity uses away from existing 
development. The project contains a mix of 
residential densities with a diversity of housing 
types. The proposed architecture and urban 
design is compatible with the surrounding 
development and encourages alternative 
modes of transportation to the greatest extent 
possible, given the context. 

7.01  Local Solutions to 
Affordable Housing  

7.02  Permanently 
Affordable Housing 

7.01  “The city recognizes that affordable 
housing provides a significant community 
benefit…”  

7.02  “The city will increase the proportion of 
permanently affordable housing units to an 
overall goal of at least ten percent…” 

The creation of 44 permanently affordable 
housing units is consistent with this BVCP 
policy.   All units will be permanently 
affordable, serving families and individuals 
that earn between 30-60% AMI. 

Sustainable Urban Form 
(Core Value) 

2.31  Design of Newly-
Developing Areas 

“A diversity of employment, housing types, 
sizes and prices, and other uses to meet the 
needs of a diverse community”  

“The city will encourage a neighborhood 
concept for new development that includes a 
variety of residential densities, housing types, 
sizes and prices…” 

The project has diversity of permanently 
affordable housing types.  The project will 
contain a mix of residential densities with a 
diversity of housing types.  The development 
will contain townhome-style units, tri-plex units 
and apartment flats.  The project will provide 
both homeownership and rental opportunities.   

7.06  Mixture of Housing 
Types 

7.09  Housing for Full 
Range of Households  

 

7.09  “…encourage preservation and 
development of housing attractive to current 
and future households, persons at all stages of 
life and to a variety of household 
configurations”  

The project has a balanced mix of unit types 
that are attractive to a wide range of 
households with 1, 2, and 3 bedroom units. All 
units will have private open space.   

8.05  Diversity  “…support the integration of diverse cultures 
and socio-economic groups…”  

44 permanently affordable, diverse housing 
types will promote socioeconomic diversity. 

2.23  Trail 
Corridors/Linkages 

“In the process of considering development 
proposals, the city and county will encourage 
the development of paths and trails where 
appropriate for recreation and transportation, 
such as walking, hiking, bicycling or horseback 
riding…” 

The site is connected to the off-street multi-
use paths with a new public sidewalk 
connection on Palo Parkway and a soft 
surface trail that connects the north and east 
sides of the site to these paths.  
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The current proposal appears inconsistent with the following BVCP goals and policies.   

BVCP Policy Excerpt  How the Proposal is Inconsistent with 
BVCP Policies 

Core Value – Mobility 
Grid (Core Value)  

Sustainable Urban 
Form: (Core Value) “ 

2.19  Urban Open 
Lands 

2.21  Commitment to a 
Walkable and 
Accessible City 

“Over time, the city seeks to extend a more 
pedestrian and bike-friendly mobility grid to all 
parts of the community” 

“…encouraging new housing and mixed use 
neighborhoods in areas close to where people 
work…”  

“An integrated multimodal system with 
abundant, convenient and pleasant ways to get 
around on foot, by bike, and by local and 
regional transit service...” 

The site is not on a transit corridor, but it is 
well served by off street, multi-use paths that 
connect to the city’s larger mobility network.  
Transit opportunities are limited.  In particular, 
multimodal access is good to Centennial 
Middle School but the site is less connected to 
Crestview Elementary School (but would be 
better connected if some city-planned 
multimodal paths were constructed).   

 

 
    (B) The proposed development shall not exceed the maximum density associated with the 

Boulder Valley Comprehensive Plan residential land use designation.  Additionally, if the 
density of existing residential development within a three-hundred-foot area surrounding 
the site is at or exceeds the density permitted in the Boulder Valley Comprehensive Plan, 
then the maximum density permitted on the site shall not exceed the lesser of: 

 
    (i) The density permitted in the Boulder Valley Comprehensive Plan, or, 
 

The site is designated for a Medium Density Residential land use and the density 
is not permitted to exceed 14 dwelling units per acre.  At 13.7 dwelling units per 
acre, the project would conform to this density.  

 
N/A  (ii) The maximum number of units that could be placed on the site without waiving or 

varying any of the requirements of chapter 9-8, "Intensity Standards," B.R.C. 1981. 
 

    (C) The proposed development’s success in meeting the broad range of BVCP policies 
considers the economic feasibility of implementation techniques require to meet other site 
review criteria. 

 
The development would not be rendered infeasible in meeting the BVCP policies or the 
site review criteria based upon the requirements and recommendations made within these 
comments. 

 
(2) Site Design: Projects should preserve and enhance the community's unique sense of place 
through creative design that respects historic character, relationship to the natural environment, 
multi-modal transportation connectivity and its physical setting.  Projects should utilize site design 
techniques which are consistent with the purpose of site review in subsection (a) of this section and 
enhance the quality of the project.  In determining whether this subsection is met, the approving 
agency will consider the following factors: 
 
    (A) Open Space: Open space, including, without limitation, parks, recreation areas, and 

playgrounds: 
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The proposal includes the provision of a variety of usable open space, including a formal 
central green area with playground, informal natural areas, community gardens, patios, 
porches and decks.   

 
    (i) Useable open space is arranged to be accessible and functional and incorporates 

quality landscaping, a mixture of sun and shade and places to gather; 
 

The usable open space for the proposed development consists of both private 
open space (front porches, decks, and patios) and public open space (formal 
central green with playground, informal natural areas, community gardens, trail 
connections).  Areas for active and passive recreation are provided.  The areas for 
more active gathering include the central green, playground, picnic tables at the 
community center, and the community gardens.  The project provides areas for 
passive activities through the buffer with native landscaping and footpath along the 
west and the northern boundaries of the property, leading to the creek corridor.  
The formal park is centrally located and is easily accessed by the residents and 
visitors by various sidewalk connections.  Street trees will be provided along the 
drive access and Palo Parkway.  All public formal and informal open space areas 
will include high quality landscaping.  As part of the recommended conditions of 
approval, staff has asked for a detailed shadow analysis showing that the location 
of the community garden is feasible given the location next to a 3-story building. 

 
N/A   (ii) Private open space is provided for each detached residential unit; 
 

The project does not contain any detached units.  However, private open space 
will be provided for each dwelling unit as porches, decks, and patios. 

 
     (iii) The project provides for the preservation of or mitigation of adverse impacts to 

natural features, including, without limitation, healthy long-lived trees, significant 
plant communities, ground and surface water, wetlands, riparian areas, drainage 
areas and species on the federal Endangered Species List, "Species of Special 
Concern in Boulder County" designated by Boulder County, or prairie dogs 
(Cynomys ludiovicianus), which is a species of local concern, and their habitat; 

 
The applicant will not develop within the floodplain or wetland buffer areas, with 
the exception of the crusher fines path, which provides passive recreation 
opportunities and a more naturalized outdoor experience.  Based on a 
recommendation in the natural resource assessment, the applicant has proposed 
a buffer of native grass species and appropriate shrub and tree enhancement 
planting to support firefly habitat.  A detailed tree inventory was provided.  
Existing trees are a mix of invasive and native species not generally appropriate 
for preservation.  The applicant intends to preserve three trees on the western 
edge of the project, if possible, to provide shade and separation from the existing 
adjacent development.   
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    (iv) The open space provides a relief to the density, both within the project and from 
surrounding development; 

 
All units have private open spaces as porches, patios or decks, which will provide 
a relief in density within the development.  The formal park, play area and 
community gardens also provide internal relief to the density.  The site design 
utilizes the informal open space to the north and west to create a buffer to the 
existing neighborhood and provide a relief to the density.  Street tree plantings 
along Palo Parkway provide relief to the site’s density from the surrounding 
developments.   

 
    (v) Open space designed for active recreational purposes is of a size that it will be 

functionally useable and located in a safe and convenient proximity to the uses to 
which it is meant to serve; 

 
The formal park is easily accessed by the development and the neighborhood at 
large. The site is designed so that a large number of units are located directly on 
the park.  The park is large enough to accommodate all programmed activities.  
The applicant states that the play equipment is targeted towards younger 
children, with the understanding that there are several playgrounds and parks 
within walking and biking distance for older children. 

 
    (vi) The open space provides a buffer to protect sensitive environmental features and 

natural areas; and 
 

The site plan has preserved open space on the northern boundary of the property 
to protect wetlands and habitat associated with Four Mile Creek.  No 
development will occur within the wetland buffers, with the exception of the 
footpath and water quality ponds. 

 
    (vii) If possible, open space is linked to an area- or city-wide system. 
 

The subject property has easy access to open space located to the north and 
east, along Fourmile Canyon Creek.  The Fourmile Canyon Creek multi-use path 
runs alongside the eastern side of the site and provides direct access to open 
space.  Convenient sidewalk connections connect the formal and informal open 
space to the multi-use path. 

 
N/A (B) Open Space in Mixed Use Developments (Developments that contain a mix of 

residential and non-residential uses) 
 

     (C) Landscaping 
 

    (i) The project provides for aesthetic enhancement and a variety of plant and hard 
surface materials, and the selection of materials provides for a variety of colors 
and contrasts and the preservation or use of local native vegetation where 
appropriate; 
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Landscaping is planned to be installed according to the Landscape Plan (see 
Attachment A).  The project includes a variety of planting areas including but not 
limited to, required plantings along rights-of-ways, along pedestrian pathways 
and within the formal park and informal natural area.  The selection of plants and 
their relationship to the surrounding greenspaces and buildings are aesthetically 
attractive and provide a relief to the proposed density.  The proposed 
landscaping includes a mix of large shade trees and a variety of understory 
planting appropriate to the surrounding use and ecological niche.   

 
     (ii) Landscape design attempts to avoid, minimize or mitigate impacts on and off site 

to important native species, healthy, long lived trees, plant communities of special 
concern, threatened and endangered species and habitat by integrating the 
existing natural environment into the project; 

 
The applicant intends to retain three mature trees on the project, if possible.  No 
important native species plant communities of special concern threatened and 
endangered species and habitat would be impacted on this project.  See the 
previous discussion regarding the wetland protection and enhanced habitat.  The 
surrounding natural environment will be improved through the site and landscape 
design. 

 
    (iii) The project provides significant amounts of plant material sized in excess of the 

landscaping requirements of sections 9-9-12, "Landscaping and Screening 
Standards," and 9-9-13, "Streetscape Design Standards," B.R.C. 1981; and 

 
The project will significantly add to the existing vegetative cover adding an 
excess of required street trees, open space planting and mix of shrubs and 
perennials throughout the project. 

 
    (iv) The setbacks, yards and useable open space along public rights of way are 

landscaped to provide attractive streetscapes, to enhance architectural features 
and to contribute to the development of an attractive site plan. 

 
Proposed landscaping significantly improves the Palo Parkway streetscape and 
provides for transitions between the more public circulation system and private 
yards internal to the project. 

 
    (D) Circulation: Circulation, including, without limitation, the transportation system that serves 

the property, whether public or private and whether constructed by the developer or not: 
 

    (i) High speeds are discouraged or a physical separation between streets and the 
project is provided; 

 
High traffic speeds are discouraged on the private access drive by having a 
narrow width (20’), the presence of on-street parking, defined pedestrian 
crossings and curb extensions (bump-outs).  The proposed network on the site 
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will not be used for through traffic but only by residents and visitors of the 
development. 

 
    (ii) Potential conflicts with vehicles are minimized; 
 

In addition to slowing traffic through the strategies outline above, potential 
conflicts with vehicles are minimized through strong pedestrian connections 
throughout the site, crosswalks and curb extensions (bump-outs).  The site 
design is such that automobiles are physically separated from and made 
subordinate to bicyclists and pedestrians. 

 
    (iii) Safe and convenient connections are provided that support multi-modal 

mobility through and between properties, accessible to the public within the 
project and between the project and the existing and proposed transportation 
systems, including, without limitation, streets, bikeways, pedestrianways and 
trails; 

 
The site design includes frequent pedestrian connections for use by 
pedestrians and bicyclists, which connect to the existing multi-model network.  
The following connections are planned: 
 

 A direct sidewalk connection from Ridgeway Street to provide access 
to/from the surrounding area into the site via an enhanced promenade.   

 A soft surface footpath along the west and north sides of the property, 
connecting to the multi-modal path to the east.   

 Extension of the sidewalk along the north side of Palo Parkway to 
provide a direct safe connection from the neighborhood to the multi-
use path and soccer fields. 

 Sidewalks throughout the development to connect residents to open 
space areas and amenities. 

 
The planned connections, coupled with the detached sidewalks within the 
development, support multi-model mobility on the site. 
 

     (iv) Alternatives to the automobile are promoted by incorporating site design 
techniques, land use patterns, and supporting infrastructure that supports and 
encourages walking, biking, and other alternatives to the single-occupant 
vehicle; 

 
The project contains a number of elements that support and encourage walking 
and biking.  The design includes frequent and convenient connections for 
pedestrians and bicyclists (see above).  In addition to the multi-modal 
connections and traffic calming measures, this project will include bike parking 
(short-term and long-term) scattered throughout the site in order to maximize 
accessibility and encourage biking for residents.  The proposed TDM plan 
includes the provision of neighborhood eco passes to all residents, bike parking 
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in excess of requirements, and a contribution toward the cost to install transit 
enhancements like benches and bike racks at the existing southbound transit 
stop on 28th Street in order to encourage individuals to bike to the transit stop 
(see below). 
 

     (v) Where practical and beneficial, a significant shift away from single-occupant 
vehicle use to alternate modes is promoted through the use of travel demand 
management techniques; 

 
The applicant has submitted a Transportation Demand Management (TDM) 
plan, which has been reviewed and approved.  A significant shift away from 
single-occupant vehicles may not be entirely practical or realistic given that 
public transit opportunities are limited.  The closest transit route is located on 
28th Street, which is approximately 0.5 mile from the site.  The local 205 bus 
route runs along 28th Street, which connects Gunbarrel and the downtown 
Boulder Transit Center.  However, the applicant has committed to providing 
Neighborhood EcoPasses to residents of the development and contributing 
toward the cost to install transit enhancements like benches and bike racks at 
the existing southbound transit stop on 28th Street. 
 
The site is well connected for bicyclists and pedestrians.  The TDM includes the 
provision of excess short-term bike parking and the applicant intends to 
implement an earn-a-bike program for residents.   
 

     (vi) On-site facilities for external linkage are provided with other modes of 
transportation, where applicable; 

 
See (iv) above. 

 
      (vii) The amount of land devoted to the street system is minimized; and 
 

The amount of land devoted to the street system is the minimum necessary to 
accommodate an access drive that is 20’ in width and parallel parking.  The 
Fire Department has communicated that 20’ is the minimum width necessary to 
adequately serve the development. 

 
     (viii) The project is designed for the types of traffic expected, including, without 

limitation, automobiles, bicycles, and pedestrians, and provides safety, 
separation from living areas, and control of noise and exhaust. 

 
The project is designed and scaled to accommodate all modes of travel.  Low 
vehicular traffic is expected and the project will emulate a typical 
neighborhood feel with front porches and units oriented to streets.  A detached 
sidewalk with tree lawn and on-street parking provide separation for the 
pedestrian.  Traffic calming and pedestrian safety measures are proposed.  
The design of the buildings, including the front porches and the placement of 
windows and doors are such that a transparency and activity is reinforced at 
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the ground level of all proposed buildings, which enhances the pedestrian 
experience. 
 

    (E) Parking 
 

     (i) The project incorporates into the design of parking areas measures to provide 
safety, convenience, and separation of pedestrian movements from vehicular 
movements; 

 
The private access drive is lined with parallel parking spaces.  Sidewalks have 
been detached with tree lawns adjacent to the parallel parking, where 
possible, but remain attached on the north and east sides of the property.  The 
tree lawns create separation and enhance the pedestrian experience.  Where 
the sidewalks are attached, the parallel parking will create separation for 
pedestrians.  A five-foot wide detached sidewalk with an eight-foot wide 
landscape strip is proposed adjacent to the property on Palo Parkway.  Only 
one access point is proposed for Palo Parkway, which reduces vehicular 
conflicts.  The design includes three defined crossings of the internal drive 
access, which will provide safe crossing for pedestrians from the interior to the 
exterior of the loop drive.  The proposed soft surface trail that runs along the 
west and north sides of the property is completely separated from vehicular 
movements and will connect directly to the sidewalk on Palo Parkway and the 
multi-use path to the east. 
 

     (ii) The design of parking areas makes efficient use of the land and uses the 
minimum amount of land necessary to meet the parking needs of the project; 

 
The majority of parking will be provided as parallel spaces along a complete 
street pattern.  One small parking area is provided on the northeast corner of 
the site.  The applicant is proposing a 23 percent parking surplus per the land 
use code.  However, the applicant hired a transportation engineering firm to 
conduct a survey of four of BHP’s family-oriented properties and determined 
that the provision of 1.4 spaces per unit would provide sufficient parking for 
the proposed development.  Staff concurs with this estimate, given the desire 
to minimize impacts on adjacent public rights-of-way.  Hence, staff finds that 
the minimum amount of land necessary is devoted to parking on the site. 

 
     (iii) Parking areas and lighting are designed to reduce the visual impact on the 

project, adjacent properties, and adjacent streets; and 
 

As stated above, parking has been designed to reduce visual impact by siting 
the parking area away from the public realm and through the use of 
landscaping.  No lighting is expected to create adverse visual impacts.  Any 
lighting installations will be subject to the Outdoor Lighting requirements of 
section 9-9-16, B.R.C. 
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     (iv) Parking areas utilize landscaping materials to provide shade in excess of the 
requirements in subsection 9-9-6(d), and section 9-9-14, "Parking Lot 
Landscaping Standards," B.R.C. 1981. 

 
The overall parking design is laid out as a complete street network, rather than 
consolidated head-in parking pattern.  Private street trees, screening on 
property lines and planting throughout the project provides an excess of 
minimum requirements.   

 
    (F) Building Design, Livability, and Relationship to the Existing or Proposed 

Surrounding Area 
 

      (i) The building height, mass, scale, orientation, architecture and configuration 
are compatible with the existing character of the area or the character 
established by adopted design guidelines or plans for the area; 

 
In all, the proposed project represents infill development that is compatible 
with the surrounding low and medium density residential in the area.  As 
described in the ‘Key Issues’ section of the memo, staff finds that the design of 
the community center could to be emphasized to have more architectural 
presence and clearly articulate to the residents and visitors the center, or 
nexus, of the development. However, as a whole, the proposal continues to 
meet this criterion without this modification. 
 
Mass and Scale: 
The majority of the structures are proposed as human-scaled two story 
structures.  Building mass and scale are appropriate given the established 
character of the neighborhoods surrounding the site.  The majority of the 
surrounding structures are two stories in height.  However, there are several 
three-story structures in Northfield Commons.  The three-story buildings on 
the subject property are located on the northeast corner, facing the multi-use 
path and soccer fields.  Thus, building massing would be in between the 
allowable scales found in Northfield Commons and existing development to 
the west. 
 
Orientation: 
Buildings are oriented toward the street or private access by locating building 
entries, front porches and additional glazing along the facades facing the drive 
access.  Pedestrian scale architectural features and materials are utilized at 
the pedestrian level, including stone and awnings, adding to the pedestrian 
interest at the street.  The requested setback modifications would contribute to 
creating a building forward design that enhances the pedestrian experience 
along Palo Parkway and are compatible with surrounding development 
patterns. 
 
Architecture: 
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The architecture of the rental buildings is described as a “blend of traditional 
farmhouse and contemporary craftsman.” The buildings are neo-traditional in 
design with articulated front porches and steep pitched roofs.  To complement 
existing development patterns, two-story townhomes are proposed along the 
south end of the site with entrances addressing Palo Parkway and articulated 
front porches facing the interior drive access.  The apartment buildings are 
three-stories with pitched roofs and front porches that address the internal 
drive and multi-use path to the east.  Balconies are located on the rear of the 
buildings to interact with the common green space.   
 
The three tri-plex structures to be built by Habitat for Humanity are also 
traditional in design with gabled roofs and covered porches.  However, the 
buildings also incorporate modern craftsman-style references with timber 
posts and eaves and decorative collar ties of timber or lumber.  The proposed 
building materials include painted cement board siding, in horizontal lap and 
vertical board and batten configurations, stone veneer, and a combination of 
composite and metal roofing.   
 
The character of the proposed buildings is compatible with both the neo-
traditional development seen in Northfield Commons and Kalmia Estates and 
the architecture of the Palo Park neighborhood. 
 
Configuration: 
As stated above, two-story townhomes are proposed along the south end of 
the site addressing Palo Parkway to complement existing development 
patterns.  The three-story apartment buildings were intentionally sited at the 
far northeast corner of the property in order to shift density away from existing 
residential development.  This location reduces impacts to neighboring 
properties and results in building scales that appropriately transition down to 
match the intensities of Northfield Commons and Palo Park. 
 
Height: 
See discussion below under criterion (ii). 
 

     (ii) The height of buildings is in general proportion to the height of existing 
buildings and the proposed or projected heights of approved buildings or 
approved plans or design guidelines for the immediate area; 

 
Considering the objectives achieved in granting the height modification, staff 
finds that the proposed height of buildings is in general proportion to the 
heights of existing and proposed buildings.  The majority of the structures are 
proposed as human-scaled two story structures.  The proposed siting of the 
three-story buildings reduces impacts to neighboring properties and results in 
building scales that appropriately transition down to match the intensities of 
Northfield Commons and Palo Park.  The perceived scale of the larger 
buildings will be buffered by the Pleasant View Fields soccer sports complex 
to the east and Fourmile Canyon Creek open space to the north and east.  
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Additionally, the provision of steep pitched roofs on the apartment buildings 
supports compatibility with the surrounding neighborhood, which is neo-
traditional in character. 
 
The majority of the structures surrounding the subject property are two stories 
in height.  The homes to the west in Palo Park development are estimated to 
be approximately 25-feet in height.  Several of the homes in Northfield 
Commons directly across Palo Parkway are at, or close to, the 35-foot limit, 
including 3256 Palo Parkway and 3288 Palo Parkway.  There are also several 
three-story structures in Northfield Commons, including the 8-plex buildings 
that are three stories but are below the 35-foot limitation. 
 
Refer to the ‘Key Issues’ section of the memo for additional information. 

 
     (iii) The orientation of buildings minimizes shadows on and blocking of views from 

adjacent properties; 
 

As indicated in the submitted Shadow Analysis the 3-story buildings are 
situated on the site such that shadows on other buildings are minimized and 
no views from other buildings are affected.  All proposed buildings are subject 
to, and the applicant has demonstrated compliance with, the Solar Access 
standards for Solar Access Area II, as required by section 9-9-17, B.R.C. 
1981.  The proposed locations and orientations for the three-story buildings 
minimizes shadows on and blocking of views from adjacent properties.  There 
are no shadows projected in the deepest part of the winter that would 
encroach on the rooftop, the area protected under Solar Access Area II.   

 
      (iv) If the character of the area is identifiable, the project is made compatible by 

the appropriate use of color, materials, landscaping, signs, and lighting; 
 

As stated above, buildings are neo-traditional in design with front porches, 
gable roofs, and principal orientation to the street.  The Palo Park 
neighborhood surrounds the site to the west and north.  The portion of Palo 
Park adjacent to the site to the west (Palo Park No. 4) consists of modest 
detached single-family homes on small lots (ranging from about 3,000-5,000 
square feet), which was developed in the 1980’s. The Northfield Commons 
development contains single-family detached homes, duplexes, 4-plexes and 
8-plexes. Northfield Commons is a neo-traditional development with a grid 
street layout, alley-loaded garages, reduced setbacks and front porches that 
address the street.  Since Concept Plan, changes have been made to the site 
design to provide a more complete street design with parallel parking and tree 
lawns.  In general, the proposal relates well to the materials, form and mass of 
the buildings in the surrounding neighborhoods and the existing development 
patterns. 

 
      (v) Projects are designed to a human scale and promote a safe and vibrant 

pedestrian experience through the location of building frontages along public 
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streets, plazas, sidewalks and paths, and through the use of building 
elements, design details and landscape materials that include, without 
limitation, the location of entrances and windows, and the creation of 
transparency and activity at the pedestrian level; 

 
As stated above, the project will promote a safe and vibrant pedestrian 
experience with a detached sidewalk and buffering tree lawn along the public 
right-of-way associated with the development (Palo Parkway).  The internal 
vehicular and pedestrian circulation pattern, although private, will be lined with 
attractive green spaces that are fronted on by dwellings and establishes a 
pedestrian friendly streetscape.  Buildings front directly to street with attractive 
front porches, entries, and rear patios making the development inviting and 
attractive.  A pedestrian level of detailing, such as windows, railings, porch 
detailing and other architectural elements, are given prominence.  Various 
secondary pedestrian pathways cross through the development. 

 
     (vi) To the extent practical, the project provides public amenities and planned 

public facilities; 
 

The project includes the construction of a 5-foot detached sidewalk along Palo 
Parkway and the dedication of a public access easement for the soft surface 
trail connection from Palo Parkway to the multi-use path at the northeast end 
of the site.  The development supports the planned sidewalks, utilities, streets, 
bike paths and street trees contemplated in the area’s planning. 

 
    (vii) For residential projects, the project assists the community in producing a 

variety of housing types, such as multifamily, townhouses and detached single 
family units, as well as mixed lot sizes, number of bedrooms and sizes of 
units; 

 
The project will contain a mix of residential densities with a diversity of housing 
types.  The family-oriented development will contain 11 townhome-style units, 
9 tri-plex units and 24 apartment flats.  The total unit mix would be 13 one-
bedroom units, 14 two-bedroom units and 17 three-bedroom units.  The 
project will provide both homeownership and rental opportunities.  Boulder 
Housing Partners plans to develop and manage 35 rental units and Flatirons 
Habitat for Humanity will develop nine, three-bedroom homes for purchase.  
All units will be permanently affordable, serving families and individuals that 
earn between 30-60% AMI. 

 
     (viii) For residential projects, noise is minimized between units, between buildings, 

and from either on-site or off-site external sources through spacing, 
landscaping, and building materials; 

 
The applicant states that strategies will be employed in the construction of the 
building and the demising walls between units such that all applicable codes 
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for noise transmission are met or exceeded.  Setbacks and landscaping 
provide sound buffers throughout the project and to adjacent properties.   

 
     (ix) A lighting plan is provided which augments security, energy conservation, 

safety, and aesthetics; 
 

Final lighting will be evaluated at the Technical Documents review process.  
All proposed lighting fixtures must comply with the Outdoor Lighting 
Ordinance. 

 
     (x) The project incorporates the natural environment into the design and avoids, 

minimizes, or mitigates impacts to natural systems; 
 

As stated above, the major component of the natural environment associated 
with the site is the Four Mile Creek to the north.  The proposed plan offers 
protection to the wetlands and habitat by providing open space along this 
creek corridor.  No negative impacts to the environment would occur or 
hazards created because of the site development. 

 
    (xi) Buildings minimize or mitigate energy use; support on-site renewable energy 

generation and/or energy management systems; construction wastes are 
minimized; the project mitigates urban heat island effects; and the project 
reasonably mitigates or minimizes water use and impacts on water quality. 

 
In general, buildings are oriented to take advantage of renewable energy 
systems and will be required at the building permit stage to demonstrate 
compliance with the city’s green points program.  All buildings have either 
significant south or east facing roofs.  BHP has stated that they have a goal of 
achieving a near net zero energy use for this project.  To achieve these 
energy goals, the project will employ numerous strategies including, but not 
limited to: low energy lighting fixtures, EnergyStar appliances, high 
performance mechanical systems, smart framing and super insulated walls 
and roofs, and solar PV.  In addition to reducing energy use, the project will 
achieve greater sustainability goals through the following: low water use 
plumbing fixtures, efficient irrigation systems and landscape materials, 
construction waste management, continuous mechanical ventilations, and low 
VOC interior paints, adhesives, and sealants.  As conditions of approval, the 
applicant will provide electrical wiring for one EV charging station and conduit 
will be placed inside all buildings to facilitate future PV installation. 
 

     (xii) Exteriors or buildings present a sense of permanence through the use of 
authentic materials such as stone, brick, wood, metal or similar products and 
building material detailing; 

 
The design includes the use of cement board lap siding as the primary siding 
material with the use of accent materials like vertical shake shingles, stone 
veneer, timber posts and eaves, decorative collar ties of timber or lumber and 

Comment [CF1]: Need the “stock” analysis about 
meeting the city’s energy code on top of all of this.  
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metal roofing.  The stone veneer is concentrated on the townhome buildings 
along Palo Parkway to interact with existing development to the south.  A 
pedestrian level of detailing, such as railings, porch detailing and other 
architectural elements is given prominence.   

 
     (xiii) Cut and fill are minimized on the site, the design of buildings conforms to the 

natural contours of the land, and the site design minimizes erosion, slope 
instability, landslide, mudflow or subsidence, and minimizes the potential 
threat to property caused by geological hazards; 

 
The property has a gentle two percent slope from the southwest corner to the 
northeast corner.  The overall slope will be maintained and areas of cut and fill 
have been minimized.  The design of the homes conforms to the natural 
contours of the land.  See civil plans for current and proposed contours. 

 
N/A  (xiv) In the urbanizing areas along the Boulder Valley Comprehensive Plan 

boundaries between Area II and Area III, the building and site design provide 
for a well-defined urban edge; and 

 
N/A  (xv) In the urbanizing areas located on the major streets shown on the map in 

Appendix A of this title near the Boulder Valley Comprehensive Plan 
boundaries between Area II and Area III, the buildings and site design 
establish a sense of entry and arrival to the City by creating a defined urban 
edge and a transition between rural and urban areas. 

 
    (G) Solar Siting and Construction: For the purpose of ensuring the maximum potential for 

utilization of solar energy in the City, all applicants for residential site reviews shall place 
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: 

 
    (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. 

 
Buildings are oriented to take advantage of solar energy systems and have 
either south or east facing roofs to accommodate PV systems.  As indicated in 
the submitted Shadow Analysis, the 3-story buildings are situated on the site 
such that shadows on other buildings are minimized and no views from other 
buildings are affected.  All proposed buildings are subject to, and the applicant 
has demonstrated compliance with, the Solar Access standards for Solar 
Access Area II, as required by section 9-9-17, B.R.C. 1981.  The proposed 
locations and orientations for the three-story buildings minimizes shadows on 
adjacent properties. 

 
     (ii)  Layout and Building Siting: Lots are oriented and buildings are sited in a way 

which maximizes the solar potential of each principal building.  Lots are 
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designed to facilitate siting a structure which is unshaded by other nearby 
structures.  Wherever practical, buildings are sited close to the north lot line to 
increase yard space to the south for better owner control of shading. 

 
See above.  The setbacks and positioning of buildings on the site is conducive 
to solar access for all buildings on the site.  The buildings are configured to 
minimize shading of each other and of adjacent structures.  BHP intends to 
explore the use of solar PV on appropriate roof areas. 

 
     (iii) Building Form: The shapes of buildings are designed to maximize utilization of 

solar energy.  Buildings shall meet the solar access protection and solar siting 
requirements of section 9-9-17, "Solar Access," B.R.C.  1981. 

 
The form of the buildings has considered all aspects for balancing the 
potential for solar energy, the provision of open space in prioritizing the 
pedestrian, and developing a site plan that adheres to principles of good urban 
design.  As stated above, building forms are conducive to solar panel 
installation.  There are no shadows projected in the deepest part of the winter 
that would encroach on the rooftop, the area protected under Solar Access 
Area II.  Thus, solar panels could effectively be installed on the rooftops. 

 
    (iv) Landscaping: The shading effects of proposed landscaping on adjacent 

buildings are minimized. 
 

There are no identified conditions where proposed plantings could negatively 
affect solar access of buildings in the future. 

 
N/A (H) Additional Criteria for Poles Above the Permitted Height: No site review application 

for a pole above the permitted height will be approved unless the approving agency finds 
all of the following: 

 
N/A (I) Land Use Intensity Modifications 
 
Pursuant to section 9-8-4, B.R.C. 1981, the applicant is requesting a density bonus for the 
provision of affordable housing to 14 dwelling units per acre, which is consistent with the Medium 
Density Residential land use designation.  However, this request is not required to meet the criteria 
of this section. 
 

 N/A (i) Potential Land Use Intensity Modifications: 
 

(a) The density of a project may be increased in the BR-1 district through a 
reduction of the lot area requirement or in the Downtown (DT), BR-2, or MU-3 
districts through a reduction in the open space requirements. 
 
(b) The open space requirements in all Downtown (DT) districts may be reduced 
by up to one hundred percent. 
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(c) The open space per lot requirements for the total amount of open space 
required on the lot in the BR-2 district may be reduced by up to fifty percent. 
 
(d) Land use intensity may be increased up to 25 percent in the BR-1 district 
through a reduction of the lot area requirement. 
 

N/A (ii) Additional Criteria for Land Use Intensity Modifications: A land use intensity 
increase will be permitted up to the maximum amount set forth below if the 
approving agency finds that the criteria in paragraph (h)(1) through subparagraph 
(h)(2)(H) of this section and following criteria have been met: 

 
N/A (J) Additional Criteria for Floor Area Ratio Increase for Buildings in the BR-1 District 
 
N/A (K) Additional Criteria for Parking Reductions: The off-street parking requirements of 

section 9-7-1, “Schedule of Form and Bulk Standards,” B.R.C.  1981, may be modified as 
follows: 

 
N/A (L) Additional Criteria for Off-Site Parking: The parking required under section 9-9-6, 

"Parking Standards," B.R.C.  1981, may be located on a separate lot if the following 
conditions are met: 
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From: Chris Angelovic
To: boulderplanningboard; Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa;

Shoemaker, Andrew; Weaver, Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert,
Sloane; martensb@boulderhousingpartners.org; SchevetsL@boulderhousing.org

Subject: 4525 Palo Parkway
Date: Friday, April 22, 2016 10:50:24 AM
Attachments: Dear Boulder Planning Board.pdf

To whom it may concern,

Please find the attached letter detailing my family's concerns with the proposed
development at 4525 Palo Parkway.  This project will definitely impact our small
neighborhood in a negative way and we urge you all to please take the proper steps
to ensure the safety of all in the neighborhood.

Thanks,
Chris
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Dear Boulder Planning Board, 
 
My wife and I live at 3810 Hauptman Ct, and we’re writing to voice our objections to the current site plan for 4525 Palo Parkway.   
 
Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by the City of Boulder in any 
meaningful way.  Our primary concern is traffic and safety, given that the location of this development will require all workforce traffic to pass 
through our neighborhood streets.  
 
We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an increase in the ownership to 
rental ratio. The proposed development at 4525 Palo is more dense than ALL of the adjacent neighborhoods, and is located at the most interior 
location, which defies good neighborhood planning. At the last City Council meeting, the City staff presented 4525 Palo as being consistent with the 
density of Northfield Commons. When questioned by the Council, it was explained that City Staff’s density calculations were calculated in an 
incongruent manner: the proposed development is actually 20% more dense that the densest portion of Northfield Commons, and more than twice 
as dense as the surrounding Palo and Kalmia 38 neighborhoods. 
 
This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 miles from public transport and 
not near to community shopping areas.   
 
We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. Under Article 7-1308 of the 
Land Use Code, there is a requirement that all dedicated lands of school districts must undergo review by both Planning Commission and the Parks 
and Open Space Advisory Board prior to any disposition or sale. In the case of the 4525 annexation, these requirements were not met during the 
sale, leading to defects in the property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 
4525 Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed this finding.   
 
Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and specific purposes outlined in the 
plat, making the current proposed private residential use non-conforming with precedent set by each of the other 4 dedications on the Palo 
plat. 
 
When the City does not follow its own laws, guidance and processes for development based upon the premise of an ‘affordable housing 
emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should not bear the brunt of these damages. We are 
disappointed in the City of Boulder and its response thus far to our objections.  The City has never extended a meditation process to our 
neighborhood, despite our neighborhood’s consistent requests to the City for help.   
 
We have been willing to work with the City from the beginning and are not opposed to affordable housing: our neighborhood, unlike most 
Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  We would prefer a higher ownership to rental ratio for 
this new development and believe this would be more consistent with our neighborhood, but were only recently informed that it is not possible for 
Boulder Housing Partners (BHP) to create a development of less than 35 units, and that they only do rental units. Based upon this information, we 
feel that BHP was the wrong developer to consider for this location. Right now, the only financially viable possibility of a density reduction would 
be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come to a fair compromise on this. 
 


We have the following requests that we hope you will consider. 
 


 We request that the Planning Board support a 20% reduction of units to match the most dense portion of the adjacent neighborhood: 
this would be a total of 35 units for this development. This will alleviate some of our traffic concerns, and be more in alignment with our 
existing neighborhood density and character. 
 


 We request that the additional square footage freed up by the reduction in units be used to create a larger park area for this 
development, so it could become more of a community gathering spot for children and adults, which would be in alignment with the 
stated ‘community building’ objective of this project. 
 


 We request that BHP give preference in their tenant selection process to those who will use alternative modes of transportation, to 
reduce the traffic load through our neighborhood streets.  We have also requested that the City provide more options to reduce car 
ownership for affordable residents, including Uber credits, and a van/shuttle service to the bus stop/community shopping. 


 We request the most expedient and economical traffic calming measures be installed 
ASAP:  a reduction in the speed limit from 25 to 15 MPH in our neighborhood, the 
addition of 3 and 4 way stops to reduce speeding on Palo, Ouray and Paonia streets, 
and the addition of crosswalks so that neighborhood children can cross the streets 
safely. 
 







 We request that some stone accents be added to the buildings in this development to be more in character with our neighborhoods, 
and that in lieu of garages, proper storage be provided for these units. 
 


 We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal Aviation Administration be 
published. 
 


 We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo Parkway (i.e. no Soccer 
Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.) 


 
Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood (our HOAs are in the process 
of establishing neighborhood committees to address some of these issues).  We desperately need a more thorough geological study to be 
conducted. A consulting Senior Hydrogeologist had the following to say about the studies done at 4525 Palo thus far: 
 
“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't amount to anything other than 
desktop speculation as to groundwater conditions . . . note Page 15: 
 
          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required to accurately determine 
groundwater gradient on the Subject Site."  
 
In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed: 


 Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic gradient and connection 
between groundwater beneath the Site and surface water in the creek 


 One year of water level monitoring to determine seasonal variations in the hydraulic connection between surface water and 
groundwater 


 Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface water, and to evaluate the 
impact of construction and loss of precipitation infiltration on the existing basement flooding issues of the low lying homes 
adjacent and to the north of the creek. 


Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate the basement flooding in the 
lower elevation properties on the north side of the creek, and cause additional drainage issues in the neighborhood, which would be disastrous, at 
this point.  Please do the proper studies to ensure our neighborhood does not incur further flooding and drainage issues! 
 
We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your own neighborhood and 
community.  You are our last hope. 
 
Regards, 
 
Chris & Kelly Angelovic 
3810 Hauptman Ct, Boulder, CO 80301 
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Dear Boulder Planning Board, 
 
My wife and I live at 3810 Hauptman Ct, and we’re writing to voice our objections to the current site plan for 4525 Palo Parkway.   
 
Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by the City of Boulder in any 
meaningful way.  Our primary concern is traffic and safety, given that the location of this development will require all workforce traffic to pass 
through our neighborhood streets.  
 
We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an increase in the ownership to 
rental ratio. The proposed development at 4525 Palo is more dense than ALL of the adjacent neighborhoods, and is located at the most interior 
location, which defies good neighborhood planning. At the last City Council meeting, the City staff presented 4525 Palo as being consistent with the 
density of Northfield Commons. When questioned by the Council, it was explained that City Staff’s density calculations were calculated in an 
incongruent manner: the proposed development is actually 20% more dense that the densest portion of Northfield Commons, and more than twice 
as dense as the surrounding Palo and Kalmia 38 neighborhoods. 
 
This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 miles from public transport and 
not near to community shopping areas.   
 
We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. Under Article 7-1308 of the 
Land Use Code, there is a requirement that all dedicated lands of school districts must undergo review by both Planning Commission and the Parks 
and Open Space Advisory Board prior to any disposition or sale. In the case of the 4525 annexation, these requirements were not met during the 
sale, leading to defects in the property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 
4525 Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed this finding.   
 
Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and specific purposes outlined in the 
plat, making the current proposed private residential use non-conforming with precedent set by each of the other 4 dedications on the Palo 
plat. 
 
When the City does not follow its own laws, guidance and processes for development based upon the premise of an ‘affordable housing 
emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should not bear the brunt of these damages. We are 
disappointed in the City of Boulder and its response thus far to our objections.  The City has never extended a meditation process to our 
neighborhood, despite our neighborhood’s consistent requests to the City for help.   
 
We have been willing to work with the City from the beginning and are not opposed to affordable housing: our neighborhood, unlike most 
Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  We would prefer a higher ownership to rental ratio for 
this new development and believe this would be more consistent with our neighborhood, but were only recently informed that it is not possible for 
Boulder Housing Partners (BHP) to create a development of less than 35 units, and that they only do rental units. Based upon this information, we 
feel that BHP was the wrong developer to consider for this location. Right now, the only financially viable possibility of a density reduction would 
be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come to a fair compromise on this. 
 

We have the following requests that we hope you will consider. 
 

 We request that the Planning Board support a 20% reduction of units to match the most dense portion of the adjacent neighborhood: 
this would be a total of 35 units for this development. This will alleviate some of our traffic concerns, and be more in alignment with our 
existing neighborhood density and character. 
 

 We request that the additional square footage freed up by the reduction in units be used to create a larger park area for this 
development, so it could become more of a community gathering spot for children and adults, which would be in alignment with the 
stated ‘community building’ objective of this project. 
 

 We request that BHP give preference in their tenant selection process to those who will use alternative modes of transportation, to 
reduce the traffic load through our neighborhood streets.  We have also requested that the City provide more options to reduce car 
ownership for affordable residents, including Uber credits, and a van/shuttle service to the bus stop/community shopping. 

 We request the most expedient and economical traffic calming measures be installed 
ASAP:  a reduction in the speed limit from 25 to 15 MPH in our neighborhood, the 
addition of 3 and 4 way stops to reduce speeding on Palo, Ouray and Paonia streets, 
and the addition of crosswalks so that neighborhood children can cross the streets 
safely. 
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 We request that some stone accents be added to the buildings in this development to be more in character with our neighborhoods, 
and that in lieu of garages, proper storage be provided for these units. 
 

 We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal Aviation Administration be 
published. 
 

 We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo Parkway (i.e. no Soccer 
Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.) 

 
Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood (our HOAs are in the process 
of establishing neighborhood committees to address some of these issues).  We desperately need a more thorough geological study to be 
conducted. A consulting Senior Hydrogeologist had the following to say about the studies done at 4525 Palo thus far: 
 
“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't amount to anything other than 
desktop speculation as to groundwater conditions . . . note Page 15: 
 
          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required to accurately determine 
groundwater gradient on the Subject Site."  
 
In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed: 

 Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic gradient and connection 
between groundwater beneath the Site and surface water in the creek 

 One year of water level monitoring to determine seasonal variations in the hydraulic connection between surface water and 
groundwater 

 Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface water, and to evaluate the 
impact of construction and loss of precipitation infiltration on the existing basement flooding issues of the low lying homes 
adjacent and to the north of the creek. 

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate the basement flooding in the 
lower elevation properties on the north side of the creek, and cause additional drainage issues in the neighborhood, which would be disastrous, at 
this point.  Please do the proper studies to ensure our neighborhood does not incur further flooding and drainage issues! 
 
We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your own neighborhood and 
community.  You are our last hope. 
 
Regards, 
 
Chris & Kelly Angelovic 
3810 Hauptman Ct, Boulder, CO 80301 
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From: Dale Davies
To: boulderplanningboard; Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa; 

Shoemaker, Andrew; Weaver, Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert, 
Sloane; martensb@boulderhousingpartners.org; SchevetsL@boulderhousing.org

Subject: site review for 4525 Palo
Date: Thursday, April 21, 2016 11:45:25 PM

I respectfully request that you stop the program of stuffing too many people into the 
development at the end of Palo Parkway. The proposal for development there is 
WAY TOO densely populated especially if you consider how terrible the traffic will be 
after you put that many units at the end of a dead end street; especially if you 
consider what a mismatch your development is to the existing development (also 
known as a neighborhood). 

Those of us who live there would like to ask the following of you:

We request that the City lower the density of this development to 35 units to 
match the most dense of the adjacent neighborhoods.  This will alleviate some 
of our traffic concerns, and be more in alignment with neighborhood character.
We request that Boulder Housing Partners give preference to tenants who plan 
to use alternative modes of transportation, to reduce traffic through our 
neighborhood streets.
We request traffic calming measures that include the addition of several 3 way 
stops to reduce speeding throughout the neighborhood, on Palo, Ouray and 
Paonia streets, which will bear the brunt of the traffic accessing this 
neighborhood.We also request that crosswalks be added so our children can 
cross the streets safely.
We request that parking mitigation measures be implemented such as 
restricted parking signs for Palo Parkway (ie no Soccer Parking, No overnight 
Parking of Trucks, Campers, Mobile Homes, Boats etc.)
We request mitigation measures for speeding traffic along Palo such as the 
presence of law enforcement during commuting hours to issue speeding 
violations as necessary
We request that a more thorough geological study be done that addresses the 
groundwater and surface water ratio so that adjacent basement flooding in 
houses along the creek does not increase, and there are no additional water 
issues for the neighborhood.
We request that more stone be incorporated into the designs to match the 
character of the existing neighborhood.

Not that I expect you to respect the wishes of the current residents. You have 
shown very clearly that you do not take us into account in your process. You seem 
to listen to Boulder Housing Partners and each other and your “community 
outreach” is nothing but a subterfuge hiding your total lack of consideration for 
existing neighborhoods.

Sincerely, 

Dale B. Davies
Front Range Life & Health Inc.
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(303) 245-0833
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From: Harma Drenth
To: Walbert, Sloane
Subject: Proposed building on Palo Parkway
Date: Tuesday, April 19, 2016 8:02:36 PM

Hi
I wanted to object to the new height limit that is requested for  the new project going up on East Palo
Parkway. My house is facing the direction of this new complex - on the other side of the 4-mile creek.
Most of all we have a height restriction in Boulder and why do we need to higher than the set limit.
There is NO need for this just to get a higher ceiling or one more layer of condo's or apartments. It
will block the light and the view for those on the north side of the complex. A lot of people, including
me, walk/bike this area and will have no more view of the mountains. I have lived in Boulder for 25
years and I love this city because it has beautiful views !! 
Please keep the height limit at 35 feet! 
Also I would request not to build too close to the creek, don't know the plans currently. This is an
animal corridor - deer, raccoons, foxes and some duck families. The land just south of this new
development , where they all used to roam, is now in danger of getting further limited by the high
density that is planned for this plot. More people, more cars put all these animals from having a run
in from more cars.

And 3rd, I for see with the planned complex the density for the area as a negative impact. This is an
area of families with lots of children and there are several Boulder school bus stops in the area, not
to say the least that people park on the road to visit the Pleasant View Soccer park. More cars/motor
vehicles on the roads will increase the risk for accidents, children and grown ups being at risk for
more accidents, bicyclist being at risk for more accidents. 

To reiterate, please keep the height at the current height limit , set by the people of Boulder -
and keep this city how we all like it. 
Keep the housing away from the 4 mile creek - to give the animals a place to travel and 3rd
keep the size of the recommended plans down to keep this area, full of young families, safe
from too many cars. 

Thank you for considering these request. 
Harma Drenth, 
4191 S. Hampton Circle
Boulder
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From: Tom Feiereisen
To: Walbert, Sloane
Subject: Palo Park BHP Development, 4525 Palo Pkwy
Date: Monday, April 18, 2016 12:17:05 PM

Dear Ms. Walbert, City of Boulder Planning:

Please accept and file the following comment regarding Palo Park BHP Development
located at 4525 Palo Pkwy.  Please submit with the city's initial response to the
applicant as a comment from a nearby resident.

City of Boulder Planning:

Please follow the current height limitation and density zoning for Palo Park BHP
Development at 4525 Palo Pkwy.  This site is the last open parcel in the area.  No
other developments in this area received variances to either height restriction or
density limitations - this site is surrounded by developments that all followed current
zoning.  A variance at this site would be entirely out of place for the surrounding
neighborhoods and negatively impact the area.  This development also borders the
Fourmile Creek wildlife corridor on the north side of the property.  Keeping
development on this site to a minimum will reduce impact on that wildlife corridor.  

Please maintain the current height limitation and density zoning for this site - do not
allow variances or changes to the zoning.

Thomas Feiereisen

Fourmile Creek Neighborhood

Boulder, Colorado
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From: Tom Ellison
To: boulderplanningboard
Subject: 4525 Palo
Date: Friday, April 22, 2016 7:47:14 PM

Dear Boulder Planning Board,

My name is Ginger Ellison, I live at4006 Savannah Court, and I am writing to voice my objections to the current site plan 
for 4525 Palo Parkway.  

Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by the 
City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this 
development will require all workforce traffic to pass through our neighborhood streets. 

We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an 
increase in the ownership to rental ratio. The proposed development at 4525 Palo is more  dense than ALL of the adjacent 
neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At the last City 
Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield Commons. When 
questioned by the Council, it was explained that City Staff’s density calculations were calculated in an incongruent manner: 
the proposed development is actually 20% more dense that the densest portion of Northfield Commons, and more than 
twice as dense as the surrounding Palo and Kalmia 38 neighborhoods.

This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 miles 
from public transport and not near to community shopping areas.  

We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. 
Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must 
undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition or 
sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in the 
property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 4525 
Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed this 
finding.  

Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and specific 
purposes outlined in the plat, making the current proposed private residential use non-conforming with precedent set 
by each of the other 4 dedications on the Palo plat.

When the City does not follow its own laws, guidance and processes for development based upon the premise of an 
‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should not 
bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our objections.  
The City has never extended a meditation process to our neighborhood, despite our neighborhood’s consistent requests to 
the City for help.  

We have been willing to work with the City from the beginning and are not opposed to affordable housing: our 
neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  We 
would prefer a higher ownership to rental ratio for this new development and believe this would be more consistent with 
our neighborhood, but were only recently informed that it is not possible for Boulder Housing Partners (BHP) to create a 
development of less than 35 units, and that they only do rental units. Based upon this information, we feel that BHP was 
the wrong developer to consider for this location. Right now, the only financially viable possibility of a density reduction 
would be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come to a fair compromise on 
this.

We have the following requests that we hope you will consider.

We request that the Planning Board support a 20% reduction of units to match the most dense portion of the 
adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some of our 
traffic concerns, and be more in alignment with our existing neighborhood density and character.

We request that the additional square footage freed up by the reduction in units be used to create a larger park 
area for this development, so it could become more of a community gathering spot for children and adults, which 
would be in alignment with the stated ‘community building’ objective of this project.
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We request that BHP give preference in their tenant selection process to those who will use alternative modes 
of transportation, to reduce the traffic load through our neighborhood streets.  We have also requested that the 
City provide more options to reduce car ownership for affordable residents, including Uber credits, and a 
van/shuttle service to the bus stop/community shopping.

We request the most expedient and economical traffic calming measures be installed ASAP:  a reduction in 
the speed limit from 25 to 15 MPH in our neighborhood, the addition of 3 and 4 way stops to reduce speeding 
on Palo, Ouray and Paonia streets, and the addition of crosswalks so that neighborhood children can cross the 
streets safely.

We request that some stone accents be added to the buildings in this development to be more in character 
with our neighborhoods, and that in lieu of garages, proper storage be provided for these units.

We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal Aviation 
Administration be published.

We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo 
Parkway (i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.)

Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood (our 
HOAs are in the process of establishing neighborhood committees to address some of these issues).  We desperately need 
a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the following to say about the 
studies done at 4525 Palo thus far:

“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't amount to 
anything other than desktop speculation as to groundwater conditions . . . note Page 15:

          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required to 
accurately determine groundwater gradient on the Subject Site." 

In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed:

Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic 
gradient and connection between groundwater beneath the Site and surface water in the creek
One year of water level monitoring to determine seasonal variations in the hydraulic connection between 
surface water and groundwater
Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface water, 
and to evaluate the impact of construction and loss of precipitation infiltration on the existing basement 
flooding issues of the low lying homes adjacent and to the north of the creek.

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate the 
basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage issues in 
the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our neighborhood 
does not incur further flooding and drainage issues!

We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your 
own neighborhood and community.  You are our last hope.

Regards,

Ginger Ellison

Agenda Item 5B     Page 702 of 792



From: Tim Graumann
To: boulderplanningboard; Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa;

Shoemaker, Andrew; Weaver, Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert,
Sloane; martensb@boulderhousingpartners.org; SchevetsL@boulderhousing.org

Cc: "Sara Toole"; "Judy Langberg"
Subject: 4525 Palo Parkway
Date: Friday, April 22, 2016 9:39:09 AM

Dear Boulder Planning Board,
 
My name is Tim Graumann and I live at 3649 Paonia Street, Boulder and I am writing to voice my objections to the current
site plan for 4525 Palo Parkway. 
 
Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by the
City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this
development will require all workforce traffic to pass through our neighborhood streets.
 
We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an
increase in the ownership to rental ratio. The proposed development at 4525 Palo is denser than ALL of the adjacent
neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At the last City
Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield Commons. When
questioned by the Council, it was explained that City Staff’s density calculations were calculated in an incongruent manner:
the proposed development is actually 20% more dense that the densest portion of Northfield Commons, and more than
twice as dense as the surrounding Palo and Kalmia 38 neighborhoods.
 
This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 miles
from public transport and not near to community shopping areas. 
 
We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only.
Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must
undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition or
sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in the
property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 4525
Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed this
finding.  
 
Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and specific
purposes outlined in the plat, making the current proposed private residential use non-conforming with precedent set by
each of the other 4 dedications on the Palo plat.
 
When the City does not follow its own laws, guidance and processes for development based upon the premise of an
‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should not
bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our objections. 
The City has never extended a meditation process to our neighborhood, despite our neighborhood’s consistent requests to
the City for help. 
 
We have been willing to work with the City from the beginning and are not opposed to affordable housing: our
neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  We
would prefer a higher ownership to rental ratio for this new development and believe this would be more consistent with
our neighborhood, but were only recently informed that it is not possible for Boulder Housing Partners (BHP) to create a
development of less than 35 units, and that they only do rental units. Based upon this information, we feel that BHP was
the wrong developer to consider for this location. Right now, the only financially viable possibility of a density reduction
would be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come to a fair compromise on
this.
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We have the following requests that we hope you will consider.

·         We request that the Planning Board support a 20% reduction of units to match the most dense portion of the
adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some of our
traffic concerns, and be more in alignment with our existing neighborhood density and character.

·         We request that the additional square footage freed up by the reduction in units be used to create a larger park
area for this development, so it could become more of a community gathering spot for children and adults,
which would be in alignment with the stated ‘community building’ objective of this project.

·         We request that BHP give preference in their tenant selection process to those who will use alternative modes of
transportation, to reduce the traffic load through our neighborhood streets.  We have also requested that the
City provide more options to reduce car ownership for affordable residents, including Uber credits, and a
van/shuttle service to the bus stop/community shopping.

·  We request the most expedient and economical traffic calming measures be installed ASAP:  a reduction in the
speed limit from 25 to 15 MPH in our neighborhood, the addition of 3 and 4 way stops to reduce speeding on
Palo, Ouray and Paonia streets, and the addition of crosswalks so that neighborhood children can cross the
streets safely.

·  We request that some stone accents be added to the buildings in this development to be more in character with
our neighborhoods, and that in lieu of garages, proper storage be provided for these units.

·         We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal Aviation
Administration be published.
 

·         We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo Parkway
(i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.)

Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood (our
HOAs are in the process of establishing neighborhood committees to address some of these issues).  We desperately need
a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the following to say about the
studies done at 4525 Palo thus far:
 
“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't amount to
anything other than desktop speculation as to groundwater conditions . . . note Page 15:

          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required to
accurately determine groundwater gradient on the Subject Site." 
 
In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed:

·  Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic
gradient and connection between groundwater beneath the Site and surface water in the creek

·  One year of water level monitoring to determine seasonal variations in the hydraulic connection between
surface water and groundwater

·  Hydrogeological modeling to evaluate the nature of the relationship between groundwater and surface water,
and to evaluate the impact of construction and loss of precipitation infiltration on the existing basement
flooding issues of the low lying homes adjacent and to the north of the creek.

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate the
basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage issues in
the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our neighborhood
does not incur further flooding and drainage issues!
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We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your own
neighborhood and community.  You are our last hope.
 
Regards,
 

Tim Graumann
tgraumann@msn.com
303-917-8482
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From: Harold Hallstein
To: boulderplanningboard
Cc: Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa; Shoemaker, Andrew; Weaver,

Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert, Sloane;
martensb@boulderhousingpartners.org; Lauren Schevets

Subject: 4525 Palo Parkway - Planning Review
Date: Friday, April 22, 2016 10:02:19 AM

Dear Boulder Planning Board,

 

My name is Hal Hallstein and I live in Northfield Commons, where I am the President of the NFC Row House HOA. I am
writing to voice my objections to the current site plan for 4525 Palo Parkway. 

 

Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by the City
of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this development
will require all work-force traffic to pass through our neighborhood streets.

 

We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an increase
in the ownership to rental ratio. The proposed development at 4525 Palo is more dense than ALL of the adjacent
neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At the last City
Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield Commons. When
questioned by the Council, it was explained that City Staff’s density calculations were calculated in an incongruent manner:
the proposed development is actually 20% more dense that the densest portion of Northfield Commons, and more than twice
as dense as the surrounding Palo and Kalmia 38 neighborhoods.

 

This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is 0.7 miles
from public transport and not near to community shopping areas.

 

We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only.Under
Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must undergo review
by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition or sale. In the case of
the 4525 annexation, these requirements were not met during the sale, leading to defects in the property title. Neither the
Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 4525 Palo Parkway. City officials
from Land Use and County officials from Open Space have independently confirmed this finding.  

 

Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and specific
purposes outlined in the plat, making the current proposed private residential use non-conforming with precedent set by each
of the other 4 dedications on the Palo plat.

 

When the City does not follow its own laws, guidance and processes for development based upon the premise of an
‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should
not bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our objections.
The City has never extended a meditation process to our neighborhood, despite our neighborhood’s consistent requests to the
City for help.

 

We have been willing to work with the City from the beginning and are not opposed to affordable housing: our
neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units. We would
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prefer a higher ownership to rental ratio for this new development and believe this would be more consistent with our
neighborhood, but were only recently informed that it is not possible for Boulder Housing Partners (BHP) to create a
development of less than 35 units, and that they only do rental units. Based upon this information, we feel that BHP was the
wrong developer to consider for this location. Right now, the only financially viable possibility of a density reduction would
be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come to a fair compromise on this.

 

We have the following requests that we hope you will consider.

·         We request that the Planning Board support a 20% reduction of units to match the most denseportion of the adjacent
neighborhood: this would be a total of 35 units for this development. This will alleviate some of our traffic concerns, and be
more in alignment with our existing neighborhood density and character.

·         We request that the additional square footage freed up by the reduction in units be used to create a larger park area for
this development, so it could become more of a communitygathering spot for children and adults, which would be in
alignment with the stated ‘community building’ objective of this project.

·         We request that BHP give preference in their tenant selection process to those who will use alternative modes of
transportation, to reduce the traffic load through our neighborhood streets.  We have also requested that the City provide
more options to reduce car ownership for affordable residents, including Uber credits, and a van/shuttle service to the bus
stop/community shopping.

·         We request the most expedient and economical traffic calming measures be installed ASAP: a reduction in the speed
limit from 25 to 15 MPH in our neighborhood, the addition of 3 and 4 way stops to reduce speeding on Palo, Ouray and
Paonia streets, and the addition of crosswalks so that neighborhood children can cross the streets safely.

·         We request that some stone accents be added to the buildings in this development to be more in character with our
neighborhoods, and that in lieu of garages, proper storage be provided for these units.

·         We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal Aviation
Administration be published.

 

·         We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo Parkway (i.e.
no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.)

Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood (our
HOAs are in the process of establishing neighborhood committees to address some of these issues). We desperately need a
more thorough geological study to be conducted.A consulting Senior Hydrogeologisthad the following to say about the
studies done at 4525 Palo thus far:

 

“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't amount to
anything other than desktop speculation as to groundwater conditions . . . note Page 15:

          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required to
accurately determine groundwater gradient on the Subject Site." 

 

In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed:
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·  Vertically nested monitoring wells installed adjacent to Four Mile Creekto establish the vertical hydraulic
gradient and connection between groundwater beneath the Site and surface water in the creek

·  One year of water level monitoring to determine seasonal variations in the hydraulic connection between
surface water and groundwater

·  Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface water,
and to evaluate the impact of construction and loss of precipitation infiltration on the existing basement
flooding issues of the low lying homes adjacent and to the north of the creek.

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate the
basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage issues in the
neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our neighborhood does not
incur further flooding and drainage issues!

 

We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your own
neighborhood and community.  You are our last hope.

 

Regards,
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From: Bonnie Kirschenbaum
To: Appelbaum, Matt; boulderplanningboard; Burton, Jan; Brockett, Aaron; Jones, Suzanne; Morzel, Lisa;

Shoemaker, Andrew; Weaver, Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert,
Sloane; martensb@boulderhousingpartners.org; PALO

Subject: 4525 Palo Parkway Review
Date: Friday, April 22, 2016 7:42:14 AM
Attachments: Dear Boulder Planning Board BK.docx

Please see attached letter expressing my dismay with the process and requesting
specific actions be taken.

Thank you for your anticipated actions on this.
Bonnie Kirschenbaum, MS, FASHP, FCSHP
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[bookmark: _GoBack]Dear Boulder Planning Board,



My name is Bonnie Kirschenbaum, I live at 3096 Palo Parkway, Boulder CO 80301, and I am writing to continue to voice my objections to the current site plan for 4525 Palo Parkway.  



Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by the City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this development will require all workforce traffic to pass through our neighborhood streets. 



We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an increase in the ownership to rental ratio. The proposed development at 4525 Palo is more dense than ALL of the adjacent neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At the last City Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield Commons. When questioned by the Council, it was explained that City Staff’s density calculations were calculated in an incongruent manner: the proposed development is actually 20% more dense that the densest portion of Northfield Commons, and more than twice as dense as the surrounding Palo and Kalmia 38 neighborhoods.



This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 miles from public transport and not near to community shopping areas.  



We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition or sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in the property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 4525 Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed this finding.  



Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and specific purposes outlined in the plat, making the current proposed private residential use non-conforming with precedent set by each of the other 4 dedications on the Palo plat.



When the City does not follow its own laws, guidance and processes for development based upon the premise of an ‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should not bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our objections.  The City has never extended a meditation process to our neighborhood, despite our neighborhood’s consistent requests to the City for help.  



We have been willing to work with the City from the beginning and are not opposed to affordable housing: our neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  We would prefer a higher ownership to rental ratio for this new development and believe this would be more consistent with our neighborhood, but were only recently informed that it is not possible for Boulder Housing Partners (BHP) to create a development of less than 35 units, and that they only do rental units. Based upon this information, we feel that BHP was the wrong developer to consider for this location. Right now, the only financially viable possibility of a density reduction would be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come to a fair compromise on this.



We have the following requests that we hope you will consider.


· We request that the Planning Board support a 20% reduction of units to match the most dense portion of the adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some of our traffic concerns, and be more in alignment with our existing neighborhood density and character.


· We request that the additional square footage freed up by the reduction in units be used to create a larger park area for this development, so it could become more of a community gathering spot for children and adults, which would be in alignment with the stated ‘community building’ objective of this project.


· We request that BHP give preference in their tenant selection process to those who will use alternative modes of transportation, to reduce the traffic load through our neighborhood streets.  We have also requested that the City provide more options to reduce car ownership for affordable residents, including Uber credits, and a van/shuttle service to the bus stop/community shopping.

· We request the most expedient and economical traffic calming measures be installed ASAP:  a reduction in the speed limit from 25 to 15 MPH in our neighborhood, the addition of 3 and 4 way stops to reduce speeding on Palo, Ouray and Paonia streets, and the addition of crosswalks so that neighborhood children can cross the streets safely.


· We request that some stone accents be added to the buildings in this development to be more in character with our neighborhoods, and that in lieu of garages, proper storage be provided for these units.


· We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal Aviation Administration be published.



· We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo Parkway (i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.)


Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood (our HOAs are in the process of establishing neighborhood committees to address some of these issues).  We desperately need a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the following to say about the studies done at 4525 Palo thus far:



“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't amount to anything other than desktop speculation as to groundwater conditions . . . note Page 15:


          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required to accurately determine groundwater gradient on the Subject Site." 



In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed:

· Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic gradient and connection between groundwater beneath the Site and surface water in the creek

· One year of water level monitoring to determine seasonal variations in the hydraulic connection between surface water and groundwater

· Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface water, and to evaluate the impact of construction and loss of precipitation infiltration on the existing basement flooding issues of the low lying homes adjacent and to the north of the creek.

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate the basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage issues in the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our neighborhood does not incur further flooding and drainage issues!



We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your own neighborhood and community.  You are our last hope.



Regards,



Bonnie Kirschenbaum, MS, FASHP, FCSHP









Dear Boulder Planning Board, 
 
My name is Bonnie Kirschenbaum, I live at 3096 Palo Parkway, Boulder CO 80301, and 
I am writing to continue to voice my objections to the current site plan for 4525 Palo 
Parkway.   
 
Our neighborhood has voiced numerous objections to this development, which have not 
been addressed to date by the City of Boulder in any meaningful way.  Our primary 
concern is traffic and safety, given that the location of this development will require all 
workforce traffic to pass through our neighborhood streets.  
 
We have consistently asked the City for a density reduction to match the surrounding 
neighborhoods, along with an increase in the ownership to rental ratio. The proposed 
development at 4525 Palo is more dense than ALL of the adjacent neighborhoods, and 
is located at the most interior location, which defies good neighborhood planning. At the 
last City Council meeting, the City staff presented 4525 Palo as being consistent with the 
density of Northfield Commons. When questioned by the Council, it was explained that 
City Staff’s density calculations were calculated in an incongruent manner: the proposed 
development is actually 20% more dense that the densest portion of Northfield 
Commons, and more than twice as dense as the surrounding Palo and Kalmia 38 
neighborhoods. 
 
This development is also inconsistent with the BVCP guidance for residential areas of 
this density, given that it is .7 miles from public transport and not near to community 
shopping areas.   
 
We recently discovered that this parcel of land at 4525 Palo had a land use dedication of 
being for school usage only. Under Article 7-1308 of the Land Use Code, there is a 
requirement that all dedicated lands of school districts must undergo review by both 
Planning Commission and the Parks and Open Space Advisory Board prior to any 
disposition or sale. In the case of the 4525 annexation, these requirements were not met 
during the sale, leading to defects in the property title. Neither the Commission nor the 
Board undertook formal review of the sale of dedicated Outlot E at 4525 Palo Parkway. 
City officials from Land Use and County officials from Open Space have independently 
confirmed this finding.   
 
Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) 
were used for the express and specific purposes outlined in the plat, making the 
current proposed private residential use non-conforming with precedent set by 
each of the other 4 dedications on the Palo plat. 
 
When the City does not follow its own laws, guidance and processes for development 
based upon the premise of an ‘affordable housing emergency’, it is likely that irreparable 
errors will ensue.  We feel that our neighborhood should not bear the brunt of these 
damages. We are disappointed in the City of Boulder and its response thus far to our 
objections.  The City has never extended a meditation process to our neighborhood, 
despite our neighborhood’s consistent requests to the City for help.   
 
We have been willing to work with the City from the beginning and are not 
opposed to affordable housing: our neighborhood, unlike most Boulder 
neighborhoods, is composed of 44% permanently affordable ownership units.  We 
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would prefer a higher ownership to rental ratio for this new development and believe this 
would be more consistent with our neighborhood, but were only recently informed that it 
is not possible for Boulder Housing Partners (BHP) to create a development of less than 
35 units, and that they only do rental units. Based upon this information, we feel that 
BHP was the wrong developer to consider for this location. Right now, the only 
financially viable possibility of a density reduction would be to eliminate or reduce the 
Habitat ownership units. It seems odd that we cannot come to a fair compromise on this. 
 
We have the following requests that we hope you will consider. 
 

• We request that the Planning Board support a 20% reduction of units to 
match the most dense portion of the adjacent neighborhood: this would be a total 
of 35 units for this development. This will alleviate some of our traffic concerns, 
and be more in alignment with our existing neighborhood density and character. 
 

• We request that the additional square footage freed up by the reduction in units 
be used to create a larger park area for this development, so it could become 
more of a community gathering spot for children and adults, which would be in 
alignment with the stated ‘community building’ objective of this project. 
 

• We request that BHP give preference in their tenant selection process to 
those who will use alternative modes of transportation, to reduce the traffic 
load through our neighborhood streets.  We have also requested that the City 
provide more options to reduce car ownership for affordable residents, including 
Uber credits, and a van/shuttle service to the bus stop/community shopping. 

• We request the most expedient and economical traffic calming measures 
be installed ASAP:  a reduction in the speed limit from 25 to 15 MPH in our 
neighborhood, the addition of 3 and 4 way stops to reduce speeding on Palo, 
Ouray and Paonia streets, and the addition of crosswalks so that neighborhood 
children can cross the streets safely. 
 

• We request that some stone accents be added to the buildings in this 
development to be more in character with our neighborhoods, and that in lieu 
of garages, proper storage be provided for these units. 
 

• We request that the results of the Aviation Request sent to the Boulder 
Airport Manager and Federal Aviation Administration be published. 
 

• We request that Parking Mitigation Measures be implemented including 
restricted parking signs for Palo Parkway (i.e. no Soccer Parking, and No 
overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.) 

 
Lastly, the high water table since the 2013 flood has caused ongoing drainage 
issues throughout our neighborhood (our HOAs are in the process of establishing 
neighborhood committees to address some of these issues).  We desperately need a 
more thorough geological study to be conducted. A consulting Senior 
Hydrogeologist had the following to say about the studies done at 4525 Palo thus far: 
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“What has been done to date is a standard Phase I study intended to uncover 
contamination issues and doesn't amount to anything other than desktop speculation as 
to groundwater conditions . . . note Page 15: 
 
          "A subsurface investigation including the installation of a minimum of three 
monitoring wells would be required to accurately determine groundwater gradient on the 
Subject Site."  
 
In addition to at least three monitoring wells, as suggested by Farmer Environmental, the 
following are needed: 

• Vertically nested monitoring wells installed adjacent to Four Mile Creek to 
establish the vertical hydraulic gradient and connection between 
groundwater beneath the Site and surface water in the creek 

• One year of water level monitoring to determine seasonal variations in the 
hydraulic connection between surface water and groundwater 

• Hydrogeologic modeling to evaluate the nature of the relationship between 
groundwater and surface water, and to evaluate the impact of 
construction and loss of precipitation infiltration on the existing 
basement flooding issues of the low lying homes adjacent and to the 
north of the creek. 

Our concern is that construction and subsequent loss of infiltration on the proposed 
building Site could exacerbate the basement flooding in the lower elevation properties on 
the north side of the creek, and cause additional drainage issues in the neighborhood, 
which would be disastrous, at this point.  Please do the proper studies to ensure our 
neighborhood does not incur further flooding and drainage issues! 
 
We ask all of the members of the Planning Board to consider our requests to date 
with sincerity, as if this was your own neighborhood and community.  You are our 
last hope. 
 
Regards, 
 
Bonnie Kirschenbaum, MS, FASHP, FCSHP 
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From: sarka kubicova
To: sarka kubicova
Subject: 4525 Palo Pkwy- Objection
Date: Friday, April 22, 2016 9:31:15 AM
Attachments: Dear Boulder Planning Board .pdf

Dear Boulder Planning Board,

Please see the attached letter.

Thank you.

Sarka Kubicova
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Dear Boulder Planning Board, 
 
My name is Sarka Kubicova, I live at  3686 Silverton St, Boulder , and I am writing to voice my objections to the 
current site plan for 4525 Palo Parkway.   
 
Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by 
the City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this 
development will require all workforce traffic to pass through our neighborhood streets.  
 
We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an 
increase in the ownership to rental ratio. The proposed development at 4525 Palo is more  dense than ALL of the 
adjacent neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At 
the last City Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield 
Commons. When questioned by the Council, it was explained that City Staff’s density calculations were calculated in 
an incongruent manner: the proposed development is actually 20% more dense that the densest portion of Northfield 
Commons, and more than twice as dense as the surrounding Palo and Kalmia 38 neighborhoods. 
 
This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 
miles from public transport and not near to community shopping areas.   
 
We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. 
Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must 
undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition 
or sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in 
the property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 
4525 Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed 
this finding.   
 
Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and 
specific purposes outlined in the plat, making the current proposed private residential use non-conforming with 
precedent set by each of the other 4 dedications on the Palo plat. 
 
When the City does not follow its own laws, guidance and processes for development based upon the premise of an 
‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should 
not bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our 
objections.  The City has never extended a meditation process to our neighborhood, despite our neighborhood’s 
consistent requests to the City for help.   
 
We have been willing to work with the City from the beginning and are not opposed to affordable housing: our 
neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  
We would prefer a higher ownership to rental ratio for this new development and believe this would be more 
consistent with our neighborhood, but were only recently informed that it is not possible for Boulder Housing 
Partners (BHP) to create a development of less than 35 units, and that they only do rental units. Based upon this 
information, we feel that BHP was the wrong developer to consider for this location. Right now, the only financially 
viable possibility of a density reduction would be to eliminate or reduce the Habitat ownership units. It seems odd 
that we cannot come to a fair compromise on this. 
 


We have the following requests that we hope you will consider. 
 


 We request that the Planning Board support a 20% reduction of units to match the most dense portion of 
the adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some 
of our traffic concerns, and be more in alignment with our existing neighborhood density and character. 
 


 We request that the additional square footage freed up by the reduction in units be used to create a larger 
park area for this development, so it could become more of a community gathering spot for children and 
adults, which would be in alignment with the stated ‘community building’ objective of this project. 
 







 We request that BHP give preference in their tenant selection process to those who will use alternative 
modes of transportation, to reduce the traffic load through our neighborhood streets.  We have also 
requested that the City provide more options to reduce car ownership for affordable residents, including 
Uber credits, and a van/shuttle service to the bus stop/community shopping. 


 We request that some stone accents be added to the buildings in this development to be more in 
character with our neighborhoods, and that in lieu of garages, proper storage be provided for these 
units. 
 


 We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal 
Aviation Administration be published. 
 


 We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo 
Parkway (i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.) 


 
Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood 
(our HOAs are in the process of establishing neighborhood committees to address some of these issues).  We 
desperately need a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the 
following to say about the studies done at 4525 Palo thus far: 
 
“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't 
amount to anything other than desktop speculation as to groundwater conditions . . . note Page 15: 
 
          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required 
to accurately determine groundwater gradient on the Subject Site."  
 
In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed: 


 Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic 
gradient and connection between groundwater beneath the Site and surface water in the creek 


 One year of water level monitoring to determine seasonal variations in the hydraulic connection between 
surface water and groundwater 


 Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface 
water, and to evaluate the impact of construction and loss of precipitation infiltration on the existing 
basement flooding issues of the low lying homes adjacent and to the north of the creek. 


Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate 
the basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage 
issues in the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our 
neighborhood does not incur further flooding and drainage issues! 
 
We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your 
own neighborhood and community.  You are our last hope. 
 
Regards, 
 
 
 
 







Dear Boulder Planning Board, 
 
My name is Sarka Kubicova, I live at  3686 Silverton St, Boulder , and I am writing to voice my objections to the 
current site plan for 4525 Palo Parkway.   
 
Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by 
the City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this 
development will require all workforce traffic to pass through our neighborhood streets.  
 
We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an 
increase in the ownership to rental ratio. The proposed development at 4525 Palo is more  dense than ALL of the 
adjacent neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At 
the last City Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield 
Commons. When questioned by the Council, it was explained that City Staff’s density calculations were calculated in 
an incongruent manner: the proposed development is actually 20% more dense that the densest portion of Northfield 
Commons, and more than twice as dense as the surrounding Palo and Kalmia 38 neighborhoods. 
 
This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 
miles from public transport and not near to community shopping areas.   
 
We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. 
Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must 
undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition 
or sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in 
the property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 
4525 Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed 
this finding.   
 
Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and 
specific purposes outlined in the plat, making the current proposed private residential use non-conforming with 
precedent set by each of the other 4 dedications on the Palo plat. 
 
When the City does not follow its own laws, guidance and processes for development based upon the premise of an 
‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should 
not bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our 
objections.  The City has never extended a meditation process to our neighborhood, despite our neighborhood’s 
consistent requests to the City for help.   
 
We have been willing to work with the City from the beginning and are not opposed to affordable housing: our 
neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  
We would prefer a higher ownership to rental ratio for this new development and believe this would be more 
consistent with our neighborhood, but were only recently informed that it is not possible for Boulder Housing 
Partners (BHP) to create a development of less than 35 units, and that they only do rental units. Based upon this 
information, we feel that BHP was the wrong developer to consider for this location. Right now, the only financially 
viable possibility of a density reduction would be to eliminate or reduce the Habitat ownership units. It seems odd 
that we cannot come to a fair compromise on this. 
 

We have the following requests that we hope you will consider. 
 

 We request that the Planning Board support a 20% reduction of units to match the most dense portion of 
the adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some 
of our traffic concerns, and be more in alignment with our existing neighborhood density and character. 
 

 We request that the additional square footage freed up by the reduction in units be used to create a larger 
park area for this development, so it could become more of a community gathering spot for children and 
adults, which would be in alignment with the stated ‘community building’ objective of this project. 
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 We request that BHP give preference in their tenant selection process to those who will use alternative 
modes of transportation, to reduce the traffic load through our neighborhood streets.  We have also 
requested that the City provide more options to reduce car ownership for affordable residents, including 
Uber credits, and a van/shuttle service to the bus stop/community shopping. 

 We request that some stone accents be added to the buildings in this development to be more in 
character with our neighborhoods, and that in lieu of garages, proper storage be provided for these 
units. 
 

 We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal 
Aviation Administration be published. 
 

 We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo 
Parkway (i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.) 

 
Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood 
(our HOAs are in the process of establishing neighborhood committees to address some of these issues).  We 
desperately need a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the 
following to say about the studies done at 4525 Palo thus far: 
 
“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't 
amount to anything other than desktop speculation as to groundwater conditions . . . note Page 15: 
 
          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required 
to accurately determine groundwater gradient on the Subject Site."  
 
In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed: 

 Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic 
gradient and connection between groundwater beneath the Site and surface water in the creek 

 One year of water level monitoring to determine seasonal variations in the hydraulic connection between 
surface water and groundwater 

 Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface 
water, and to evaluate the impact of construction and loss of precipitation infiltration on the existing 
basement flooding issues of the low lying homes adjacent and to the north of the creek. 

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate 
the basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage 
issues in the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our 
neighborhood does not incur further flooding and drainage issues! 
 
We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your 
own neighborhood and community.  You are our last hope. 
 
Regards, 
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From: JR Lang
To: boulderplanningboard
Cc: Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa; Shoemaker, Andrew; Weaver,

Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert, Sloane; Betsey Martens; Lauren
Schevets

Subject: 4525 Palo Parkway- Comments regarding BHP Site Review due 4/22/16 follow....
Date: Friday, April 22, 2016 11:54:14 AM

Dear Boulder Planning Board,

 

My name is Judy Langberg , I live at 3166 Palo Parkway, Boulder,  and I am writing
to voice my objections to the current site plan for 4525 Palo Parkway. 

 

Our neighborhood has voiced numerous objections to this development, which have
not been addressed to date by the City of Boulder in any meaningful way.  Our
primary concern is traffic and safety, given that the location of this development will
require all workforce traffic to pass through our neighborhood streets.

 

We have consistently asked the City for a density reduction to match the
surrounding neighborhoods, along with an increase in the ownership to rental ratio.
The proposed development at 4525 Palo is more  dense than ALL of the adjacent
neighborhoods, and is located at the most interior location, which defies good
neighborhood planning. At the last City Council meeting, the City staff presented
4525 Palo as being consistent with the density of Northfield Commons. When
questioned by the Council, it was explained that City Staff’s density calculations were
calculated in an incongruent manner: the proposed development is actually 20%
more dense that the densest portion of Northfield Commons, and more than twice as
dense as the surrounding Palo and Kalmia 38 neighborhoods.

 

This development is also inconsistent with the BVCP guidance for residential areas
of this density, given that it is .7 miles from public transport and not near to
community shopping areas. 

 

We recently discovered that this parcel of land at 4525 Palo had a land use
dedication of being for school usage only. Under Article 7-1308 of the Land Use
Code, there is a requirement that all dedicated lands of school districts must undergo
review by both Planning Commission and the Parks and Open Space Advisory Board
prior to any disposition or sale. In the case of the 4525 annexation, these
requirements were not met during the sale, leading to defects in the property title.
Neither the Commission nor the Board undertook formal review of the sale of
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dedicated Outlot E at 4525 Palo Parkway. City officials from Land Use and County
officials from Open Space have independently confirmed this finding.  

 

Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C,
and D) were used for the express and specific purposes outlined in the
plat, making the current proposed private residential use non-
conforming with precedent set by each of the other 4 dedications on the
Palo plat.

 

When the City does not follow its own laws, guidance and processes for development
based upon the premise of an ‘affordable housing emergency’, it is likely that
irreparable errors will ensue.  We feel that our neighborhood should not bear the
brunt of these damages. We are disappointed in the City of Boulder and its response
thus far to our objections.  The City has never extended a meditation process to our
neighborhood, despite our neighborhood’s consistent requests to the City for help. 

 

We have been willing to work with the City from the beginning and are
not opposed to affordable housing: our neighborhood, unlike most
Boulder neighborhoods, is composed of 44% permanently affordable
ownership units.  We would prefer a higher ownership to rental ratio for this new
development and believe this would be more consistent with our neighborhood, but
were only recently informed that it is not possible for Boulder Housing Partners
(BHP) to create a development of less than 35 units, and that they only do rental
units. Based upon this information, we feel that BHP was the wrong developer to
consider for this location. Right now, the only financially viable possibility of a
density reduction would be to eliminate or reduce the Habitat ownership units. It
seems odd that we cannot come to a fair compromise on this.

 

We have the following requests that we hope you will consider.

         We request that the Planning Board support a 20% reduction of
units to match the most dense portion of the adjacent neighborhood: this
would be a total of 35 units for this development. This will alleviate some of
our traffic concerns, and be more in alignment with our existing neighborhood
density and character.
         We request that the additional square footage freed up by the
reduction in units be used to create a larger park area for this
development, so it could become more of a community gathering spot for
children and adults, which would be in alignment with the stated ‘community
building’ objective of this project.
      We request that BHP give preference in their tenant selection
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process to those who will use alternative modes of transportation, to
reduce the traffic load through our neighborhood streets.  We have also
requested that the City provide more options to reduce car ownership for
affordable residents, including Uber credits, and a van/shuttle service to the
bus stop/community shopping.
   We request the most expedient and economical traffic calming
measures be installed ASAP:  a reduction in the speed limit from 25 to 15
MPH in our neighborhood, the addition of 3 and 4 way stops to reduce
speeding on Palo, Ouray and Paonia streets, and the addition of crosswalks so
that neighborhood children can cross the streets safely.
   We request that some stone accents be added to the buildings in
this development to be more in character with our neighborhoods, and that
in lieu of garages, proper storage be provided for these units.
         We request that the results of the Aviation Request sent to the
Boulder Airport Manager and Federal Aviation Administration be published.
 ·         We request that Parking Mitigation Measures be implemented
including restricted parking signs for Palo Parkway (i.e. no Soccer
Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats
etc.)

Lastly, the high water table since the 2013 flood has caused ongoing
drainage issues throughout our neighborhood (our HOAs are in the process
of establishing neighborhood committees to address some of these issues).  We
desperately need a more thorough geological study to be conducted. A
consulting Senior Hydrogeologist had the following to say about the studies done at
4525 Palo thus far:

 

“What has been done to date is a standard Phase I study intended to uncover
contamination issues and doesn't amount to anything other than desktop speculation
as to groundwater conditions . . . note Page 15:

          "A subsurface investigation including the installation of a minimum of three
monitoring wells would be required to accurately determine groundwater gradient
on the Subject Site." 

 

In addition to at least three monitoring wells, as suggested by Farmer
Environmental, the following are needed:

·  Vertically nested monitoring wells installed adjacent to Four
Mile Creek to establish the vertical hydraulic gradient and
connection between groundwater beneath the Site and surface
water in the creek

·  One year of water level monitoring to determine seasonal
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variations in the hydraulic connection between surface water and
groundwater

·  Hydrogeologic modeling to evaluate the nature of the
relationship between groundwater and surface water, and to
evaluate the impact of construction and loss of precipitation
infiltration on the existing basement flooding issues of the low
lying homes adjacent and to the north of the creek.

Our concern is that construction and subsequent loss of infiltration on the proposed
building Site could exacerbate the basement flooding in the lower elevation
properties on the north side of the creek, and cause additional drainage issues in the
neighborhood, which would be disastrous, at this point.  Please do the proper studies
to ensure our neighborhood does not incur further flooding and drainage issues!

 

We ask all of the members of the Planning Board to consider our
requests to date with sincerity, as if this was your own neighborhood and
community.  You are our last hope.

 

Thank you,

Judy Langberg

3166 Palo Parkway

Boiulder CO, 80301

cell 303-668-5114
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From: Clare Lindsay
To: boulderplanningboard; Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa;

Shoemaker, Andrew; Weaver, Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert,
Sloane; martensb@boulderhousingpartners.org; SchevetsL@boulderhousing.org

Cc: "Sara Toole"; "Judy Langberg"
Subject: 4525 Palo Parkway
Date: Friday, April 22, 2016 9:46:17 AM

Dear Boulder Planning Board,
 
My name is Clare Lindsay and I live at 3649 Paonia Street, Boulder and I am writing to voice my objections to the current
site plan for 4525 Palo Parkway. 
 
Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by the
City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this
development will require all workforce traffic to pass through our neighborhood streets.
 
We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an
increase in the ownership to rental ratio. The proposed development at 4525 Palo is denser than ALL of the adjacent
neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At the last City
Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield Commons. When
questioned by the Council, it was explained that City Staff’s density calculations were calculated in an incongruent manner:
the proposed development is actually 20% more dense that the densest portion of Northfield Commons, and more than
twice as dense as the surrounding Palo and Kalmia 38 neighborhoods.
 
This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 miles
from public transport and not near to community shopping areas. 
 
We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only.
Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must
undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition or
sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in the
property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 4525
Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed this
finding.  
 
Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and specific
purposes outlined in the plat, making the current proposed private residential use non-conforming with precedent set by
each of the other 4 dedications on the Palo plat.
 
When the City does not follow its own laws, guidance and processes for development based upon the premise of an
‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should not
bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our objections. 
The City has never extended a meditation process to our neighborhood, despite our neighborhood’s consistent requests to
the City for help. 
 
We have been willing to work with the City from the beginning and are not opposed to affordable housing: our
neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  We
would prefer a higher ownership to rental ratio for this new development and believe this would be more consistent with
our neighborhood, but were only recently informed that it is not possible for Boulder Housing Partners (BHP) to create a
development of less than 35 units, and that they only do rental units. Based upon this information, we feel that BHP was
the wrong developer to consider for this location. Right now, the only financially viable possibility of a density reduction
would be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come to a fair compromise on
this.
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We have the following requests that we hope you will consider.

·         We request that the Planning Board support a 20% reduction of units to match the most dense portion of the
adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some of our
traffic concerns, and be more in alignment with our existing neighborhood density and character.

·         We request that the additional square footage freed up by the reduction in units be used to create a larger park
area for this development, so it could become more of a community gathering spot for children and adults,
which would be in alignment with the stated ‘community building’ objective of this project.

·         We request that BHP give preference in their tenant selection process to those who will use alternative modes of
transportation, to reduce the traffic load through our neighborhood streets.  We have also requested that the
City provide more options to reduce car ownership for affordable residents, including Uber credits, and a
van/shuttle service to the bus stop/community shopping.

·  We request the most expedient and economical traffic calming measures be installed ASAP:  a reduction in the
speed limit from 25 to 15 MPH in our neighborhood, the addition of 3 and 4 way stops to reduce speeding on
Palo, Ouray and Paonia streets, and the addition of crosswalks so that neighborhood children can cross the
streets safely.

·  We request that some stone accents be added to the buildings in this development to be more in character with
our neighborhoods, and that in lieu of garages, proper storage be provided for these units.

·         We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal Aviation
Administration be published.
 

·         We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo Parkway
(i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.)

Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood (our
HOAs are in the process of establishing neighborhood committees to address some of these issues).  We desperately need
a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the following to say about the
studies done at 4525 Palo thus far:
 
“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't amount to
anything other than desktop speculation as to groundwater conditions . . . note Page 15:

          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required to
accurately determine groundwater gradient on the Subject Site." 
 
In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed:

·  Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic
gradient and connection between groundwater beneath the Site and surface water in the creek

·  One year of water level monitoring to determine seasonal variations in the hydraulic connection between
surface water and groundwater

·  Hydrogeological modeling to evaluate the nature of the relationship between groundwater and surface water,
and to evaluate the impact of construction and loss of precipitation infiltration on the existing basement
flooding issues of the low lying homes adjacent and to the north of the creek.

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate the
basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage issues in
the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our neighborhood
does not incur further flooding and drainage issues!
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We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your own
neighborhood and community.  You are our last hope.
 
Regards,

Clare Lindsay
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From: Elizabeth Mirowski
To: Walbert, Sloane
Subject: 4525 Palo Parkway
Date: Friday, April 22, 2016 11:08:52 AM
Attachments: BHP Development Opinion.pages

Hi Sloane,

Attached is a letter in response to the proposed development at 4525 Palo Parkway.
Please let me know if this is the correct address for the letter.  If it is not, could you
send me the correct address.

Sincerely,

Elizabeth
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To: City of Boulder Council Members

I am writing this letter to express my opinion on the BHP planned development at 4525 Palo 
Parkway.  I have been a resident of the Palo Park Replat B Subdivision since 2003 when it 
was a peaceful and affordable community.

It is undeniable that the BHP Affordable Housing planned development will permanently impact 
the current communities in the area.  Our communities would appreciate serious consideration 
of the data used to support the efficacy of the planned development as it will have irreversible 
repercussions to the area.

The development at its current density will overcrowd our community and cause serious traffic 
implications. The planned community only meets the minimum requirement for parking 
spaces in the development.  I could not find any information in the building code 
documentation that supports how this low number is appropriate or adequate.  This same code 
was implemented for the planned community to the south of Palo Parkway, and considering 
the overflow of vehicles into the streets and church parking lot, it is clearly an inadequate code 
for the area we live in. On average, our development has 1 car per resident, which equates to 
2-3 cars per home.  The rentals in our development have 3-4 cars per home.  

The process BHP has used to collect data on this development and the surrounding areas is 
flawed.  I am the former president of our HOA.  I read all notices that come in the mail 
regarding my community and did not receive any notice of the BHP plans until November 
2015, after they had already made the design considerations, engaging only a few of the 
residents on Howe Ct. Furthermore, the comparison of density to the surrounding area has 
been manipulated by BHP.  The density of homes in Palo Park Replat B is 10 units per acre.  
The traffic analysis had only one traffic measuring device in our community located just east of 
Howe Ct.  It is impossible that this device measured the true throughput of vehicles entering 
and leaving Palo Parkway from Howe Ct., Hauptman Ct, Fredericks Ct, Angelovic Ct., Abeyta 
Ct, Paonia St, and Palisade Dr.

BHP has not presented an effective way to reduce the number of potential vehicles in the 
planned development.  They suppose limiting the number of spaces will limit the number of 
cars.  I work in Boulder. Using public transportation, it will take me 56 minutes (one way) to get 
to my job, by car it takes me 20 minutes.  I cannot see how this would be a viable option to the 
residents of the BHP project. Requiring the residents to commute solely by bicycle is also 
imprudent.  Not only is it a safety concern during bad weather, it excludes those with health 
conditions.

The community does not take into consideration the modesty of the homes directly to the west 
of the planned development.  The character of the BHP development makes our homes look 
out of place. Additionally, there is no barrier between the development and the open space 
drainage included in the design. This will allow residents to walk through the creek bed.  I have 
had numerous times where strangers walked up through my yard from the creek bed, some of 
which have been belligerent when I requested they stop.  
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It was clearly stated by BHP that they chose to increase the number of units to maximize the 
investor tax credits (see video of Council Meeting 1/5/15) .  This statement made by Lauren 
Schevets at the last Boulder Town Hall meeting to vote on the annexation shows that the 
interests of the community are clearly second to maximizing investors tax dollars.

Sincerely,

Elizabeth Mirowski, Ph.D.
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From: S. Needham
To: Walbert, Sloane
Subject: LUR2016-00027
Date: Tuesday, May 10, 2016 7:19:04 AM

Hi:
 
Trying very hard to understand why COB would put this many cars into a landlocked, one
route access location. The traffic impact analysis is clear as mud, but it is clear that there will
be, what, 90+ autos, minimum, in 92 bedrooms? And the projection is for 285 trips a day,
98% of which will be along Palo Parkway, a relatively narrow residential street (connector?
really?) with minimal setbacks and lots of kids?
 
A number I couldn’t find: What is the current number of trips per day?
 
Will provisions be made to put construction parking on site?
 
Please advise. Somehow I think that if this wasn’t a BHP project, no developer would be
allowed to build this densely here.

Regards and Happy Trails,

Scott Needham
Boulder, Colorado, USA
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From: Melissa Nipper
To: Lauren Schevets
Cc: boulderplanningboard; Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa;

Shoemaker, Andrew; Weaver, Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert,
Sloane; martensb@boulderhousingpartners.org

Subject: 4525 Palo Parkway - Tree Survey
Date: Sunday, April 24, 2016 5:26:22 PM

Hello Lauren,

I received in the mail the below landscape plan/ site review for this
proposed development.  I realize this development is still under review
due to several problems and hundreds of neighborhood rejections. 
Irregardless of the future decisions on this development, I wanted to
request a revision of BHP's  proposed plan.   

The below proposed plan mentions "Existing trees to be preserved" on
the lower left hand section of the drawing.  I don't remember seeing a
trees survey but I would like confirmation from BHP they have no
intention of cutting down the trees (attached pictures) directly behind my
house which sits at the north west corner of this diagram.   

Attached Image #1 is a blue spruce that was planted in 1986 with the
construction of the house.
Attached Image #2 is a 2nd spruce and cherry tree that were planted
16+ years ago.   

I feel silly in having to request this as you can see in the photos these
trees literally back to the very corners of my house but based on
previous conversations with BHP,  I have come to believe the
preservation of my privacy and trees is of little concern.

As a result, I am requesting BHP add these trees to their "existing trees
to be preserved" list and reflect it in their landscape plan.

Regards,

Melissa Nipper
3854 Howe Court

 image2.JPG

 image1.JPG
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From: Melissa Nipper
To: boulderplanningboard; Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa;

Shoemaker, Andrew; Weaver, Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert,
Sloane; martensb@boulderhousingpartners.org; Lauren Schevets

Subject: Comments: 4525 Palo Parkway Development
Date: Friday, April 22, 2016 9:19:19 AM

Dear Boulder Planning Board,

My name is Melissa Nipper, I live at 3854 Howe Court, Boulder CO 80301,
and I am writing to voice my objections to the 

current site plan for 4525 Palo Parkway.  

Our neighborhood has voiced numerous objections to this development,
which have not been addressed to date by 

the City of Boulder in any meaningful way.  Our primary concern is traffic
and safety, given that the location of this 

development will require all workforce traffic to pass through our
neighborhood streets. 

We have consistently asked the City for a density reduction to match the
surrounding neighborhoods, along with an 

increase in the ownership to rental ratio. The proposed development at
4525 Palo is more  dense than ALL of the 

adjacent neighborhoods, and is located at the most interior location,
which defies good neighborhood planning. At 

the last City Council meeting, the City staff presented 4525 Palo as being
consistent with the density of Northfield 

Commons. When questioned by the Council, it was explained that City
Staff’s density calculations were calculated in 

an incongruent manner: the proposed development is actually 20% more
dense that the densest portion of Northfield 

Commons, and more than twice as dense as the surrounding Palo and
Kalmia 38 neighborhoods.

This development is also inconsistent with the BVCP guidance for
residential areas of this density, given that it is .7 

miles from public transport and not near to community shopping areas.  
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We recently discovered that this parcel of land at 4525 Palo had a land
use dedication of being for school usage only. 

Under Article 7-1308 of the Land Use Code, there is a requirement that
all dedicated lands of school districts must 

undergo review by both Planning Commission and the Parks and Open
Space Advisory Board prior to any disposition 

or sale. In the case of the 4525 annexation, these requirements were not
met during the sale, leading to defects in 

the property title. Neither the Commission nor the Board undertook
formal review of the sale of dedicated Outlot E at 

4525 Palo Parkway. City officials from Land Use and County officials from
Open Space have independently confirmed 

this finding.  

Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C,
and D) were used for the express and 

specific purposes outlined in the plat, making the current proposed
private residential use non-conforming with 

precedent set by each of the other 4 dedications on the Palo plat.

When the City does not follow its own laws, guidance and processes for
development based upon the premise of an 

‘affordable housing emergency’, it is likely that irreparable errors will
ensue.  We feel that our neighborhood should 

not bear the brunt of these damages. We are disappointed in the City of
Boulder and its response thus far to our 

objections.  The City has never extended a meditation process to our
neighborhood, despite our neighborhood’s 

consistent requests to the City for help.  

We have been willing to work with the City from the beginning and are
not opposed to affordable housing: our 

neighborhood, unlike most Boulder neighborhoods, is composed of 44%
permanently affordable ownership units.  
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We would prefer a higher ownership to rental ratio for this new
development and believe this would be more 

consistent with our neighborhood, but were only recently informed that it
is not possible for Boulder Housing 

Partners (BHP) to create a development of less than 35 units, and that
they only do rental units. Based upon this 

information, we feel that BHP was the wrong developer to consider for
this location. Right now, the only financially 

viable possibility of a density reduction would be to eliminate or reduce
the Habitat ownership units. It seems odd 

that we cannot come to a fair compromise on this.

We have the following requests that we hope you will consider.

 We request that the Planning Board support a 20% reduction of units
to match the most dense portion of 

the adjacent neighborhood: this would be a total of 35 units for this
development. This will alleviate some 

of our traffic concerns, and be more in alignment with our existing
neighborhood density and character.

 We request that the additional square footage freed up by the
reduction in units be used to create a larger 

park area for this development, so it could become more of a community
gathering spot for children and 

adults, which would be in alignment with the stated ‘community building’
objective of this project. 

 We request that BHP give preference in their tenant selection process
to those who will use alternative 

modes of transportation, to reduce the traffic load through our
neighborhood streets.  We have also 

requested that the City provide more options to reduce car ownership for
affordable residents, including 

Uber credits, and a van/shuttle service to the bus stop/community
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shopping.

 We request the most expedient and economical traffic calming
measures be installed ASAP:  a reduction 

in the speed limit from 25 to 15 MPH in our neighborhood, the addition of
3 and 4 way stops to reduce 

speeding on Palo, Ouray and Paonia streets, and the addition of
crosswalks so that neighborhood 

children can cross the streets safely.

 We request that some stone accents be added to the buildings in this
development to be more in 

character with our neighborhoods, and that in lieu of garages, proper
storage be provided for these 

units.

 We request that the results of the Aviation Request sent to the Boulder
Airport Manager and Federal 

Aviation Administration be published.

 We request that Parking Mitigation Measures be implemented including
restricted parking signs for Palo 

Parkway (i.e. no Soccer Parking, and No overnight Parking of Trucks,
Campers, Mobile Homes, Boats etc.)

Lastly, the high water table since the 2013 flood has caused ongoing
drainage issues throughout our neighborhood 

(our HOAs are in the process of establishing neighborhood committees to
address some of these issues).  We 

desperately need a more thorough geological study to be conducted. A
consulting Senior Hydrogeologist had the 

following to say about the studies done at 4525 Palo thus far:

“What has been done to date is a standard Phase I study intended to
uncover contamination issues and doesn't 

amount to anything other than desktop speculation as to groundwater
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conditions . . . note Page 15:

          "A subsurface investigation including the installation of a minimum
of three monitoring wells would be required 

to accurately determine groundwater gradient on the Subject Site." 

In addition to at least three monitoring wells, as suggested by Farmer
Environmental, the following are needed:

 Vertically nested monitoring wells installed adjacent to Four Mile Creek
to establish the vertical hydraulic 

gradient and connection between groundwater beneath the Site and
surface water in the creek

 One year of water level monitoring to determine seasonal variations in
the hydraulic connection between 

surface water and groundwater

 Hydrogeologic modeling to evaluate the nature of the relationship
between groundwater and surface 

water, and to evaluate the impact of construction and loss of precipitation
infiltration on the existing 

basement flooding issues of the low lying homes adjacent and to the
north of the creek.

Our concern is that construction and subsequent loss of infiltration on the
proposed building Site could exacerbate 

the basement flooding in the lower elevation properties on the north side
of the creek, and cause additional drainage 

issues in the neighborhood, which would be disastrous, at this point. 
Please do the proper studies to ensure our 

neighborhood does not incur further flooding and drainage issues!

We ask all of the members of the Planning Board to consider our
requests to date with sincerity, as if this was your 

own neighborhood and community.  You are our last hope.

Regards,
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Melissa L. Nipper
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From: Lawrence Pevec
To: Walbert, Sloane
Subject: Re: Traffic concerns at North Field Commons
Date: Wednesday, April 13, 2016 6:43:20 PM
Attachments: Planning Board Ltr..pdf

ATT00001.htm
HoP_logo_small_canted.png
ATT00002.htm
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Here is the letter, signed.

Lawrence Pevec

handymanboulderco.com
303-332-1070











On Apr 13, 2016, at 12:56 PM, Walbert, Sloane <WalbertS@bouldercolorado.gov> wrote:

<4525Palo-Dear_Planning_Board_Memo.docx>
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From: Lauren Schevets
To: Melissa Nipper
Cc: Walbert, Sloane; Betsey Martens; Sandi Gibson
Subject: Re: 4525 Palo Parkway - Tree Survey
Date: Sunday, April 24, 2016 6:10:18 PM

Hi Melissa - 

We are happy to preserve those trees and will make sure it is noted on the next
revision of the plan. Please don't hesitate to contact me with any other questions or
concerns. 

Lauren Schevets  

On Apr 24, 2016, at 5:26 PM, Melissa Nipper <melissa1763@gmail.com> wrote:

Hello Lauren,

I received in the mail the below landscape plan/ site review for
this proposed development.  I realize this development is still
under review due to several problems and hundreds of
neighborhood rejections.  Irregardless of the future decisions on
this development, I wanted to request a revision of BHP's 
proposed plan.   

The below proposed plan mentions "Existing trees to be
preserved" on the lower left hand section of the drawing.  I
don't remember seeing a trees survey but I would like
confirmation from BHP they have no intention of cutting down
the trees (attached pictures) directly behind my house which
sits at the north west corner of this diagram.   

Attached Image #1 is a blue spruce that was planted in 1986
with the construction of the house.
Attached Image #2 is a 2nd spruce and cherry tree that were
planted 16+ years ago.   

I feel silly in having to request this as you can see in the
photos these trees literally back to the very corners of my
house but based on previous conversations with BHP,  I have
come to believe the preservation of my privacy and trees is of
little concern.

As a result, I am requesting BHP add these trees to their
"existing trees to be preserved" list and reflect it in their
landscape plan.
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Regards,

Melissa Nipper
3854 Howe Court

 image2.JPG

 image1.JPG
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From: Diane Rieck
To: Walbert, Sloane
Cc: Harma Drenth
Subject: comments on the proposed building site east end of Palo Parkway - just south of Palo Park
Date: Tuesday, April 19, 2016 7:24:25 AM

Hi,
I would like to object to the buildings on this site having any height modifications above the current
35’ max.  It’s bad enough that we are losing that open space.  But if inevitable, certainly no reason to
build above max.  We will lose light.  Many will lose the view of the flatirons as we walk or from their
current homes.  And there are lots of walkers in that area/people using the path.  These rules were
put in place exactly to avoid this situation happening.  It’s a good rule, the current density increases
will already strain the access/parking.  Please don’t allow this unnecessary building request to go
through and spoil part of what makes Boulder unique.
Thank you,
 
Diane Rieck
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From: Ed Skalko
To: boulderplanningboard; Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa;

Shoemaker, Andrew; Weaver, Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert,
Sloane; martensb@boulderhousingpartners.org; SchevetsL@boulderhousing.org

Subject: Objection to 4525 Palo Parkway development
Date: Friday, April 22, 2016 5:13:16 PM
Attachments: 160422 Boulder Planning Board.pdf

Dear Boulder Planning Board,

My name is Ed Skalko, I live at 3771 Palisade Dr in Boulder, and I am writing to
voice my objections to the current site plan for 4525 Palo Parkway.  

Our neighborhood has voiced numerous objections to this development, which have
not been addressed to date by the City of Boulder in any meaningful way.  Our
primary concern is traffic and safety, given that the location of this development will
require all workforce traffic to pass through our neighborhood streets. 

We have consistently asked the City for a density reduction to match the
surrounding neighborhoods, along with an increase in the ownership to rental ratio.
The proposed development at 4525 Palo is more  dense than ALL of the adjacent
neighborhoods, and is located at the most interior location, which does not agree
with the Comprehensive Plan. At the last City Council meeting, the City staff
presented 4525 Palo as being consistent with the density of Northfield Commons.
When questioned by the Council, it was explained that City Staff’s density
calculations were calculated in an incongruent manner: the proposed development is
actually 20% more dense that the densest portion of Northfield Commons, and more
than twice as dense as the surrounding Palo and Kalmia 38 neighborhoods. 

This development is also inconsistent with the BVCP guidance for residential areas
given that it is .7 miles from public transport and not near community shopping
areas.  

We recently discovered that this parcel of land at 4525 Palo had a land use
dedication of being for school usage only. Under Article 7-1308 of the Land Use
Code, there is a requirement that all dedicated lands of school districts must undergo
review by both Planning Commission and the Parks and Open Space Advisory Board
prior to any disposition or sale. In the case of the 4525 annexation, these
requirements were not met during the sale, leading to defects in the property title.
Neither the Commission nor the Board undertook formal review of the sale of
dedicated Outlot E at 4525 Palo Parkway. City officials from Land Use and County
officials from Open Space have independently confirmed this finding, yet nothing has
been done to go through the proper process.  

Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C,
and D) were used for the express and specific purposes outlined in the
plat, making the current proposed private residential use non-conforming
with precedent set by each of the other 4 dedications on the Palo plat.

When the City does not follow its own laws, guidance and processes for
development based upon the premise of an ‘affordable housing emergency’, it is
likely that irreparable errors will ensue.  We feel that our neighborhood should not
bear the brunt of these damages. We are disappointed in the City of Boulder
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Dear Boulder Planning Board, 


My name is Ed Skalko, I live at 3771 Palisade Dr in Boulder, and I am writing to voice my objections to the 
current site plan for 4525 Palo Parkway.   


Our neighborhood has voiced numerous objections to this development, which have not been addressed to 
date by the City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that 
the location of this development will require all workforce traffic to pass through our neighborhood 
streets.  


We have consistently asked the City for a density reduction to match the surrounding neighborhoods, 
along with an increase in the ownership to rental ratio. The proposed development at 4525 Palo is more  
dense than ALL of the adjacent neighborhoods, and is located at the most interior location, which does 
not agree with the Comprehensive Plan. At the last City Council meeting, the City staff presented 4525 
Palo as being consistent with the density of Northfield Commons. When questioned by the Council, it was 
explained that City Staff’s density calculations were calculated in an incongruent manner: the proposed 
development is actually 20% more dense that the densest portion of Northfield Commons, and more than 
twice as dense as the surrounding Palo and Kalmia 38 neighborhoods.  
This development is also inconsistent with the BVCP guidance for residential areas given that it is .7 miles 
from public transport and not near community shopping areas.   


We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school 
usage only. Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of 
school districts must undergo review by both Planning Commission and the Parks and Open Space Advisory 
Board prior to any disposition or sale. In the case of the 4525 annexation, these requirements were not 
met during the sale, leading to defects in the property title. Neither the Commission nor the Board 
undertook formal review of the sale of dedicated Outlot E at 4525 Palo Parkway. City officials from Land 
Use and County officials from Open Space have independently confirmed this finding, yet nothing has 
been done to go through the proper process.   


Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the 
express and specific purposes outlined in the plat, making the current proposed private residential 
use non-conforming with precedent set by each of the other 4 dedications on the Palo plat. 


When the City does not follow its own laws, guidance and processes for development based upon the 
premise of an ‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that 
our neighborhood should not bear the brunt of these damages. We are disappointed in the City of Boulder 
Planning Board and the City Council with their response thus far to our objections.  The City has never 
extended a meditation process to our neighborhood, despite our neighborhood’s consistent requests to 
the City for help.   


We have been willing to work with the City from the beginning and are not opposed to affordable 
housing: our neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently 
affordable ownership units.  We would prefer a higher ownership to rental ratio for this new 
development and believe this would be more consistent with our neighborhood, but were only recently 
informed that it is not possible for Boulder Housing Partners (BHP) to create a development of less than 
35 units, and that they only do rental units. Based upon this information, we feel that BHP was the wrong 
developer to consider for this location. Right now, the only financially viable possibility of a density 
reduction would be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come 
to a fair compromise on this. 


We have the following requests that we hope you will consider.  


• We request that the Planning Board support a 20% reduction of units to match the most dense 
portion of the adjacent neighborhood: this would be a total of 35 units for this development. 
This will alleviate some of our traffic concerns, and be more in alignment with our existing 
neighborhood density and character. 


• We request that the additional square footage freed up by the reduction in units be used to 
create a larger park area for this development, so it could become more of a community 
gathering spot for children and adults, which would be in alignment with the stated ‘community 
building’ objective of this project.  Another option would be to use that extra space for more 
parking, given the high amount of street parking already used in the neighborhood. 







• We request that BHP give preference in their tenant selection process to those who will use 
alternative modes of transportation, to reduce the traffic load through our neighborhood 
streets.  We have also requested that the City provide more options to reduce car ownership for 
affordable residents, including Uber credits, and a van/shuttle service to the bus stop/
community shopping. 


• We request the the addition of crosswalks so that neighborhood children can cross the streets 
safely. 


• We request that some stone accents be added to the buildings along Palo Parkway to be more 
in character with our neighborhoods, and that in lieu of garages, proper storage be provided 
for these units. 


• We request that Parking Mitigation Measures be implemented including restricted parking 
signs for Palo Parkway (i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, 
Mobile Homes, Boats etc.) 


 
Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our 
neighborhood (our HOAs are in the process of establishing neighborhood committees to address some of 
these issues).  We desperately need a more thorough geological study to be conducted. A consulting 
Senior Hydrogeologist had the following to say about the studies done at 4525 Palo thus far: 


“What has been done to date is a standard Phase I study intended to uncover contamination issues and 
doesn't amount to anything other than desktop speculation as to groundwater conditions . . . note Page 
15:  


          "A subsurface investigation including the installation of a minimum of three monitoring wells 
would be required to accurately determine groundwater gradient on the Subject Site."  


In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are 
needed: 


• Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the 
vertical hydraulic gradient and connection between groundwater beneath the Site and 
surface water in the creek 


• One year of water level monitoring to determine seasonal variations in the hydraulic 
connection between surface water and groundwater 


• Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and 
surface water, and to evaluate the impact of construction and loss of precipitation 
infiltration on the existing basement flooding issues of the low lying homes adjacent and 
to the north of the creek. 


Our concern is that construction and subsequent loss of infiltration on the proposed building Site could 
exacerbate the basement flooding in the lower elevation properties on the north side of the creek, and 
cause additional drainage issues in the neighborhood, which would be disastrous, at this point.  Please do 
the proper studies to ensure our neighborhood does not incur further flooding and drainage issues! 


We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if 
this was your own neighborhood and community. 


Regards, 


Edward Skalko 







Planning Board and the City Council with their response thus far to our objections. 
The City has never extended a meditation process to our neighborhood, despite our
neighborhood’s consistent requests to the City for help.  

We have been willing to work with the City from the beginning and are
not opposed to affordable housing: our neighborhood, unlike most
Boulder neighborhoods, is composed of 44% permanently affordable
ownership units.  We would prefer a higher ownership to rental ratio for this new
development and believe this would be more consistent with our neighborhood, but
were only recently informed that it is not possible for Boulder Housing Partners
(BHP) to create a development of less than 35 units, and that they only do rental
units. Based upon this information, we feel that BHP was the wrong developer to
consider for this location. Right now, the only financially viable possibility of a
density reduction would be to eliminate or reduce the Habitat ownership units. It
seems odd that we cannot come to a fair compromise on this.

We have the following requests that we hope you will consider.

We request that the Planning Board support a 20% reduction of
units to match the most dense portion of the adjacent neighborhood: this
would be a total of 35 units for this development. This will alleviate some of
our traffic concerns, and be more in alignment with our existing neighborhood
density and character.
We request that the additional square footage freed up by the reduction in
units be used to create a larger park area for this development, so it could
become more of a community gathering spot for children and adults, which
would be in alignment with the stated ‘community building’ objective of this
project.  Another option would be to use that extra space for more parking,
given the high amount of street parking already used in the neighborhood.
We request that BHP give preference in their tenant selection
process to those who will use alternative modes of transportation, to
reduce the traffic load through our neighborhood streets.  We have also
requested that the City provide more options to reduce car ownership for
affordable residents, including Uber credits, and a van/shuttle service to the
bus stop/community shopping.
We request the the addition of crosswalks so that neighborhood children can
cross the streets safely.
We request that some stone accents be added to the buildings along
Palo Parkway to be more in character with our neighborhoods, and that in
lieu of garages, proper storage be provided for these units.

We request that Parking Mitigation Measures be implemented
including restricted parking signs for Palo Parkway (i.e. no Soccer Parking,
and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.)

Lastly, the high water table since the 2013 flood has caused ongoing
drainage issues throughout our neighborhood (our HOAs are in the process of
establishing neighborhood committees to address some of these issues).  We
desperately need a more thorough geological study to be conducted. A
consulting Senior Hydrogeologist had the following to say about the studies done at
4525 Palo thus far:
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“What has been done to date is a standard Phase I study intended to uncover
contamination issues and doesn't amount to anything other than desktop speculation
as to groundwater conditions . . . note Page 15:

          "A subsurface investigation including the installation of a minimum of three
monitoring wells would be required to accurately determine groundwater gradient on
the Subject Site." 

In addition to at least three monitoring wells, as suggested by Farmer
Environmental, the following are needed:

Vertically nested monitoring wells installed adjacent to Four Mile
Creek to establish the vertical hydraulic gradient and connection
between groundwater beneath the Site and surface water in the
creek
One year of water level monitoring to determine seasonal variations
in the hydraulic connection between surface water and groundwater
Hydrogeologic modeling to evaluate the nature of the relationship
between groundwater and surface water, and to evaluate the impact
of construction and loss of precipitation infiltration on the existing
basement flooding issues of the low lying homes adjacent and to the
north of the creek.

Our concern is that construction and subsequent loss of infiltration on the proposed
building Site could exacerbate the basement flooding in the lower elevation
properties on the north side of the creek, and cause additional drainage issues in the
neighborhood, which would be disastrous, at this point.  Please do the proper
studies to ensure our neighborhood does not incur further flooding and drainage
issues!

We ask all of the members of the Planning Board to consider our requests
to date with sincerity, as if this was your own neighborhood and
community.

Regards,

Edward Skalko
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From: Kem Stralka
To: Walbert, Sloane
Subject: Regarding 4525 Palo Parkway
Date: Friday, April 22, 2016 6:55:21 AM
Attachments: Dear Boulder Planning Board (1).docx
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Dear Boulder Planning Board,



[bookmark: _GoBack]My name is Kem C. Stralka, I live at __3238 OURAY ST. NORTHFIELD Commons_, and I am writing to voice my objections to the current site plan for 4525 Palo Parkway.  



Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by the City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this development will require all workforce traffic to pass through our neighborhood streets. 



We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an increase in the ownership to rental ratio. The proposed development at 4525 Palo is more  dense than ALL of the adjacent neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At the last City Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield Commons. When questioned by the Council, it was explained that City Staff’s density calculations were calculated in an incongruent manner: the proposed development is actually 20% more dense that the densest portion of Northfield Commons, and more than twice as dense as the surrounding Palo and Kalmia 38 neighborhoods.



This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 miles from public transport and not near to community shopping areas.  



We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition or sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in the property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 4525 Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed this finding.  



Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and specific purposes outlined in the plat, making the current proposed private residential use non-conforming with precedent set by each of the other 4 dedications on the Palo plat.



When the City does not follow its own laws, guidance and processes for development based upon the premise of an ‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should not bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our objections.  The City has never extended a meditation process to our neighborhood, despite our neighborhood’s consistent requests to the City for help.  



We have been willing to work with the City from the beginning and are not opposed to affordable housing: our neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  We would prefer a higher ownership to rental ratio for this new development and believe this would be more consistent with our neighborhood, but were only recently informed that it is not possible for Boulder Housing Partners (BHP) to create a development of less than 35 units, and that they only do rental units. Based upon this information, we feel that BHP was the wrong developer to consider for this location. Right now, the only financially viable possibility of a density reduction would be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come to a fair compromise on this.



We have the following requests that we hope you will consider.


· We request that the Planning Board support a 20% reduction of units to match the most dense portion of the adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some of our traffic concerns, and be more in alignment with our existing neighborhood density and character.


· We request that the additional square footage freed up by the reduction in units be used to create a larger park area for this development, so it could become more of a community gathering spot for children and adults, which would be in alignment with the stated ‘community building’ objective of this project.


· We request that BHP give preference in their tenant selection process to those who will use alternative modes of transportation, to reduce the traffic load through our neighborhood streets.  We have also requested that the City provide more options to reduce car ownership for affordable residents, including Uber credits, and a van/shuttle service to the bus stop/community shopping.

· We request the most expedient and economical traffic calming measures be installed ASAP:  a reduction in the speed limit from 25 to 15 MPH in our neighborhood, the addition of 3 and 4 way stops to reduce speeding on Palo, Ouray and Paonia streets, and the addition of crosswalks so that neighborhood children can cross the streets safely.


· We request that some stone accents be added to the buildings in this development to be more in character with our neighborhoods, and that in lieu of garages, proper storage be provided for these units.


· We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal Aviation Administration be published.



· We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo Parkway (i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.)


Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood (our HOAs are in the process of establishing neighborhood committees to address some of these issues).  We desperately need a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the following to say about the studies done at 4525 Palo thus far:



“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't amount to anything other than desktop speculation as to groundwater conditions . . . note Page 15:


          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required to accurately determine groundwater gradient on the Subject Site." 



In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed:

· Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic gradient and connection between groundwater beneath the Site and surface water in the creek

· One year of water level monitoring to determine seasonal variations in the hydraulic connection between surface water and groundwater

· Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface water, and to evaluate the impact of construction and loss of precipitation infiltration on the existing basement flooding issues of the low lying homes adjacent and to the north of the creek.

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate the basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage issues in the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our neighborhood does not incur further flooding and drainage issues!



We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your own neighborhood and community.  You are our last hope.



Regards,

Kem C. Stralka











Dear Boulder Planning Board, 
 
My name is Kem C. Stralka, I live at __3238 OURAY ST. NORTHFIELD Commons_, and I am writing to voice my 
objections to the current site plan for 4525 Palo Parkway.   
 
Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by 
the City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this 
development will require all workforce traffic to pass through our neighborhood streets.  
 
We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an 
increase in the ownership to rental ratio. The proposed development at 4525 Palo is more  dense than ALL of the 
adjacent neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At 
the last City Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield 
Commons. When questioned by the Council, it was explained that City Staff’s density calculations were calculated in 
an incongruent manner: the proposed development is actually 20% more dense that the densest portion of Northfield 
Commons, and more than twice as dense as the surrounding Palo and Kalmia 38 neighborhoods. 
 
This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 
miles from public transport and not near to community shopping areas.   
 
We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. 
Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must 
undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition 
or sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in 
the property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 
4525 Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed 
this finding.   
 
Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and 
specific purposes outlined in the plat, making the current proposed private residential use non-conforming with 
precedent set by each of the other 4 dedications on the Palo plat. 
 
When the City does not follow its own laws, guidance and processes for development based upon the premise of an 
‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should 
not bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our 
objections.  The City has never extended a meditation process to our neighborhood, despite our neighborhood’s 
consistent requests to the City for help.   
 
We have been willing to work with the City from the beginning and are not opposed to affordable housing: our 
neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  
We would prefer a higher ownership to rental ratio for this new development and believe this would be more 
consistent with our neighborhood, but were only recently informed that it is not possible for Boulder Housing 
Partners (BHP) to create a development of less than 35 units, and that they only do rental units. Based upon this 
information, we feel that BHP was the wrong developer to consider for this location. Right now, the only financially 
viable possibility of a density reduction would be to eliminate or reduce the Habitat ownership units. It seems odd 
that we cannot come to a fair compromise on this. 
 
We have the following requests that we hope you will consider. 
 

• We request that the Planning Board support a 20% reduction of units to match the most dense portion of 
the adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some 
of our traffic concerns, and be more in alignment with our existing neighborhood density and character. 
 

• We request that the additional square footage freed up by the reduction in units be used to create a larger 
park area for this development, so it could become more of a community gathering spot for children and 
adults, which would be in alignment with the stated ‘community building’ objective of this project. 
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• We request that BHP give preference in their tenant selection process to those who will use alternative 
modes of transportation, to reduce the traffic load through our neighborhood streets.  We have also 
requested that the City provide more options to reduce car ownership for affordable residents, including 
Uber credits, and a van/shuttle service to the bus stop/community shopping. 

• We request the most expedient and economical traffic calming measures be installed ASAP:  a reduction 
in the speed limit from 25 to 15 MPH in our neighborhood, the addition of 3 and 4 way stops to reduce 
speeding on Palo, Ouray and Paonia streets, and the addition of crosswalks so that neighborhood 
children can cross the streets safely. 
 

• We request that some stone accents be added to the buildings in this development to be more in 
character with our neighborhoods, and that in lieu of garages, proper storage be provided for these 
units. 
 

• We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal 
Aviation Administration be published. 
 

• We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo 
Parkway (i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.) 

 
Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood 
(our HOAs are in the process of establishing neighborhood committees to address some of these issues).  We 
desperately need a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the 
following to say about the studies done at 4525 Palo thus far: 
 
“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't 
amount to anything other than desktop speculation as to groundwater conditions . . . note Page 15: 
 
          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required 
to accurately determine groundwater gradient on the Subject Site."  
 
In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed: 

• Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic 
gradient and connection between groundwater beneath the Site and surface water in the creek 

• One year of water level monitoring to determine seasonal variations in the hydraulic connection between 
surface water and groundwater 

• Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface 
water, and to evaluate the impact of construction and loss of precipitation infiltration on the existing 
basement flooding issues of the low lying homes adjacent and to the north of the creek. 

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate 
the basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage 
issues in the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our 
neighborhood does not incur further flooding and drainage issues! 
 
We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your 
own neighborhood and community.  You are our last hope. 
 
Regards, 
Kem C. Stralka 
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From: Elizabeth Taeubert
To: Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa; Shoemaker, Andrew; Weaver,

Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert, Sloane;
martensb@boulderhousingpartners.org

Subject: Comments re: 4525 Palo Parkway site review
Date: Friday, April 22, 2016 4:38:08 PM
Attachments: Comments 4525 site review (1).docx

Please consider my comments regarding the site review of the proposed
development of 4525 Palo Parkway

Thank you
-- 
Elizabeth Taeubert
773-230-7329
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Dear Boulder Planning Board,



My name is Elizabeth Taeubert, I live at  3774 Ridgeway Street, Boulder and I am writing to voice my objections to the current site plan for 4525 Palo Parkway.  



Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by the City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this development will require all workforce traffic to pass through our neighborhood streets. 



We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an increase in the ownership to rental ratio. The proposed development at 4525 Palo is more  dense than ALL of the adjacent neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At the last City Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield Commons. When questioned by the Council, it was explained that City Staff’s density calculations were calculated in an incongruent manner: the proposed development is actually 20% more dense that the densest portion of Northfield Commons, and more than twice as dense as the surrounding Palo and Kalmia 38 neighborhoods.



This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 miles from public transport and not near to community shopping areas.  



We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition or sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in the property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 4525 Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed this finding.  



Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and specific purposes outlined in the plat, making the current proposed private residential use non-conforming with precedent set by each of the other 4 dedications on the Palo plat.



When the City does not follow its own laws, guidance and processes for development based upon the premise of an ‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should not bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our objections.  The City has never extended a meditation process to our neighborhood, despite our neighborhood’s consistent requests to the City for help.  



We have been willing to work with the City from the beginning and are not opposed to affordable housing: our neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  We would prefer a higher ownership to rental ratio for this new development and believe this would be more consistent with our neighborhood, but were only recently informed that it is not possible for Boulder Housing Partners (BHP) to create a development of less than 35 units, and that they only do rental units. Based upon this information, we feel that BHP was the wrong developer to consider for this location. Right now, the only financially viable possibility of a density reduction would be to eliminate or reduce the Habitat ownership units. It seems odd that we cannot come to a fair compromise on this.



We have the following requests that we hope you will consider.


· We request that the Planning Board support a 20% reduction of units to match the most dense portion of the adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some of our traffic concerns, and be more in alignment with our existing neighborhood density and character.


· We request that the additional square footage freed up by the reduction in units be used to create a larger park area for this development, so it could become more of a community gathering spot for children and adults, which would be in alignment with the stated ‘community building’ objective of this project.


· We request that BHP give preference in their tenant selection process to those who will use alternative modes of transportation, to reduce the traffic load through our neighborhood streets.  We have also requested that the City provide more options to reduce car ownership for affordable residents, including Uber credits, and a van/shuttle service to the bus stop/community shopping.

· We request the most expedient and economical traffic calming measures be installed ASAP:  a reduction in the speed limit from 25 to 15 MPH in our neighborhood, the addition of 3 and 4 way stops to reduce speeding on Palo, Ouray and Paonia streets, and the addition of crosswalks so that neighborhood children can cross the streets safely.


· We request that some stone accents be added to the buildings in this development to be more in character with our neighborhoods, and that in lieu of garages, proper storage be provided for these units.


· We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal Aviation Administration be published.



· We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo Parkway  (i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.)


Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood (our HOAs are in the process of establishing neighborhood committees to address some of these issues).  We desperately need a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the following to say about the studies done at 4525 Palo thus far:



“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't amount to anything other than desktop speculation as to groundwater conditions . . . note Page 15:


          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required to accurately determine groundwater gradient on the Subject Site." 



In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed:

· Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic gradient and connection between groundwater beneath the Site and surface water in the creek

· One year of water level monitoring to determine seasonal variations in the hydraulic connection between surface water and groundwater

· Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface water, and to evaluate the impact of construction and loss of precipitation infiltration on the existing basement flooding issues of the low lying homes adjacent and to the north of the creek.

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate the basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage issues in the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our neighborhood does not incur further flooding and drainage issues!



We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your own neighborhood and community.  You are our last hope.



Regards,

[bookmark: _GoBack]Elizabeth Taeubert











Dear Boulder Planning Board, 
 
My name is Elizabeth Taeubert, I live at  3774 Ridgeway Street, Boulder and I am writing to voice my objections to the 
current site plan for 4525 Palo Parkway.   
 
Our neighborhood has voiced numerous objections to this development, which have not been addressed to date by 
the City of Boulder in any meaningful way.  Our primary concern is traffic and safety, given that the location of this 
development will require all workforce traffic to pass through our neighborhood streets.  
 
We have consistently asked the City for a density reduction to match the surrounding neighborhoods, along with an 
increase in the ownership to rental ratio. The proposed development at 4525 Palo is more  dense than ALL of the 
adjacent neighborhoods, and is located at the most interior location, which defies good neighborhood planning. At 
the last City Council meeting, the City staff presented 4525 Palo as being consistent with the density of Northfield 
Commons. When questioned by the Council, it was explained that City Staff’s density calculations were calculated in 
an incongruent manner: the proposed development is actually 20% more dense that the densest portion of Northfield 
Commons, and more than twice as dense as the surrounding Palo and Kalmia 38 neighborhoods. 
 
This development is also inconsistent with the BVCP guidance for residential areas of this density, given that it is .7 
miles from public transport and not near to community shopping areas.   
 
We recently discovered that this parcel of land at 4525 Palo had a land use dedication of being for school usage only. 
Under Article 7-1308 of the Land Use Code, there is a requirement that all dedicated lands of school districts must 
undergo review by both Planning Commission and the Parks and Open Space Advisory Board prior to any disposition 
or sale. In the case of the 4525 annexation, these requirements were not met during the sale, leading to defects in 
the property title. Neither the Commission nor the Board undertook formal review of the sale of dedicated Outlot E at 
4525 Palo Parkway. City officials from Land Use and County officials from Open Space have independently confirmed 
this finding.   
 
Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D) were used for the express and 
specific purposes outlined in the plat, making the current proposed private residential use non-conforming with 
precedent set by each of the other 4 dedications on the Palo plat. 
 
When the City does not follow its own laws, guidance and processes for development based upon the premise of an 
‘affordable housing emergency’, it is likely that irreparable errors will ensue.  We feel that our neighborhood should 
not bear the brunt of these damages. We are disappointed in the City of Boulder and its response thus far to our 
objections.  The City has never extended a meditation process to our neighborhood, despite our neighborhood’s 
consistent requests to the City for help.   
 
We have been willing to work with the City from the beginning and are not opposed to affordable housing: our 
neighborhood, unlike most Boulder neighborhoods, is composed of 44% permanently affordable ownership units.  
We would prefer a higher ownership to rental ratio for this new development and believe this would be more 
consistent with our neighborhood, but were only recently informed that it is not possible for Boulder Housing 
Partners (BHP) to create a development of less than 35 units, and that they only do rental units. Based upon this 
information, we feel that BHP was the wrong developer to consider for this location. Right now, the only financially 
viable possibility of a density reduction would be to eliminate or reduce the Habitat ownership units. It seems odd 
that we cannot come to a fair compromise on this. 
 
We have the following requests that we hope you will consider. 
 

• We request that the Planning Board support a 20% reduction of units to match the most dense portion of 
the adjacent neighborhood: this would be a total of 35 units for this development. This will alleviate some 
of our traffic concerns, and be more in alignment with our existing neighborhood density and character. 
 

• We request that the additional square footage freed up by the reduction in units be used to create a larger 
park area for this development, so it could become more of a community gathering spot for children and 
adults, which would be in alignment with the stated ‘community building’ objective of this project. 
 

Agenda Item 5B     Page 747 of 792



• We request that BHP give preference in their tenant selection process to those who will use alternative 
modes of transportation, to reduce the traffic load through our neighborhood streets.  We have also 
requested that the City provide more options to reduce car ownership for affordable residents, including 
Uber credits, and a van/shuttle service to the bus stop/community shopping. 

• We request the most expedient and economical traffic calming measures be installed ASAP:  a reduction 
in the speed limit from 25 to 15 MPH in our neighborhood, the addition of 3 and 4 way stops to reduce 
speeding on Palo, Ouray and Paonia streets, and the addition of crosswalks so that neighborhood 
children can cross the streets safely. 
 

• We request that some stone accents be added to the buildings in this development to be more in 
character with our neighborhoods, and that in lieu of garages, proper storage be provided for these 
units. 
 

• We request that the results of the Aviation Request sent to the Boulder Airport Manager and Federal 
Aviation Administration be published. 
 

• We request that Parking Mitigation Measures be implemented including restricted parking signs for Palo 
Parkway  (i.e. no Soccer Parking, and No overnight Parking of Trucks, Campers, Mobile Homes, Boats etc.) 

 
Lastly, the high water table since the 2013 flood has caused ongoing drainage issues throughout our neighborhood 
(our HOAs are in the process of establishing neighborhood committees to address some of these issues).  We 
desperately need a more thorough geological study to be conducted. A consulting Senior Hydrogeologist had the 
following to say about the studies done at 4525 Palo thus far: 
 
“What has been done to date is a standard Phase I study intended to uncover contamination issues and doesn't 
amount to anything other than desktop speculation as to groundwater conditions . . . note Page 15: 
 
          "A subsurface investigation including the installation of a minimum of three monitoring wells would be required 
to accurately determine groundwater gradient on the Subject Site."  
 
In addition to at least three monitoring wells, as suggested by Farmer Environmental, the following are needed: 

• Vertically nested monitoring wells installed adjacent to Four Mile Creek to establish the vertical hydraulic 
gradient and connection between groundwater beneath the Site and surface water in the creek 

• One year of water level monitoring to determine seasonal variations in the hydraulic connection between 
surface water and groundwater 

• Hydrogeologic modeling to evaluate the nature of the relationship between groundwater and surface 
water, and to evaluate the impact of construction and loss of precipitation infiltration on the existing 
basement flooding issues of the low lying homes adjacent and to the north of the creek. 

Our concern is that construction and subsequent loss of infiltration on the proposed building Site could exacerbate 
the basement flooding in the lower elevation properties on the north side of the creek, and cause additional drainage 
issues in the neighborhood, which would be disastrous, at this point.  Please do the proper studies to ensure our 
neighborhood does not incur further flooding and drainage issues! 
 
We ask all of the members of the Planning Board to consider our requests to date with sincerity, as if this was your 
own neighborhood and community.  You are our last hope. 
 
Regards, 
Elizabeth Taeubert 
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From: Elizabeth Taeubert
To: Walbert, Sloane
Subject: Re: Comments re: 4525 Palo Parkway site review
Date: Monday, April 25, 2016 2:35:16 PM

Dear Sloane,
Thank you for your reply.  I just received  this notice from the Northfield Commons
HOA.  Please take this into serious consideration when making your
recommendation. 

"As you may be aware there are water and drainage issues in our community that were greatly 

exacerbated by the 2013 flood. The high water table since the flood has caused many ongoing 

drainage issues throughout the neighborhood and affect us all"  

When I first mentioned my concerns about the water drainage issue to  BHP and the
engineers they assured me that adding the development would not contribute to any
additional water drainage demands because there were no basements.  

This answer is not satisfactory.  Currently the water table is very high and already
causing significant problems.  It's hard for me to believe that taking away a large
portion ground that is currently absorbing water, and adding concrete pavement and
walk ways will NOT impact water drainage in the area.  My sump pump is operating
constantly.

Perhaps BHP and the engineers are not aware of the severity of our water drainage
problems.

Thank you
Elizabeth Taeubert

On Mon, Apr 25, 2016 at 11:41 AM, Walbert, Sloane
<WalbertS@bouldercolorado.gov> wrote:

Dear Elizabeth,

 

Thank you for the feedback. It will taken into account in staff’s evaluation of the proposal and
forwarded to the Planning Board for consideration.

 

A decision on this application (an approval, denial, or approval with conditions) will be made by
the Planning Board at a public hearing. The hearing is tentatively scheduled for Thursday, May 26,
2016.

 

I will be sure to keep you updated as the projects progresses. Thank you,
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From: Sara Toole
To: Walbert, Sloane; Brautigam, Jane; riskellD@bouldercolorado.gov
Subject: Feedback on 4525 Palo Parkway Site Plan
Date: Friday, April 22, 2016 11:39:46 PM

Dear Boulder Planning Board,

 

My name is Sara Toole, I live at 3159 Ouray Street, and I am
writing for the purpose of providing feedback on Boulder
Housing Partner's current site plan for 4525 Palo Parkway. 

Summarizing our concerns to date: our neighborhood
currently has traffic disruptions and safety issues.  There
are speeding cars, delivery vehicles, service trucks, monster
trucks and motorcycles that present safety and qualify of life
issues given the dense design of our neighborhood and the
close proximity of the street traffic to our actual living rooms
and bedrooms.  In a medium density development, it is
imperative that there are no mistakes in street and traffic flow
design, as vehicles can become a huge disruption to safety and
peace of mind for all of the residents of the community.

From the beginning, it has felt like a bad idea to try to
retrofit a dense rental development in the most interior
corner of our neighborhood, without consulting with
current residents. The City has been eager to proceed with a
maximum density development in this location despite the fact
that this land was dedicated for school use only as an Outlot
dedication. All of the other Outlot dedications in the Palo
neighborhood have been used according to their dedications.
Perhaps those who made these designations had the intuitive
understanding that this parcel, given it's location, was needed
for community benefit, rather than more dense residential
development.

The City did not abide by this original dedication and so
far, has not taken action on our neighborhood's feedback,
either. Our neighborhood, supportive of affordable housing in
general, has crossed all of our t's, and dotted our i's, following
the City's rules for engagement: participating in numerous City
Council hearings, Planning Board meetings and many interaction
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sessions with Boulder Housing Partners (BHP) to date.  Our
requests were simple: we wanted a more reasonable density
consistent with our current neighborhoods, and we wanted a
higher ratio of ownership units. We had faith that through
participation, we could impact reasonable change, but the
current site plan submitted by BHP does not represent our
neighborhood's desires for this property.

The one significant change that has been made: BHP
changed the location of the entrance to the development
based upon a small percentage of neighborhood residents
who were concerned about cut through traffic on their
street.  In moving the entrance, the use of our neighborhood
street grid for access to this development has been reduced,
which will only increase traffic on other streets in the
neighborhood, instead of sharing the load on a distributed grid.
 I can understand why BHP did this: they probably felt that they
needed to do SOMETHING that the neighborhood wanted, but
this only satisfied a few, while exacerbating the overall problem
for others. Offsetting the entrance does not follow optimal
planning or traffic design principles and doesn't make
sense for this development for numerous reasons. It is
not a 'win' for the overall community.

Perhaps you see why this process has been difficult?  All
neighborhoods faced with this kind of change should have a
formal mediation process, not the process that we have had to
date.

We were recently informed by BHP, at the end of this
process,  that they could not do a development of less
than 35 rental units for financial reasons, and they could
not build ownership units at all.  So from the beginning,
there has never been any hope for increasing the ownership to
rental ratio of this development with BHP as the developer. And
since the land now belongs to BHP, the only option for a
density reduction would be to eliminate some or all of the
Habitat ownership units, which is contrary to what we actually
wanted. But since BHP now owns the land, prior to a real
discovery process on behalf of the City itself, there is really no
other option to reduce the density of this project other than to
eliminate some of the Habitat units.

In my opinion, the City should have conducted discovery
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sessions with our neighborhood FIRST to determine what
kind of affordable project the neighborhood would have
liked.  Then a developer could have been chosen based upon
these discovery sessions. This could have been a collaborative
and ingenious project for our neighborhood: instead, it has
been an arduous and disappointing process.  And now we are
to the final site review, with a project that no one in our
neighborhood likes or wants. 

BHP has to be exhausted by this process, as well, and the City
has had to entertain our hearings, protests, petitions and
requests ad nauseum. It could have been a truly co-creative
process from the beginning, but instead, it's been a waste of
valuable energy and time for all of us.

Our requests are simple, and it would not take much for
you to satisfy the neighborhood and restore some faith in
our local government.  We would like a small density
reduction, and additional supports in place to support this
workforce community with alternative transport options
so that our neighborhood traffic, with the accompanying
noise and safety issues, does not markedly increase.  We
are already in the line of the Boulder Airport flight paths,
and close to the trains as well: noise pollution is a real
problem in this area.   

We have the following requests that we hope you will
consider.

·       We request that the Planning Board support a 20%
reduction of units, which will be consistent with the most
dense portion of the adjacent neighborhood (Northfield
Commons): this would be a total of 35 units for this
development. If BHP cannot reduce the number of rental units,
then make this a BHP development only, and defer the Habitat
units to another location (there are several Habitat
developments in progress in our greater neighborhood).

·       We request that the additional square footage freed
up by the reduction in units be used to create a larger
park area for this development, so it could become more of
a community gathering spot, which would be in alignment with
the stated ‘community building’ objective of this project, and
more aligned with the original dedication for this outlot.

·       We request that BHP give preference in their tenant
selection process to those who will use alternative modes
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of transportation, to reduce the traffic load through our
neighborhood streets.  We have also requested that the City
provide more options to reduce car ownership for affordable
residents, including Uber credits, and a van/shuttle service to
the bus stop/community shopping.

· We request the most expedient and economical traffic
calming measures be installed ASAP:  a reduction in the
speed limit from 25 to 15 MPH in our neighborhood, the
addition of 3 and 4 way stops to reduce speeding on Palo,
Ouray and Paonia streets, the streets that will bear the brunt of
the traffic increase since the entrance was moved.  We also
request the addition of crosswalks so that neighborhood
children can cross the streets safely.

· We request that some stone accents be added to the
buildings in this development to be more in character with
our neighborhoods, and that in lieu of garages, proper storage
be provided for these units.

·  We request that the results of the Aviation Request sent
to the Boulder Airport Manager and Federal Aviation
Administration be published.

· We request that Parking Mitigation Measures be
implemented including restricted parking signs for Palo
Parkway (i.e. no Soccer Parking, and No overnight Parking of
Trucks, Campers, Mobile Homes, Boats etc.)

Lastly, the high water table since the 2013 flood has
caused ongoing drainage issues throughout our
neighborhood (our HOAs are in the process of establishing
neighborhood committees to address some of these issues).
 We desperately need a more thorough geological study to
be conducted based upon current issues.  You have
received the information on what is needed from others in the
neighborhood.  I hope you will grant that these studies be
done, so we are not faced with further damages down the road
that will be costly to rectify.

Thank you for the time to consider these requests. We hope
you will hear us and help us to make this a development that
really works for our community.

Sincerely,
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Sara Toole
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From: Michelle Trudgeon
To: Walbert, Sloane
Subject: East Palo Park poprosed building site
Date: Monday, April 18, 2016 3:42:31 PM

Hi Sloane, 
I recently heard about the approved building site for high density housing in the NE 
corner of Northfield Commons area.    As a neighbor but also a realtor nearby, I 
have concerns that there were/are requests to go higher than the approved 35’ for 
some of these buildings.   

When buildings go above the approved limits, it then has negative affects on nearby 
neighbors who then lose their amazing views of the flatirons and other things like 
our amazing sunsets.  This in turn negatively impacts others existing property 
values. 

Why is this being request and what is being done to stay within approved Boulder 
building codes? 

Please advise. 

Thank you, 
Michelle Trudgeon
Broker Associate

Direct:   720.272.9547

www.michelletrudgeon.com

Goodacre & Company Real Estate

2450 Broadway

Boulder, CO  80304

Office:  303.449.3434

Fax:  303.449.3555
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From: Judy Wakeland
To: boulderplanningboard; Appelbaum, Matt; Brockett, Aaron; Burton, Jan; Jones, Suzanne; Morzel, Lisa;

Shoemaker, Andrew; Weaver, Sam; Yates, Bob; Young, Mary; Brautigam, Jane; Driskell, David; Walbert,
Sloane; martensb@boulderhousingpartners.org; SchevetsL@boulderhousing.org

Subject: 4525 Palo
Date: Friday, April 22, 2016 5:11:59 PM

Dear Boulder Planning Board,

My name is Judy Wakeland.  I live at 3771 Palisade Drive, Boulder, and I am
writing to voice my objections to the current site plan for 4525 Palo Parkway.  

Our neighborhood has voiced numerous objections to this development, which have
not been addressed to date by the City of Boulder in any meaningful way.  Our
primary concern is traffic and safety, given that the location of this development
will require all workforce traffic to pass through our neighborhood streets. 

We have consistently asked the City for a density reduction to match the
surrounding neighborhoods, along with an increase in the ownership to rental ratio.
The proposed development at 4525 Palo is more  dense than ALL of the adjacent
neighborhoods, and is located at the most interior location, which defies good
neighborhood planning. At the last City Council meeting, the City staff presented
4525 Palo as being consistent with the density of Northfield Commons. When
questioned by the Council, it was explained that City Staff’s density calculations
were calculated in an incongruent manner: the proposed development is actually
20% more dense that the densest portion of Northfield Commons, and more than
twice as dense as the surrounding Palo and Kalmia 38 neighborhoods.

This development is also inconsistent with the BVCP guidance for residential areas
of this density, given that it is .7 miles from public transport and not near to
community shopping areas.  

We recently discovered that this parcel of land at 4525 Palo had a land use
dedication of being for school usage only. Under Article 7-1308 of the Land Use
Code, there is a requirement that all dedicated lands of school districts must
undergo review by both Planning Commission and the Parks and Open Space
Advisory Board prior to any disposition or sale. In the case of the 4525 annexation,
these requirements were not met during the sale, leading to defects in the
property title. Neither the Commission nor the Board undertook formal review of
the sale of dedicated Outlot E at 4525 Palo Parkway. City officials from Land Use
and County officials from Open Space have independently confirmed this finding.  

Each of the other four Outlot dedications at 4525 Palo Parkway (A,B,C, and D)
were used for the express and specific purposes outlined in the plat, making
the current proposed private residential use non-conforming with precedent
set by each of the other 4 dedications on the Palo plat.

When the City does not follow its own laws, guidance and processes for
development based upon the premise of an ‘affordable housing emergency’, it
is likely that irreparable errors will ensue.  We feel that our neighborhood
should not bear the brunt of these damages. We are disappointed in the City of
Boulder and its response thus far to our objections.  In the previous review, we
asked that the density be reduced to be more in line with the surrounding
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neighborhoods and that parking be added so that it would not spill over into
our neighborhood.  In response, the developer has requested a height variance
which will make this area even less compatible with it's neighbors, as well as a
new plan that provides even less parking. The City has never extended a
meditation process to our neighborhood, despite our neighborhood’s consistent
requests to the City for help.  

We have been willing to work with the City from the beginning and are not
opposed to affordable housing: our neighborhood, unlike most Boulder
neighborhoods, is composed of 44% permanently affordable ownership units. 
We would prefer a higher ownership to rental ratio for this new development and
believe this would be more consistent with our neighborhood, but were only
recently informed that it is not possible for Boulder Housing Partners (BHP) to
create a development of less than 35 units, and that they only do rental units.
Based upon this information, we feel that BHP was the wrong developer to
consider for this location. Right now, the only financially viable possibility of a
density reduction would be to eliminate or reduce the Habitat ownership units. It
seems odd that we cannot come to a fair compromise on this.

We have the following requests that we hope you will consider.

We request that the Planning Board support a 20% reduction of units to
match the most dense portion of the adjacent neighborhood: this would be a
total of 35 units for this development. This will alleviate some of our traffic
concerns, and be more in alignment with our existing neighborhood density
and character.
We request that the additional square footage freed up by the reduction in
units be used to create a larger park area for this development, so it could
become more of a community gathering spot for children and adults, which
would be in alignment with the stated ‘community building’ objective of this
project.
We request that BHP give preference in their tenant selection process to
those who will use alternative modes of transportation, to reduce the
traffic load through our neighborhood streets.  We have also requested that
the City provide more options to reduce car ownership for affordable
residents, including Uber credits, and a van/shuttle service to the bus
stop/community shopping.
We request the most expedient and economical traffic calming measures
be installed ASAP:  a reduction in the speed limit from 25 to 15 MPH in our
neighborhood, the addition of 3 and 4 way stops to reduce speeding on Palo,
Ouray and Paonia streets, and the addition of crosswalks so that
neighborhood children can cross the streets safely.
We request that some stone accents be added to the buildings in this
development to be more in character with our neighborhoods, and that in
lieu of garages, proper storage be provided for these units.
We request that the results of the Aviation Request sent to the Boulder
Airport Manager and Federal Aviation Administration be published.

We request that more onsite parking be added and we request that
Parking Mitigation Measures be implemented including restricted parking
signs for Palo Parkway (i.e. no Soccer Parking, and No overnight Parking of
Trucks, Campers, Mobile Homes, Boats etc.)
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Lastly, the high water table since the 2013 flood has caused ongoing drainage
issues throughout our neighborhood (our HOAs are in the process of establishing
neighborhood committees to address some of these issues).  We desperately need
a more thorough geological study to be conducted. A consulting Senior
Hydrogeologist had the following to say about the studies done at 4525 Palo thus
far:

“What has been done to date is a standard Phase I study intended to uncover
contamination issues and doesn't amount to anything other than desktop
speculation as to groundwater conditions . . . note Page 15:
          "A subsurface investigation including the installation of a minimum of
three monitoring wells would be required to accurately determine groundwater
gradient on the Subject Site." 

In addition to at least three monitoring wells, as suggested by Farmer
Environmental, the following are needed:

Vertically nested monitoring wells installed adjacent to Four Mile Creek to
establish the vertical hydraulic gradient and connection between
groundwater beneath the Site and surface water in the creek
One year of water level monitoring to determine seasonal variations in
the hydraulic connection between surface water and groundwater
Hydrogeologic modeling to evaluate the nature of the relationship
between groundwater and surface water, and to evaluate the impact of
construction and loss of precipitation infiltration on the existing basement
flooding issues of the low lying homes adjacent and to the north of the
creek.

Our concern is that construction and subsequent loss of infiltration on the
proposed building Site could exacerbate the basement flooding in the lower
elevation properties on the north side of the creek, and cause additional drainage
issues in the neighborhood, which would be disastrous, at this point.  Please do
the proper studies to ensure our neighborhood does not incur further flooding and
drainage issues!

We ask all of the members of the Planning Board to consider our requests to
date with sincerity, as if this was your own neighborhood and community.  You
are our last hope.

Regards,

Judy Wakeland
3771 Palisade Dr
Boulder, CO
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CITY OF BOULDER 

LAND USE REVIEW RESULTS AND COMMENTS 
 

  DATE OF COMMENTS:  April 22, 2016 
 CASE MANAGER:  Sloane Walbert 
 PROJECT NAME:   PALO PARK BHP DEVELOPMENT 
 LOCATION:     4525 PALO PK 
 COORDINATES:  N07W03 
 REVIEW TYPE:   Site Review 
 REVIEW NUMBER:  LUR2016-00027 
 APPLICANT:    LAUREN SCHEVETS 
 DESCRIPTION:  SITE REVIEW: Proposal to redevelop a 3.2-acre vacant property at the eastern 

terminus of Palo Parkway. The proposal includes the construction of 44 residential 
units and a community center in nine buildings surrounding a central park. The 
development will be 100% permanently affordable housing managed by Boulder 
Housing Partners, in partnership with Flatirons Habitat for Humanity. The proposal 
includes a request for an increase in maximum allowable building height for two 
apartment buildings to allow a height of 43’–8.5”, a density bonus to allow a 
density of 14 dwelling units per acre and a modification to the required maximum 
percentage of any one housing type in the RMX-2 zone district to allow 24 units 
(54%) as multi-family stacked flats. The remaining 20 units on-site would be split 
between townhomes and triplex housing types. 

 
 REQUESTED VARIATIONS FROM THE LAND USE REGULATIONS:  

• Section 9-7-1, "Schedule of Form and Bulk Standards" to allow a building height of that exceeds 35-feet for two 
apartment buildings. 

• Section 9-8-4, "Housing Types and Density Bonuses Within an RMX-2 Zoning District" to allow a density of 14 
dwelling units per acre and a modification to the required maximum percentage of any one housing type to allow 
24 units (54%) as multi-family stacked flats. 

 
I. REVIEW FINDINGS 
 
Revisions to the plan documents are required as indicated below. Please address the comments herein and resubmit four 
(4) hard copies and one (1) digital copy of the revised plan set with a project specialist at the Planning and 
Development Services Center. In addition, submit a letter that describes how the applicant has responded to each 
comment. 
 
The application deadline is 10:00 a.m. on the first and third Monday of each month to be included in the following review 
track. Note that the public hearing before Planning Board has been tentatively scheduled for Thursday, May 26. In order 
to retain this date, revised plans addressing these comments must be received by the next submittal date of Monday, May 
2. Staff has arranged a meeting on Monday, April 25 to meet with you and discuss these comments in detail. 
 
II. CITY REQUIREMENTS 
 
Airport Influence Zone 
See attached letter from Timothy Head, Airport Manager. 
 
Access/Circulation, David Thompson, 303-441-4417 
1. Pursuant to Section 2.04(I)(1) of the City’s Design and Construction Standards (DCS), the radii curb returns being 

shown for the access point must be replaced with a driveway ramp for a detached sidewalk as shown in technical 

CITY OF BOULDER 
Planning and Development Services 

1739 Broadway, Third Floor  •  P.O. Box 791, Boulder, CO  80306-0791 
phone  303-441-1880  •  fax  303-441-3241  •  email plandevelop@bouldercolorado.gov 
www.boulderplandevelop.net 
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drawing 2.21 of the DCS which will eliminate the need for curb-ramps. 

2. Following up on Dave Lowrey’s (Fire Protection) comment below and pursuant to Section 2.10(D)(4) of the DCS, 
please revise the site plans to demonstrate the street corners / curves can accommodate an SU-30 vehicle.  

3. Please revise the site plan to provide a concrete surface for the sections of the four-foot wide crusher fines trail that 
are within the City right-of-way. 

4. Pursuant to section 4.7.10 of the Guide to the Americans with Disabilities Act Accessibility Guidelines (ADAAG 
Manual), please revise the site plans to demonstrate the diagonal curb ramps meet section 4.7.10 with respect to 
providing a 4-foot landing area and a segment of straight curb at least 2-feet within the crosswalk or revise the site 
plans to provide perpendicular curb ramps. 

5. Per section 4.7 of the ADAAG Manual, please revise the site plans to provide curb ramps for the northern crosswalk if 
the crosswalk is part of an accessible route between the site and the crusher fines trail.  

6. Please revise the project’s TDM Plan to add language on the number of years residents will be provided Eco-Passes 
and to include funding transit stop improvements for the southbound transit stop of 28

th
 Street to encourage ridership. 

The improvements would include providing the existing southbound transit stop with a standard RTD concrete pad a 
bench and two bike racks which is estimated to costs approximately $15,000 to 20,000. The City would split the costs 
of the transit improvements at 50% with Boulder Housing Partners. 

7. In support of meeting the site review criteria on circulation outlined in section 9-2-14(h)(2)(D), B.R.C. 1981, please 
revise the site plan to move the parallel parking along the northwest of the site from the north side of the access street 
to the south in order to eliminate conflicts between crossing pedestrians and vehicles. 

8. In meeting section 9-9-6(g)(3), B.R.C. 1981, regarding the location of short-term bike parking, please revise the site 
plan to place short-term bike parking at each of the different buildings.   

9. Please revise the written statement to describe if the long-term bike parking is available to all residents or is being 
provided in some of the residential units.  

10. Staff will provide review comments on the project’s traffic impact study, parking study, the TDM Plan and other 
supporting transportation documents at next Monday’s meeting on April 25

th
. 

 
Building and Housing Codes Jim Gery, 303-441-3129 
1. Please be advised that per 2012 IBC Table 2902.1, a second restroom is required in the community center. The 

restrooms in the units may not be substituted for required public restrooms. 

2. Please be advised that fire separation distances will need to be considered between buildings. Depending on a 
number of circumstances, fire-resistive construction may be required for some building elements. Lines used to 
determine fire separation distances on the site will need to be memorialized. 

3. Please clearly identify all accessible (Type A and B units). 
 
Building and Site Design, Kalani Pahoa, Urban Designer, 303-441-4248, Sloane Walbert, Case Manager, 303-441-4231 
1. Refer to Landscape comments below regarding the provision of detached sidewalks in order to accommodate mature 

trees along the drive aisles. The buildings must present an attractive streetscape and provide for the safety and 
convenience of pedestrians, as required by Site Review. 

2. Per the site review criterion 9-2-14(h)(2)(F)(v), projects should be designed to a human scale and promote a safe and 
vibrant pedestrian experience through the location of building frontages along public streets, plazas, sidewalks and 
paths, and through the use of building elements, design details and landscape materials that include, without 
limitation, the location of entrances and windows, and the creation of transparency and activity at the pedestrian level. 
In support of this criterion, Buildings D & E (stacked flats) should front on the drive access, not the village green area. 
The plans currently show the west elevation as having front doors with porches and the east elevation as having 
decks/balconies facing the drive access. Consideration should also be given to creating more emphasis to the 
entrances to the flats on the upper floors.  

3. In coordination with detaching the sidewalk on the south side of the drive access, move transformer back from the 
sidewalk and screen with landscaping. 

4. In order to make the garden area more accessible and functional, consideration should be given to moving the 
community gardens to the south next to the community center. This would require shifting Building D to the north. The 
proposed head-in parking could also be moved to be adjacent to the community center, for use for employees of 
service providers that use the community center. The relocated garden area could shield the higher intensity 
residential uses and would be impacted by less shading. 
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5. The design of the community center should to be emphasized, especially due to the height of the adjacent buildings. 
The design at concept plan included a tower feature, which has been lost in the revised plans. See below. 

 

Concept Plan Submittal 

 

Site Review Submittal 

6. In support of comments 4 and 5 above, the community center could be shifted slightly to the west to become more 
visible from Palo Pkwy. and act as an architectural statement and unifying structure for the development. 

 

7. In response to neighborhood comment and Planning Board/City Council feedback at Concept Plan Review, please 
address how storage is being accommodated for each unit, since garages are not being provided. 

 
Drainage, Scott Kuhna, 303-441-4071 
1. The plans show the proposed water quality pond on top of an existing wastewater trunk main and easement. 

Relocation of the pond is required. 

2. The following contours shown on the Preliminary Grading, Drainage, and Erosion Control Plan need to be corrected: 

• The 31 contour at the southeast corner of Building E stops and does not connect to Building D. 
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• The 31 contour southeast of Building J does not connect to the 31 contour east of Building C. 

• The 33 contour at the northwest corner of Building C stops and does not connect to Building B. 

• The 35 contour at the northwest corner of Building F stops and does not connect to Building G. 

 
Fees, Sloane Walbert, Case Manager, 303-441-4231 
Please note that 2016 development review fees include a $131 hourly rate for reviewer services following the initial city 
response (these written comments). Please see the P&DS Questions and Answers brochure for more information about 
the hourly billing system. 

     
Fire Protection, David Lowrey, 303-441-4356 
No issues with the site or access for fire apparatus. The turning radius must meet a SU-30 criteria.  

 
Landscaping, Elizabeth Lokocz, 303-441-3138 
Opportunities exist to adjust the site layout and significantly improve the overall project. Please respond the following 
comments at the next submittal.  

1. The primary area of concern involves the attached sidewalks and numerous medium and large trees planted in 
locations that are neither code compliant for separation of trees and buildings (ten feet per the Design and 
Construction Standards) nor practical from a long term maintenance and success perspective. Street trees are 
required on private streets: 

(Section 9-9-13(b), B.R.C. 1981, “Street Trees”: A planting strip consisting of deciduous trees shall be planted along 
the full length of all public and private streets in all zoning districts. When possible, trees shall be planted in the public 
right of way. Large deciduous trees and detached sidewalks are desired wherever possible and shall be planted at a 
minimum, in accordance with Subsection (d) of this section.). Update the requirements chart to reflect the standard 
accordingly.  

  

Agenda Item 5B     Page 762 of 792

https://www2.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH9DEST_9-9-13STDEST


With some minor site plan adjustments, the majority of internal streets can accommodate a detached sidewalk and 
minimum six foot planting strip; some may even accommodate an eight-foot strip. The proposed sewer and water 
main may require adjustment to accommodate trees in the planting strip. Dry utility locations also need consideration 
as early in the process as possible given the narrow building to building dimensions.  

Staff would support a reduction in the screening on the 
eastern property line to accommodate the walk detachment. 
Screening and separation are needed, but the adjacent park 
property extends the available soil volume allowing for a 
narrow on property width. Trees shall still meet the minimum 
three foot distance from curb.  
Pedestrian connectivity is another consideration when 
designing the streetscape. The planting strip need not, and 
probably should not, be entirely vegetated. Flagstone, 
precast pavers or some other porous paver that does not 
result in loss of soil volume shall be used at regular intervals. 
Physical protection may be needed as well; consider a few 
boulders, blocks of stone, or perhaps concrete, low fencing 
or a combination to help direct foot traffic. A minimal amount 
of protection, such as the image to the right, is likely to have 
significant benefits and maintenance reduction. 

2. Another factor to consider includes evaluation of soil conditions and limitations on drip irrigation immediately next to 
building foundations. Staff has reviewed projects nearby that have expansive soils limiting landscape irrigation 
options. The numerous small planters adjacent to buildings could be significantly impacted. 

3. The areas marked as non-irrigated native seed need additional detail and should probably be separated into wetland 
buffer and non-wetland related landscaping. Remove the irrigation reference entirely as all seed needs irrigation for 
establishment. The details of the irrigation plan will be developed at the Technical Document Review.  

4. Regarding overall species selection, as currently laid out the design has some conflicts with tree selections, adjacent 
pedestrians, adjacent buildings, and longevity. The plan should change significantly with the sidewalk changes. 
Please consider the following: 

a. The crimson spire oak may not perform well in the soils and has issues with leader damage; it is also likely 
too big for the planting areas as currently designed. 

b. The autumn brilliance serviceberry is likely too wide for the areas specified. 

c. The pear is too close to adjacent pavement. 

5. Staff appreciates preservation of the cottonwoods on the western property line. It is not advisable to locate the 
proposed path under their canopy re-align the path to avoid impact and any future hazardous conditions (cottonwoods 
can and do fail sometimes without any obvious decline).  

6. The location of the small community garden areas seems disconnected from the larger open area and clubhouse. It 
may also have some exposure issues given the proximity of structures. Consider moving it south to be contiguous to 
the large open space and shifting the residential units and clubhouse north. This location is also more centrally 
accessible to residents. 

Legal Documents, Julia Chase, City Attorney’s Office, 303-441-3020 
The Applicant will be required to sign a Development Agreement, if approved. When staff requests, the Applicant shall 
provide an updated title commitment current within 30 days and proof of authorization to bind.    
 
Neighborhood Comments, Sloane Walbert, Case Manager, 303-441-4231 
Staff has received comment from several neighbors, which has been forwarded to the applicant. In general, there are 
concerns regarding the height modification, proposed density and negative impacts on the surrounding neighborhoods. 

 
Plan Documents, Sloane Walbert, Case Manager 
1. Please provide a Land Use Summary Table on sheet SR-A1.01. A sample is provided on the following page for your 

reference (verify numbers provided). 
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Land Use Summary Table 

Site Area 140,075 SF 

 Required Permitted Proposed 

Floor Area N/A No Max  

Lot Coverage N/A No Max  

Open Space 21,011 SF N/A  

Landscape Area  N/A  

Parking Area N/A N/A  

 
2. If possible, move open space tabulation and dwelling unit mix to sheet SR-A1.01. 

3. Revise the open space tabulation to include a summary table like the one below. Please move this to sheet SR-A1.01, 
if possible. 
 

Open Space 

Site Area 140,075 SF 

 Required Proposed 

Open Space Required  

Number of Units  44 

Minimum Open Space 21,011 SF 80,618 SF 

Minimum Private Open Space per Dwelling Unit 60 SF 76 SF 

Open Space Provided  

Site Landscape   

Parking Landscape   

Enhanced Paving   

      
4. Please move the parking tables to sheet SR-A1.01 and include rows to demonstrate how the required parking is 

calculated, i.e. number of 1-, 2-, 3-bedroom units. 

5. Update open space diagram to include all areas of open space that meet the standards of subsections 9-9-11(e) and 
(f), B.R.C. 1981, not just parking areas. 

6. Call out locations and quantities of bike parking on landscape plan (sheet SRL1.01) and the site development plan 
(sheet SR-A1.01). 

7. Provide a materials board and refined materials list for each building. This can be provided on one comprehensive 
board or separately for each building type. 

8. Provide color elevations and perspectives, including the window finish, for Buildings F, G and H. 

9. The applicant’s response to criteria describes a goal of achieving a near net zero energy use for this project, including 
the use of solar PV. Please show the conduit for future rooftop photovoltaic systems on the plan set. 

10. In support of site review criteria related to energy use, consideration should be given to providing at least one dual 
cord electrical vehicle charging station. 

11. Provide an updated comprehensive elevation/street view from Palo Pkwy for Buildings A, B and C that shows the view 
shed from Ridgeway St., similar to the one provided at Concept Plan. 

12. In support of the height modification request, please quantify what amount of the modification is necessary due to 
topography and what amount is due to the design (pitched roofs). 

13. Please provide the full solar analysis worksheet on the solar analysis sheets. The worksheet can be found in the Solar 
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Access Guide at https://www-static.bouldercolorado.gov/docs/PDS/forms/solar-access-guide.pdf. Also, please remove 
analysis #2 on these sheets representing a shadow cast by a 35’ building within the building envelope since it 
confuses the height modification request. 

14. Provide a preliminary lighting plan. Per site review criterion 9-2-14(h)(2)(F)(ix) a lighting plan must be provided which 
“augments security, energy conservation, safety and aesthetics.” Refer to wetlands informational comments below. 
Demonstrate how the informal path will be illuminated for use and safety without impacts to the wetlands. 

15. Revise sheet SR-C1.00 to meet the requirements for a preliminary plat in section 9-12-6, B.R.C. 1981. Per section 9-
12-6(a), B.R.C. 1981, the preliminary plat may be an application under Site Review if it meets the requirements of this 
section. In particular, include the following information: 

a. Legal description of property to be subdivided; 

b. The proposed name of the subdivision; 

c. The date of preparation; 

d. A vicinity map showing at least three blocks on all sides of the proposed subdivision, which may be of a 
different scale than the plat; 

e. The location of structures and trees of six-inch caliper or more on the property and approximate location of 
structures off the property within ten feet of the proposed plat boundary; 

f. The name, address and telephone number of owner, verification of ownership of the property and current title 
report or an attorney memorandum based upon an abstract of title, current as of the date of the submittal 
(typically included as a note); 

g. The total acreage; 

h. The location and dimensions of all existing public improvements, easements, drainage areas, irrigation 
ditches and laterals, and other significant features within or adjacent to the proposed subdivision; 

i. The location and dimensions of all proposed public improvements, public easements, lot lines, parks and 
other areas to be dedicated for public use, a dedication thereof to the public use and identification of areas 
reserved for future public acquisition; 

j. Zoning on and adjacent to the proposed subdivision; 

k. A designation of areas subject to the one-hundred year flood and the estimated flow rate used in  determining  
that  designation,  and  base  flood  elevation  data  and  the  source  used  in determining that elevation; 

l. The number of lots and each lot size; 

m. Signature block as follows: 

APPROVAL BY THE CITY OF BOULDER 

_____________________________________ 

DIRECTOR OF PLANNING 

 
Wetlands, Jessica Stevens, 303-441-3121    
1. As currently proposed, the project will require a Standard Wetland permit in accordance with section 9-3-9 of the 

Boulder Revised Code, 1981. The wetland permitting criteria require that the applicant demonstrate that the activity is 
designed and located to minimize the direct impacts to the adjacent wetland, stream or water body. Mitigation will be 
required for any permanent impacts to the Four Mile Creek wetland area, including improvements associated with the 
water quality pond outfall.  

2. Please label the wetland zones on the Preliminary Grading, Drainage, and Erosion Control Plan and the Landscape 
Plan.  

3. The Natural Resources Assessment prepared by ERO Resources Group recommends the establishment of an 
unmowed buffer of tall grasses and other species adjacent to Four Mile Creek to minimize the impacts of the project 
on fireflies. Firefly habitat has been proposed south of the path and native non-irrigated seed has been proposed 
north of the path, only if the areas are to be disturbed. The design should be revised to provide firefly habitat on the 
creek side of the path.  
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III. INFORMATIONAL COMMENTS  
 
Access/Circulation   David Thompson, 303-441-4417 
1. It is recommended twenty-feet of separation be provided between the proposed crosswalks and the adjacent parallel 

parking consistent with the City’s standard for crosswalks adjacent to on-street parking within the City’s right-of-way. 
This could be accomplished by reducing the width of the curb-extensions between the crosswalks. 

2. Please refer to the photo below, it is recommended the existing dwelling units on the south side of Palo Parkway be 
shown on the site plans in order to evaluate the impacts of the access point / curb-cut on those units in order to 
evaluate look for opportunities to minimize headlight impacts on those dwelling units.  

 
 
3. In support of reducing the vehicles speeds on the internal street, the applicant should consider and evaluate the 

benefits of providing raised crosswalks to reduce vehicle speeds.   
 
Addressing, Caeli Hill, 303-441-4161 
The City is required to notify utility companies, the County Assessor’s office, emergency services and the US Post Office 
of proposed addressing for development projects. Please submit a Final Address Plat and list of all proposed addresses 
as part of the Technical Document Review process. 

 
Area Characteristics and Zoning History, Sloane Walbert, Case Manager, 303-441-4231 
The property is bounded to the east by the Pleasant View Fields soccer sports complex, which is owned and managed by 
City of Boulder Parks and Recreation. The subject property is undeveloped and has been vacant since at least the 1940s. 
The subject property was initially platted as Outlot E on the Palo Park Filing No. 4 subdivision, a planned unit 
development subdivision recorded April 11, 1984. On the plat, Outlot E was deeded to Boulder Valley School District for 
“school purposes.” The area directly the west of the subject property was later platted with smaller residential lots under 
Palo Park Filing No. 4 – Replat B. Fourmile Canyon Creek is located along the north boundary of the property, which is 
enclosed by City of Boulder Open Space land. The property is part of the Palo Park Subcommunity. However, an area 
plan has not been adopted for this subcommunity. 

The property was originally included in the neighborhood planning process that preceded the adjacent Northfield 
Commons and Vojta Farms development. Initially, the city explored options for creating faculty and staff housing for 
Boulder Valley School District (BVSD) on the site. However, the school district decided that this was not something it 
wished to pursue and began instead to look at selling the site. The school district staff approached the city about 
purchasing the property for residential development in 2005. Subsequently, the city purchased the site from BVSD in 2006 
with the goal of developing affordable housing. In early 2015 City Council authorized the transfer of the land to BHP, 
which will work in partnership with Flatirons Habitat for Humanity (Habitat) to pursue the entitlements and financing 
needed to develop the site. Following the approval of the transfer, BHP and the city executed a Land Transfer Agreement 
and Interim Permanent Affordable Covenant. 
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Drainage, Scott Kuhna, 303-441-4071 
1. A Final Drainage Plan and Report will be required as part of the Technical Document Review process. All plans and 

reports shall be in accordance with the DCS. 

2. Discharge of groundwater to the public storm sewer system may be necessary to accommodate construction and 
operation of the proposed development. City and/or State permits will be required for this discharge. The applicant is 
advised to contact the City of Boulder Storm Water Quality Office at 303-413-7350 regarding permit requirements. All 
applicable permits must be in place prior to building permit application. Additionally, special design considerations for 
the properties to handle groundwater discharge as part of the development may be necessary. 

3. All inlet grates in proposed streets, alleys, parking lot travel lanes, bike paths, or sidewalks shall utilize a safety grate 
approved for bicycle traffic. 

4. A construction stormwater discharge permit is required from the State of Colorado for projects disturbing greater than 
1 acre. The applicant is advised to contact the Colorado Department of Public Health and Environment. 
(http://www.cdphe.state.co.us/wq/PermitsUnit/SWConstructionApplication.pdf) 

5. An Erosion Control Permit is required and must be obtained from the City of Boulder for projects disturbing more than 
1 acre of land. Please see the Erosion Control Permit application form.  

 
Miscellaneous, Scott Kuhna, 303-441-4071 
1. The applicant is notified that any groundwater discharge to the storm sewer system will require both a state permit 

and a city agreement. The steps for obtaining the proper approvals are as follows: 

Step 1 -- Identify applicable Colorado Discharge Permit System requirements for the site. 

Step 2 -- Determine any history of site contamination (underground storage tanks, groundwater contamination, 
industrial activities, landfills, etc.)  If there is contamination on the site or in the groundwater, water quality 
monitoring is required. 

Step 3 -- Submit a written request to the city to use the municipal separate storm sewer system (MS4). This 
submittal should include a copy of the Colorado Department of Public Health and Environment (CDPHE) 
permit application. The written request should include the location, description of the discharge, and brief 
discussion of all discharge options (e.g., discharge to MS4, groundwater infiltration, off-site disposal, etc.)  
The request should be addressed to: City of Boulder, Stormwater Quality, 4049 75th St, Boulder, CO  
80301 Fax: 303-413-7364 

Step 4 -- The city's Stormwater Quality Office will respond with a DRAFT agreement, which will need to be 
submitted with the CDPHE permit application. CDPHE will not finalize the discharge permit without 
permission from the city to use the MS4. 

Step 5 -- Submit a copy of the final discharge permit issued by CDPHE back to the City's Stormwater Quality 
Office so that the MS4 agreement can be finalized. 

For further information regarding stormwater quality within the City of Boulder contact the City's Stormwater Quality 
Office at 303-413-7350. All applicable permits must be in place prior to building permit application. 

2. No portion of any structure, including footings and eaves, may encroach into any public right-of-way or easement. 
 
Residential Growth Management System, Sloane Walbert, 303-441-4231 
Growth management allocations are required to construct each dwelling unit prior to building permit submittal.  

  
Review Process, Sloane Walbert, Case Manager, 303-441-4231 
Pursuant to section 9-2-14 of the City’s land use code, Concept Plan and Site Review are required for projects in the 
RMX-2 zone district that are over 2 acres or include 20 or more dwelling units. A decision on this application (an approval, 
denial, or approval with conditions) will be made by the Planning Board at a public hearing. The hearing is tentatively 
scheduled for Thursday, May 26, 2016. 

Residential uses are considered conditional uses in the RMX-2 zone district because residential development in this zone 
district must meet the standards in section 9-8-4, “Housing Types and Density Bonuses within an RMX-2 Zoning District,” 
B.R.C. 1981. For lots or parcels that are greater than one acre but less than five acres, at least two housing types must be 
provided. No more than fifty percent of any one housing type may be provided in the RMX-2 zoning district. Housing type 
means the particular form which an attached or detached dwelling unit takes, including, without limitation, the following: 
single-family detached houses and mobile homes; single-family attached dwellings such as townhouses and row houses; 
duplexes, triplexes, and apartments. As part of the proposal, 24 of the proposed 44 units (54 percent) would be 
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multifamily attached dwellings (stacked flats) in two buildings. The applicant is asking for a modification as part of Site 
Review to allow more than 50 percent of one housing type in the RMX-2 zone district. 

 
Signage, Caeli Hill, 303-441-4161 
Please note that all proposed signs require separate review and permit approval. Signs will not be reviewed as a part of 
Site Review unless a modification is requested and specifically called out on the plans. Sign code requirements that may 
be modified through the Site Review process are limited to setbacks of signs from property lines, spacing between 
projecting or freestanding signs, or sign lettering and graphic symbol height. Please revise the plans and written statement 
if you would like to request any modifications to the sign code for this development. Please note that illustration of a sign 
on the plan set does not grant a modification. Please refer to section 9-9-21, B.R.C. 1981 for all sign related requirements. 
 
Utilities, Scott Kuhna, 303-441-4071 
1. The applicant is advised that any proposed street trees along the property frontage may conflict with existing utilities, 

including without limitation: gas, electric, and telecommunications, 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. 

2. Final utility construction drawings will be required as part of the Technical Document Review process (which must be 
completed prior to building permit application). All existing and proposed “dry” utilities (Xcel, Comcast, Century Link, 
etc.) will need to be included on the plans. 

3. Maintenance of sand/oil interceptors and all private wastewater and storm sewer lines and structures shall remain the 
responsibility of the owner. 

4. Utility easements will be required to be dedicated for all water and wastewater mains and for all water service lines 
and meters located outside of the public right-of-way.  

5. All fire hydrants and public water lines will need to be located within public utility easements. 

6. All new and existing electrical utilities shall be located underground in accordance with Section 9.20(A) of the DCS.  

7. The landscape irrigation system requires a separate water service and meter. 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. 

8. 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. 

9. The applicant is advised that at the time of building permit application the following requirements will apply: 

a. The applicant will be required to provide accurate proposed plumbing fixture count forms to determine if the 
proposed meters and services are adequate for the proposed use. 

b. Water, wastewater and storm Plant Investment Fees and service line sizing will be evaluated. 

c. The approved fire line plans must accompany the fire sprinkler service line right-of-way permit application. 

10. All water meters are to be placed in city right-of-way or a public utility easement, but meters are not to be placed in 
driveways, sidewalks or behind fences. 

11. Trees proposed to be planted shall be located at least 10 feet away from existing or future utility mains and services. 
     
Wetlands, Jessica Stevens, 303-441-3121 and Don Damico, 720-564-2055 
1. The seeding and planting plan for the wetland buffer areas adjacent to the Open Space and Mountain Parks (OSMP) 

land to the north must be reviewed and approved by OSMP prior to Wetland Permit issuance.  

2. Outdoor lighting has the potential to negatively impact wildlife habitat along Fourmilie Creek, including habitat for 
fireflies. Additional consideration should be given to proposed lighting in areas adjacent to the creek. At a minimum, 
the applicant will be required to comply with the city’s outdoor lighting ordinance for light pollution and light trespass.  

    
Zoning, Sloane Walbert, Case Manager, 303-441-4231 
The property is zoned Residential - Mixed 2 (RMX-2), which is described in the land use code as “medium density 
residential areas which have a mix of densities from low density to high density and where complementary uses may be 
permitted.” 
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IV. NEXT STEPS 
 
Please address the comments herein and resubmit four (4) hard copies (only one (1) copy of the revised drainage 
report) and one (1) digital copy of the revised plan set to the front counter of the P&DS Service Center prior to the start 
of a three-week review track. Note that the public hearing before Planning Board has been tentatively scheduled for 
Thursday, May 26. In order to retain this date, revised plans addressing these comments must be received by the next 
submittal date of Monday, May 2.  

 
V. CITY CODE CRITERIA CHECKLIST 
 
To be provided upon a review of revisions. 
 
VI. DRAFT CONDITIONS ON CASE 
 
To be provided upon a review of revisions. 
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CITY OF BOULDER PROCEEDINGS  
CITY COUNCIL JOINT MEETING WITH PLANNING BOARD  

Municipal Building, 1777 Broadway 
January 5, 2016                                

 
1. CALL TO ORDER AND ROLL CALL 

Mayor Jones called the meeting to order at 6:04 p.m. 
 
Roll was called and the following responded:  Mayor Jones, Council Members Young, 
Yates, Brockett, Weaver, Appelbaum, Shoemaker, Morzel, and Burton. 

 
A. Declaration of Boulder County Farmer’s Market at 6:05 p.m. 

Mayor Jones read this declaration and presented it to Brian Copper and Jennifer 
Pinneault. 
 

B. Declaration regarding Mayoral Service of Matt Appelbaum at 6:10 p.m. 
Mayor Jones read this declaration presented it to Matt Appelbaum. 
 

C. Quarterly Report to Council by Judge Cooke at 6:15 p.m. 
Judge Cooke introduced this item to Council with a PowerPoint presentation. 

 
2. OPEN COMMENT and COUNCIL/STAFF RESPONSE at 6:36 p.m. 

(Please note that public comments are a summary of actual testimony. Full testimony is 
available on the web at: https://www.bouldercolorado.gov/.) 
Open Comment was opened and the following persons spoke: 
1.  James Duncan, resident, gave a handout to Council.  He was opposed to the TPP 

and encouraged Council to vote against it. 
2.  Darren O’Connor, resident, showed a presentation.  He spoke against the bias of 

citations being handed out to homeless persons in violation of the camping ban. 
3.  Don Dulchinos, resident, gave out his business card and spoke about promoting 

the use of electric vehicles. 
4.  Will Toor, resident, spoke about the need for more electric vehicles. 
5.  Timothy Prior, Denver resident, spoke in favor of electric vehicles. 
6.  Elizabeth Black, resident spoke in favor of soil sequestration of carbon with 

introduction of microbes and plants working together. 
7.  Rob Smoke, resident, used a prop to demonstrate his dislike of how the City is 

addressing homelessness. 
8.  Sue Anderson, resident, showed a presentation regarding the need to keep 

marijuana edibles out of the reach of students and children. 
9.  Mike Homner, resident, gave a handout and spoke about the money Boulder 

spends on homelessness versus what the City of Portland spends on this topic. 
10.  Carolyn Bninski, resident, gave a handout and spoke on behalf of the Rocky 

Mountain Peace and Justice Center.  She opposed the TPP. 
11.  Laurel Herndon, resident, spoke in favor of Boulder providing more support for 

the homeless situation. 
12.  Kevin Cook, resident, opposed Ordinance No. 8043. 
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13. Jo Morgan, resident of the Mapleton Mobile Home Park spoke at Council for the 
last 2 months.  She asked for help regarding the mobile home park. 

14. Paul Keaton, resident, spoke in favor of Council getting involved in the Mapleton 
Mobile Home Park. 

15. Kai McKenzie resident, spoke about requiring Boulder businesses to have Trans-
gender friendly restrooms.  

16 Scott Simkus, resident of Louisville, supported investment in electric charging 
stations and encouraged using electric cars. 

There being no further public input, Open Comment was closed at 7:21 p.m. 
 

3. CONSENT AGENDA  
A. Consideration of a motion to approve the minutes for the November 10, 2015 City 

Council Regular Meeting  
 
B. Consideration of a motion to approve the minutes for the November 17, 2015 

Meeting to Swear in Council Members 
 
C. Consideration of a motion to approve the minutes for the November 17, 2015 

Regular Meeting 
 
D. Consideration of a motion to approve the minutes for the November 19, 2015 City 

Council Special Meeting  
 
E. Consideration of a motion to approve a twenty-year right-of-way lease for 

encroachments (building cornice and building mounted gooseneck lamps) located at 
1212 Pearl St.  (REV2014-00027); Applicant:  Older Boulder 1212 LLC 

 
F. Consideration of a motion to approve a twenty-year right-of-way lease for 

encroachments (2 sculpture Trees) located at 3175 Pearl Parkway (REV2015-
00027); Applicant: Jim Rhodes on behalf of the Regional Transportation District 
(RTD) 

 
G. Second reading and consideration of a motion to adopt Ordinance No. 8098 

amending Sections 8-3-7, “Regulation of Horses and Livestock,” and 8-3-11, 
“Sledding and Skiing in Open Space and Mountain Parks Prohibited” and adding 
a new section 7-6-31, “Horse Trailer Parking,” and setting forth related details;” 
OR in the recommended alternative;  
Second reading and consideration of a motion to adopt Ordinance No. 9002 
amending Section 8-3-7, “Regulation of Horses and Livestock,” and adding a new 
section 7-6-31, “Horse Trailer Parking,” and setting forth related details 

 
H. Second reading and consideration of a motion to adopt Ordinance No. 8099 

approving the addition of the Schnell Homestead Property to the Western 
Mountain Parks Habitat Conservation Area 

 
I. Introduction, first reading and consideration of a motion to order published by title 

only Ordinance No. 9001 designating the building and property at 2200 
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Broadway, to be known as the Trinity Lutheran Church, as an individual 
landmark under the city’s Historic Preservation Ordinance 
Owner/Applicant: Reverend Mark Twietmeyer, Trinity Lutheran Church 

 
J. Introduction, first reading and consideration of a motion to order published by title 

only Ordinance No. 9003 designating the building and property at 1900 King 
Ave., to be known as the Sampson-Wood House, as an individual landmark under 
the city’s Historic Preservation Ordinance 
Owner/Applicant: William Wood 

 
K. Consideration of the following items related to the annexation and initial zoning of 

approximately 0.35 acres of land identified as 236 Pearl St. and the northwest 
portion of 250 Pearl St. within Boulder County 

 
1.   Consideration of a motion to adopt Resolution No. 1172 finding the property to 

be an enclave, finding compliance with statutory requirements applicable to 
the annexation, and establishing Feb. 16, 2016 as the date for a council  
action 

 
2.  Introduction, first reading and consideration of a motion to order published by 

title only Ordinance No. 8080 annexing approximately 0.35 acres of land 
generally located at 236 and the northwest portion of 250 Pearl St. with an 
initial zoning designation of Residential- Mixed 1 (RMX-1) and Business - 
Transitional 2 (BT-2) respectively 

 
Council Member Yates made a motion to approve the Consent agenda items 3A-3K. 
The motion was seconded by Council Member Weaver. The motion carried 9-0 with 
Council Member Brockett, Burton and Yates abstaining from Items 3A.  Council 
Member Brockett abstained from Item 3C and recused himself from Items 3K, at 7:25 
p.m.  

 
4. POTENTIAL CALL-UP CHECK IN  

1. 820 Lee Hill Drive- Call-Up Item and Extension of the Call-Up Period 
2. Planning Board denial of a Minor Amendment to an Approved Site Plan 

(LUR2015-00092) to amend the approved Dakota Ridge North design 
standards to allow fences up to 60 inches 

 
Council showed no interest in calling-up these items. 

 
5. PUBLIC HEARINGS  

A. Consideration of the following items related to the property at 4525 Palo Parkway 
Applicant/Property Owner: Boulder Housing Partners 
1. Second Reading and consideration of a motion to adopt and order 
 published by title only, Ordinance No. 9000 related to the annexation of a  
 3.2-acre property with an initial zoning designation of Residential - Mixed 2  
 (RMX-2) 
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2. Concept Plan Review (case no. LUR2015-00080): Request for citizen, staff and 
City Council comment on a proposal to develop the property with 100% 
affordable family housing development by Boulder Housing Partners, in 
partnership with Flatirons Habitat for Humanity. 

 
 Staff Member, Sloan Walbert introduced this item to Council and gave the 

presentation. Planning and Development Transportation Engineer, David 
Thompson, answered questions from Council. 

 
Boulder Housing Partners (the applicant) gave their presentation.  The 
presentation was delivered by Executive Director, Betsy Martens, and Project 
Manager, Lauren Schevets. They were also present to answer questions.  

 
Civil Engineer, Don Ashcock discussed shallow ground water and how this 
precluded basements from being dug. Planning Board Member Liz Payton agreed 
with the staff recommendation and noted how she spent time with the neighbors 
in an effort to help reduce impact to the community.  

 
Council asked questions about parking, ground water, number of vehicles for 
houses like this, and storage for residents.  Council inquired about obtaining more 
data that was specific to this project. 

 
The Public hearing was opened and the following persons spoke at 8:22 p.m. 
1. Shayna Stillman, resident, opposed the project regarding parking challenges.  
2. Elizabeth Taeubert, resident, gave out a handout. She was concerned about the 

traffic and safety impacts of the neighborhood.  These should be studied rather 
than only considering the financial incentive. 

3. Helena Shirai, resident, rental property owner of the area and concerned about 
the parking issue and asked Council to consider the traffic issues associated 
with this project. 

4. Susan Lythgoe, Executive Director for Flatirons Habitat for Humanity and 
resident, spoke to the benefits of Boulder Housing Partners and this project. 

5. Nolan Rosall, spoke about the Board of Directors of Habitat for Humanity and 
was in favor of the concept plan and the annexation. 

6. David Steinberger, resident, opposed the annexation because the concept plan 
was not ready. He did not understand a reason to apply for flood money. The 
city already invested money in this project and would likely reimburse Boulder 
Housing Partners. 

7. Barb Verson, resident, opposed the project and the annexation. 
8. Sara Toole, resident, pooled time and showed a presentation.  She opposed the 

annexation and the concept plan.  They were concerned about traffic density 
increase and the added cars driving through the neighborhood.  

9. Chris Mattair, resident, was concerned about the density and safety of the 
children in the area. 
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10. Karen Kerman, resident and chair of the Boulder Housing Partners, was in 
support of the annexation.  She pooled time and spoke about affordable 
housing and the need for more. 

11. Ben Blazey, resident, lived in an affordable housing in Northfield Commons.  
She was concerned about density issues and it should be carefully considered. 

12. Amber Grantham, resident, opposed the project due to transportation issues, 
lack of amenities and traffic.  

13. Harold Hallnews, resident, was concerned about density and giving unique 
projects special consideration,  

14. Elizabeth Mirowski, resident, agreed with affordable housing but was also 
concerned about the transportation issue, traffic and extra time it may take to 
get to work. 

15. Brain Coffey, resident, supported affordable housing but also pointed out the 
increase in traffic, lack of transportation and safety problems. 

16. Eric Budd, resident, supported the project.  He wanted real data that was 
relevant to Boulder. 

There being no further public comment the public hearing was closed at 9:01 p.m. 
 

Council Member Weaver moved to adopt Ordinance No. 9000 related to the annexation 
of a 3.2-acre property with an initial zoning designation of Residential - Mixed 2  
(RMX-2).  The motion was seconded by Council Member Shoemaker.  The motion 
carried 9-0 at 9:42 p.m. 
 

B.  Direction on Initial Screening of Public Requests for Boulder Valley 
Comprehensive Plan: Consideration of a motion on the initial screening of public 
requests for map changes in Area I and Area II enclaves and for policy and text 
changes as part of the 2015 Major Update to the Boulder Valley Comprehensive 
Plan (BVCP).  (Public hearing for this matter was held on December 15, 2015) 

 
Deputy Director of Community Planning and Sustainability, Susan Richstone gave a 
presentation and introduced this item to Council. 
 
Council Member Young moved on the initial screening of public requests for map changes 
in Area I and Area II enclaves and for policy and text changes as part of the 2015 Major 
Update to the Boulder Valley Comprehensive Plan (BVCP).  The motion was seconded by 
Council Member Morzel.  The motion carried 9-0 at 10:15 p.m. 

 
6. MATTERS FROM THE CITY MANAGER 

A. Appointments to the Marijuana Advisory Panel 
 

Council Member Yates moved to approve the Charter with the amendment that the 
number of members be increased to 11 members.  The motion was seconded by Council 
Member Shoemaker.  The motion carried 9-0 at 10:43 p.m. 
 
 
 

Agenda Item 5B     Page 785 of 792



7. MATTERS FROM THE CITY ATTORNEY 
8. MATTERS FROM MAYOR AND MEMBERS OF COUNCIL 

A. Potential Call-Ups  
1. 820 Lee Hill Drive- Call-Up Item and Extension of the Call-Up Period 
2. Planning Board denial of a Minor Amendment to an Approved Site Plan 

(LUR2015-00092) to amend the approved Dakota Ridge North design 
standards to allow fences up to 60 inches 

 
 B.   Retreat Items:  

1. Proposed Agenda 
 
Council direction was to offer more of the procedural items to Friday evening until 10 
p.m. Saturday was reserved for the work plan items. 
 
2. Discuss Boards and Commissions Assignments for Reporting at the Retreat 
 
Council Member Morzel sent this out for the Boards to report at the Pre-Retreat Study 
Session. 

 
C. Approval of the 2016 City Council Meeting Calendar 

 
Approved. 
 

9. PUBLIC COMMENT ON MATTERS 
10. FINAL DECISIONS ON MATTERS  
11. DEBRIEF 
12. ADJOURNMENT 

There being no further business to come before Council at this time, BY 
MOTION REGULARLY ADOPTED, THE MEETING WAS ADJOURNED 
on January 5, 2016 at 10:44 p.m. 
 
Approved this 17th day of MAY, 2016. 

 
 

APPROVED BY: 
 
          
        __________________________ 
        Suzanne Jones, Mayor 

 
ATTEST: 
 
__________________________ 
Lynnette Beck, City Clerk 
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LAND TRANSFER AGREEMENT

Authority for the City of Boulder Colorado, doin
and the City of Boulder, a Colorado home rule city ("City").

RECITALS

A. BHP builds owns, and manages affordable housing for low and moderate income

residents;

B. The City would like to foster the development of affordable housing on the city-

owned site in Unincorporated Boulder County, Colorado, to wit:

OUTLOT E, PALO PARK FILING NO. 4,

located at 4525 Palo Parkway, Boulder, Colorado,

hereinafter referred to as the "Property";

C. The City purchased the Property in 2006 with the intent of using it for an affordable

housing development;

D. The City intends to convey the Property to BHP for the purposes of developing

permanently affordable housing provided that BHP meets the conditions of this agreement;

E. The Property will be secured as affordable housing through the recording of a
permanently affordable low-income housing covenant;

F. The City and BHP intend to work closely in concept planning, engaging the

community, and developing options for the Property (the "Project"). Through an open, inclusive

and transparent process, the City and BHP will identify options that optimizethe following desired

outcomes:

1. Collaborative public process from concept planning through the final
development approval;

2. Design that is compatible with the existing neighborhood character and

development pattems;
3. 100% permanent affordability with a mixture of ownership and rental

housing;
4, Mixed-income affordability from very low to moderate income;

5. Housing that is consistent with the land use designation and policies of the

Boulder Valley Comprehensive Plan;
6. Development that furthers the following two goals of Housing Boulder:

Strengthen Our Current Commitments and Create Diverse Housing Choices;

7. Financial viability and sustainability;
8. Housing designs suitable for families and multiple generations; and

9. Energy efficient and green building practices and outcomes.
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COVENANTS

NO\ry THEREFORE, in consideration of the premises, promises, and obligations set forth
below, the parties agree as follows:

1. Expected Services from BHP: BHP agrees to apply for and pursue annexation of the

Property into the City within 12 months of the title transfer from the City to BHP. The annexation

will be considered complete upon the effective date of the annexation ordinance that brings the

property within the municipal limits of the City of Boulder. BHP will provide the services described

in Exhibit A - Scope of Services.

2. Use of the Property: After the property is conveyed to BHP, the Property will be used for
permanently affordable housing for income and asset eligible homebuyers and home renters. This

use will be secured through the recordation of a permanently affordable low-income housing

covenant on the Property prior to transfer to eligible homebuyers and home renters. The income

limit for eligible households willbe 60 percent of the Area Median lncome. The land and all
improvements shall be used only in such manner as to promote or facilitate the above use. BHP

expressly agrees that it shall not utilize the Property for any purpose except as affordable housing.

3. Development: BHP agrees to construct or cause to be constructed the Project. The Project is

generally described as including the following:

a. Annexation of the property into the City,
b. Architectural and engineering design of the housing project,

c. Design and implementation of public process meetings,
d. All predevelopment work necessary for the construction of residential units,

including procurement, supply, construction management, commissioning, ancillary
services and work that is reasonably inferable as being necessary to produce the

intended results including but not limited to the fine grading of the entire site,

infrastructure, installation of water, sewer, and all other utility connections, shared

and private drives, sidewalks, paving and concrete walks, curbs and gutters, parking

spaces, fencing, landscaping, and residential buildings,
e. Securing development financing.

4. Title Transfer: The City shall transfer title to the Property to BHP after this Agreement is

signed and as follows: Transfer of title shall be by Special'Warranty Deed, with title to be

conveyed free of all encumbrances other than those specifically set forth in the Title Commitment
(defined below). Closing of transfer of title shall occur on a date mutually acceptabie to the parties

(the "Closing"). Not less than 10 days prior to the Closing, the City will secure for the benefit of
BHP a title commitment (the "Title Commitment") reflecting good and marketable title to the

Property by the City, free and clear of all liens and encumbrances other than those specifically
consented to by BHP as reflected in Schedule B to the Title Commitment. The Title Commitment

will be issued by Heritage Title Company (the "Title Company").

5. Contingent Return of Property to City as Security for the City: As collateral security for
performance by BHP of its commitments under this Agreement, BHP will at Closing execute and

deliver to the Title Comparry a Special'Warranty Deed conveying the Property to the City (the

"Security Deed"). The Title Company will hold the Security Deed in a document escrow pending
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occurrence of an "IJncured Default" (defined below). If the Title Company should receive from the

City written notice describing the occurrence of an Uncured Default (such notice to be provided in
writing simultaneously to BHP) AND no written objection thereto is provided by BHP to the Title
Company and the City within ten business days of thereof, the Title Company shall release and

deliver the Security Deed from the document escrow to the City. If the Title Company should

receive from BHP written notice stating that BHP has successfully secured financing to complete

the Project (such notice to be provided in writing simultaneously to the City) AND no written
objection thereto is provided by the City to the Title Company and BHP within ten business days of
thereo{ the Title Company shall release and deliver the Security Deed from the document escrow to

BHP. An "lJncured Default" shall mean the occurrence of one or more of the following events and

the failure by BHP to remedy and correct such event within 60 days of written notice of the

occuffence thereof provided by the City to BHP:

a. Except as expressly permitted by this Agreement, all or part of BHP's interest in the
Property is sold or otherwise transfered without the City's advanced, written
consent;

b. The filing of a petition for any proceeding under federal or state bankruptcy acts or
other similar type of proceedings seeking protection from creditors by BHP, or by
any other person against BHP, and such filing is not dismissed within 60 days of the

filing thereof;
c. The giving of an assignment for the benefit of creditors by BHP;
d. The dissolution of BHP as a corporate entity, other than in conjunction with a merger

or consolidation of said entity into another or surviving entity, which shall thereby
become the owner of the Property and meets the same obligations regarding the use

of the Property;
e. The failure of BHP to use the Property for any purposes other than the use as

permanently affordable housing;
f. BHP fails to pay promptly any uncontested cost of expense required to be paid under

the terms of this Agreement;
g. BHP transfers or assigns its interest in this Agreement without the consent of the

City;
h. BHP fails to successfully apply for annexation within 12 months of the title transfer

from the Cityto BHP;
i. BHP fails to secure financing for the construction of the affordable units ("Financial

Closing") within 24 months of annexation.

The City acknowledges and agrees that the Security Deed will NOT be recorded unless and

until release thereof from the document escrow by the Title Company.

6. Cityrs Right to Acquire BHP's Interest: In the case of potential or actual foreclosure by a
third party against the Property, the City shall reserve the option to cure any default and acquire the

Property.

7. Future Interests: This Agreement will cease to have any force or effect as to that portion of
the Property that is sold to a third-party who qualifies as an asset and income eligible homebuyer

under the terms set forth in the Memorandum to Covenant and associated Covenants. This
Agreement is not intended to create a future interest in land. If any court finds that this agreement
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creates an impermissible future interest in land, such interest shall vest, if at all, during the lives of
the undersigned plus 20 years and 364 days.

8. Additional Remedies: No default shall occur until BHP has been given 60 days notice and

the opportunity to cure the default. In the event of default the City shall elect to regain title to the
Property as provided by this Agreement.

9. Conveyance of Property: BHP shall not transfer its interest in the Property, including to
any successor in interest, without the express written agreement of the City. The City will not
unreasonably withhold its written agreement to such transfer, provided that the City, in its good
faith judgment, determines that the City's interest in the Property will not be jeopardized by such

transfer. In any case, prior to any potential transfer of BHP's interest in the Property, BHP shall
offer the City the right of first refusal to purchase the Property on substantially the same terms and

conditions as the proposed transferee.

10. Reporting Information: BHP agrees to provide the City quarterly progress updates on the
progress of the Project or otherwise upon request and with reasonable notice, any information that
might be required by the City for pulposes of being kept apprised of plans and the development
process of the affordable units.

1 1. Termination of this Agreement: This agreement will terminate upon release and delivery
of the Security Deed from document escrow to BHP, which shall occur at Financial Closing. If BHP
terminates this Agreement prior to the Financial Closing, it shall provide the City and the Title
Company written notice of its intent to do so at which time the Title Company will release the
Security Deed from the document escrow to the City. This Agreement shall then become null and

void.

12. Relationship of the Parties: Nothing in this Agreement shall be deemed to create an

ageîcy, partnership, joint venture, or employment relationship between the City and BHP.

13. Entire Agreement: This document represents the complete Agreement between BHP and

the City. Neither part shall assign, sublet, or transfer its interest in this Agreement without the
written consent of the other. No amendments or modifications shall be made to this Agreement
unless they are in writing and signed by both parties.

14. Enforcement Actions: This Agreement may be specifically enforced against BHP or any
successor in interest in BHP. Venue for such action shall be proper in Boulder County, and service
may be made or notice may be given by posting such service or notice on the Property.

15. Governing Law: The provisions of this Agreement shall be interpreted and enforced in
accordance with Colorado law. This Agreement may be modified by mutual consent of both parties.

IN WITNESS WIIEREOF, BHP and Cityhave caused this Agreement to be duly executed as of
the day and year first written above.

SIGNATURE PAGE TO FOLLOW
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Housing Authority of the City of Boulder, Colorado, a
Colorado housing authority, d/b/a Boulder Housing Partners

By:
I Martens

Title: Executive Director

srATE OF COLORADO )
) ss.

couNTY oF BOULDER )

TEENA WELLS
NOTARY PUBLIC

STATE OF COLOR¡.DO
NOTARY lD # 20044018956

MY COM¡.{ISSION EXPIRES SEPTEMBER 12,

foregoing instrument was acknowledged before me this of
by Betsey20t5,

Executive Director of Boulder Housing Partners.

Witness my hand and official seal.

CITY OF BOULDER
A Colorado home rule city

My commission expires: -1
K_Notary Public:

Attest

B Bv:

City Manager

STATE OF COLORADO )
) ss.

coLrNTY OF BOULDER )

rule City.

Witness my hand and ofhcial seal.

NotaryPubli

The foregqing instrument was acknowledged before me this day of
as (t'

of the ity of Bo er, a Colorado

Approved asjqlegal Þ{n:

,r, )'-.>þlL.

City Clerk on behalf of
Finance and Record

þ

City Attorney
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EXHIBIT A

SCOPE OF SERVICES

Boulder Housing Partners will provide project related services from a design and development

team that includes community engagement, architectural, civil engineering, landscaping,

estimating and construction services. BHP shall:

A. Work with city staff and members of the community to design a financially viable and

socially sustainable, 100 percent permanently affordable housing project including but not
limited to the following:

1. Neighborhood open houses and meetings:
a. Dreams and fears for the site to put together a preliminary site plan that

may be similar or quite different than as originally proposed;

b. Individual and small group meetings as needed;

c. Community design charrette; and

d. Planning Board and City Council hearings;

2. Monthly opportunities to address the BHP Board of Commissioners on the

proposed plan;

3. Inclusion of minutes/comments from those meetings in applications and reports to the

City, Planning Board and City Council;

4. Website updates including copies of plans, reports, applications, etc;

5. Email updates or notices on a regular basis to interested people who sign up online or

at meetings; and

6. Close cooperation with the Housing Division and the Parks Department to be responsive

to neighborhood wide concems such as parking and look for ways to address those in the

P1an.

B. Develop and manage the design and public process meetings, where the project design

and public process serves a specific, underserved segment of the community in need of
affordable housing.

C. Estimate pricing, quality and build-time for araîge of construction methods in order to

determine the most cost-effective and sustainable method for this project.

D. Prepare and submit the required city development review applications, including without
limitation, annexation request, Concept Plan, Site Review, Technical Documents and

building permits.

E. Preparg and complete all detailed design work, including estimates and

construction drawings for the final, approved project.

F. Secure development financing, including both debt and equity, adequate to complete the project.

As the city is providing the land at no cost, the expectation is that non-city sources of funding

will be the priority and that BHP will work to minimize the need for additional city funding.
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C I T Y  O F  B O U L D E R 
PLANNING BOARD AGENDA ITEM 

MEETING DATE: May 26, 2016 
 

 
AGENDA TITLE: 

Public hearing for consideration of a Concept Plan proposal (LUR2016-00028) to redevelop the AirGas 

site at 3200 Bluff Street, a roughly 1-acre property, with a mixed-use development. The proposal includes 

two buildings totaling 98,000 square feet in size comprised of 43,000 square feet of residential space with 

36 rental units, 55,000 square feet of commercial space,  and a 102 space underground parking garage. 

Preliminary consideration of a rezoning from Industrial Mixed Service (IMS) to Mixed-Use - 4 (MU-4) is 

also proposed.  

 

  Applicant:      Kirsten Ehrhardt, Coburn Development, Inc.         

  Property Owner:   AirGas InterMountain, Inc. 

 

 
REQUESTING DEPARTMENT: 

Planning, Housing & Sustainability  

David Driskell, Executive Director 

Susan Richstone, Deputy Director 

Charles Ferro, Land Use Review Manager 

Karl Guiler, Senior Planner/Code Amendment Specialist 

 
 

 

  

 
 
OBJECTIVE: 

1. Hear applicant and staff presentations 

2. Hold public hearing 

3. Planning Board to ask questions of applicant, the public and staff 

4. Planning Board discussion of Concept Plan.  No action is required by Planning Board. 

 
SUMMARY: 

Proposal:  Concept Plan review and comment for the proposed development of  

   the AirGas site with a mixed-use development in two buildings totaling 98,000 

   square feet in size comprised of 43,000 square feet of residential in 36 rental 

   units and 55,000 square feet of commercial space with a 102 space  

   underground parking garage in accordance with the adopted Transit Village 

   Area Plan. Preliminary consideration of a rezoning from Industrial Mixed Service 

   (IMS) to Mixed-Use - 4 (MU-4) is also proposed. 

Project Name:  3200 Bluff Mixed Use (AirGas site) 

Location:  3200 Bluff Street (adjacent to Steel Yards neighborhood within the Boulder 

   Junction area) 

Size of Tract:  1.12 acres 

Zoning:    IMS (Industrial Mixed Service) 

Comprehensive Plan: Mixed Use Business 
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PROCESS 

Per Section 9-2-14, B.R.C. 1981, the project requires Concept Plan review and comment, because the 

project exceeds 50,000 square feet of floor area. The Concept Plan is an opportunity for the applicant to 

receive comments from the community about the proposed plan before moving forward. “Concept Plan 

Review and Comment” requires staff review and a public hearing before the Planning Board. Planning 

Board, staff and neighborhood comments made at public hearings are intended to be advisory comments 

for the applicant to consider prior to submitting any detailed plan documents.  

 

Typically, the Site Review process follows Concept Plan; however, if the proposed Form-Based Code 

(FBC) regulations, which are intended to apply to the Boulder Junction Phase I area, are adopted by the 

City Council  prior to the filing of a Site Review application for the property, a FBC Review would be 

required. The FBC is scheduled for consideration before the City Council on June 21, 2016. 
 
BACKGROUND 

As Figure 1 shows, the site is 

roughly one acre in size and is at 

the southeast corner of Junction 

Place and Bluff Street. It is 

generally level and is mostly 

open with the exception of some 

deciduous trees. The site has 

historically been used for 

industrial uses and is currently 

occupied by the AirGas company 

within a one story building on the 

north side of the site. The other 

parts of the site are used for 

parking and storage. 

The existing Steelyards 

development abuts the property 

to the west and the recently 

approved S’park development is 

to the north and east of the site. 

Through the property to the 

immediate east is the BNSF 

railway.  

Steelyards is a gridded, mixed-use development with generally two and three-story buildings. Areas along 

the rail corridor to the south and as approved within S*park, reflect more urban development with three to 

five story buildings. Development of the greater neighborhood, Boulder Junction, is informed by the Transit 

Village Area Plan (TVAP), which is discussed further below.  

 

I.  INTRODUCTION AND BACKGROUND 

Figure 1- Vicinity Map 
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BVCP Land Use Designation 

The Boulder Valley 

Comprehensive Plan (BVCP) 

designates the site as Mixed 

Use Business (see Figure 2).  

Per the BVCP Land Use Map 

description: “Mixed Use-

Business development may be 

deemed appropriate and will be 

encouraged in some business 

areas. These areas may be 

designated Mixed Use-Business 

where business or residential 

character will predominate. 

Housing and public uses 

supporting housing will be 

encouraged and may be 

required. Specific zoning and 

other regulations will be adopted 

which define the desired 

intensity, mix, location and 

design characteristics of these uses.”  

 

Transit Village Area Plan (TVAP) 

The project site is within the Transit 

Village Area Plan (TVAP) area. Per 

TVAP, the site is planned for Mixed 

Use 2 where the predominant uses in 

mixed-use areas could be business or 

residential, with homes mixed 

vertically (above businesses) or 

horizontally (residential buildings next 

to commercial buildings.) Page 17 of 

TVAP notes that Mixed Use 2 areas 

allow “three- to four-story mixed use 

buildings around a floor area ratio 

(FAR) of 1.5 to 2.0. Predominant use 

may be business or 

residential…..parking would be “mostly 

structure or first floor parking; may 

have some surface parking.” More specifically, the site is within a sub district of TVAP entitled the “Rail 

Plaza.” The Rail Plaza district is described as an area that will “evolve into a high-density, commercial and 

residential mixed-use area, with three- to five-story buildings.” An analysis of the proposed project’s 

compliance with TVAP is found within the Key Issue section on page 9. 
 

 
 
 

Figure 2- BVCP Land Use Map 

Figure 3- TVAP Land Use Plan 
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Zoning 

The project site is zoned IMS, Industrial Mixed Service. This zoning district entails industrial areas on the 

edge of a main street commercial area, which are intended to provide a transition between a main street 

commercial area and established industrial zones. Industrial main street areas are intended to develop in a 

pedestrian-oriented pattern, with buildings built up to the street; first floor uses are predominantly industrial 

in character; uses above the first floor may include industrial, residential, or limited office uses, and where 

complementary uses may be allowed.  

 

The applicant is proposing to rezone the site to MU-4, Mixed Use – 4, which as can be seen in the Figure 4 

below, is immediately adjacent to the site. MU-4 areas are described as mixed use residential areas 

generally intended for residential uses with neighborhood-serving retail and office uses; and where 

complementary uses may be allowed. It is anticipated that development will occur in a pedestrian-oriented 

pattern, with buildings built up to the street. 

 

Rezoning to MU-4 was anticipated for the site by the TVAP plan in order to be consistent with the intended 

land use [Mixed Use 2] specified in the Transit Village Area Plan (TVAP).  

 

Section 9-2-18, “Rezoning,” B.R.C. 1981 subsection (f)(3) speaks to this specifically with the following 

language:  

 

Travel Demand Management Services. In the MU-4, RH-6 and RH-7 zoning districts, the 

 property subject to the rezoning is located within an area that has parking and transportation 

 related service provided by a general improvement district or an equivalent organization or 

 otherwise meets the trip generation requirements of, "Trip Generation Requirements for the MU-4, 

 RH-6 and RH-7 Zoning Districts," B.R.C.  1981. 

  

 

 

 

 

 

 

 

 

 

 

 
 

 
 

Figure 4- Zoning District Map 

Agenda Item 5C     Page 4 of 49



 

 
 
 
 
 

The applicant is requesting feedback on the following proposal: 

 

 Construction of a mixed-use development in two buildings totaling 98,000 square feet; 

 Buildings are proposed to be four-stories and up to 55-feet in height; 

 North building of 43,000 square feet including 36 rental units with a small node of commercial on 

its northeast corner; 

 South building of 55,000 square feet of commercial space; 

 A 102 space underground parking garage accessed from both Bluff Street and Junction Place; 

 Preliminary consideration of a rezoning from Industrial Mixed Service (IMS) to Mixed-Use - 4 (MU-

4).  

 

A conceptual site plan showing the building locations, garage entries, site open spaces and the required 

TVAP pedestrian connections (i.e., a multi-use path on the north side of the site along Bluff Street [purple 

dashed line]) and a sidewalk connection the south side of the site [red dashed line]) is shown in Figure 5. 

The Commons project is immediate south of the red line. 

 

The architecture of the project is similar to the 

approved Commons project to the immediate south, 

also designed by Coburn Developoment.  

 

While the architecture appears well defined in the 

Concept Plan application, the applicant has 

expressed that it remains preliminary and subject to 

further refinement. As expressed in the written 

statement (Attachment A), the goals of the project 

are to result in a net zero energy performance for 

the site through a highly efficient HVAC system, 

orientation to light and use of solar etc.  Sheet CP-4 

of Attachment B also speaks to these goals. 

 

 

 

 

  

II.  PROJECT DESCRIPTION SUMMARY 

Figure 5- Conceptual Site Plan 

Figure 6 – Architectural Renderings 
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While the project may be subject to the Form-Based Code for Boulder Junction Phase I, it has been 

designed to meet the restrictions of the MU-4 (Mixed Use – 4) zoning district and would include up to the 

allowable 2.0 FAR (Floor Area Ratio) and 20 percent open space requirement. See Attachment A for the 

applicant’s written description and Attachment B for the conceptual plans. 

 

For informational purposes, staff has done a cursory review of the proposal for consistency with the 

proposed form-based code (FBC) in the event the FBC is adopted in the near future. The following are 

some highlighted requirements in the FBC that the applicant should be aware of when designing the 

buildings according to the FBC, if adopted:  

 

 Minimum fifty percent residential required;  

 Maximum building length of 150 feet;  

 Twenty-five percent semi-pervious surface;  

 Vertical and horizontal expression lines;  

 Sixty percent pitched roof or thirty percent step down in floors;  

 No blank walls over 15 feet in width;  

 Eighty percent major materials with sixty percent maximum on one material type;  

 Vertical window orientation;  

 Golden ratio compliance;  

 Proximity to outdoor space within 1/8 of a mile;  

 Material transitions;  

 Articulation at the base (18 inches maximum), and  

 Façade variety requirements.  
 

 
 
 

CONCEPT PLAN REVIEW AND COMMENT 
Section 9-2-13 

 
(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: 

 
 
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; 

III.  Concept Plan Review Criteria for Land Use Code Section 9-2-13(e), B.R.C. 1981 
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 The site is roughly one acre in size and is at the southeast corner of Junction Place and Bluff Street. It 

is generally level and is mostly open with the exception of some deciduous trees. The site has 

historically been used for industrial uses and is currently occupied by the AirGas company within a one 

story building on the north side of the site. The other parts of the site are used for parking and storage. 

 The existing Steelyards development abuts the property to the west and the recently approved S’park 

development is to the north and east of the site. Through the property to the immediate east is the 

BNSF railway. Steelyards is a gridded, mixed-use development with generally two and three-story 

buildings. Areas along the rail corridor to the south and as approved within S’park, reflect more urban 

development with three to five story buildings. Development of the greater neighborhood, Boulder 

Junction, is informed by the Transit Village Area Plan (TVAP), which is discussed further below. 

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, subcommunity and 
subarea plans; 

 Relevant Boulder Valley Comprehensive Plan (BVCP) policies to the development have been 

identified and are found within Attachment C. Overall, the project is consistent with the vision of 

Transit Village Area Plan (TVAP)as a mixed-use project within an emerging high density, more urban 

environment. TVAP specifies the land use of the site as Mixed Use 2, which encourages “three- to four 

story mixed use buildings. Predominant use may be business or residential. Mostly structured or first-

floor parking; may have some surface parking.” The proposed project would be four-story with 

subterranean parking and includes a mix of residential and commercial uses. TVAP encourages a 

diversity of housing types, but generally envisions stacked housing at the subject site. 

 TVAP specifies the land use of the site as Mixed Use 2, which encourages “three- to four story mixed 

use buildings. Predominant use may be business or residential. Mostly structured or first-floor parking; 

may have some surface parking.” The proposed project would be four-story with subterranean parking 

and includes a mix of residential and commercial uses. TVAP encourages a diversity of housing types, 

but generally envisions stacked housing at the subject site. 

 

 

    

 

 

Figure 7- TVAP Land Use Description and Plan 
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The following is an analysis of the concept plan against relevant General Guidelines of TVAP: 

 

General Urban Design Guidelines:  

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

 

The conceptual site plan shows buildings oriented to both Junction Place and Bluff Street with 

entrances along both streets. 

 

 Design buildings with pedestrian-scale materials and architectural articulation, particularly 
on the first floor. Avoid large blank walls. Along streets and sidewalks provide pedestrian 
interest including transparent windows and well-defined building entrances. 

 

In general, the proposal has well designed ground floors that are appropriate to pedestrian 

streetscapes; however, there are some small areas of blank walls that could be improved with 

more fenestration or different window styles. Further, a garage entry on the north elevation 

degrades from the quality of the streetscape in that location near what would be the future rail 

plaza. Staff suggests that this be removed. 

 

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

The project includes roof decks on the west side of the building allowing for mountain views. 

 

 Incorporate well-designed, functional open spaces with tree, quality landscaping and art, 
access to sunlight and places to sit comfortably. Where public parks or open spaces are 
not within close proximity, provide shared open spaces for a variety of activities. Where 
close to parks, open spaces provided by development may be smaller. 

 

Areas not occupied by buildings are shown on the plan as urban amenity spaces that have inviting 

surface treatments mixed with greenspace and plantings. The spaces would benefit from early 

day sun and appear to be designed to connect to all streetscapes and the multi-use path on the 

south part of the site. 

 

 While the improved street network will provide more frequent pedestrian connections, also 

provide multiple opportunities to walk from the street into projects, thus presenting a street 

face that is permeable. Also provide opportunities to walk within the interior between 

abutting properties. This is especially important where street blocks are large, for example 

in the Wilderness Place District. 

As stated above, the open spaces on the site connect to all streetscape and a pedestrian 

connection on the south side of the site provides access to the east. A mid-site pedestrian 

connection into the site is also provided as well as one on the north side of the site near the 

eventual rail plaza. These connections would provide appropriate permeability through the site. 
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 Where feasible, locate structure entries/exits on secondary, not primary streets. Avoid 

locating entries/exits on main pedestrian routes. Entries/exits should be carefully designed 

to ensure safe, comfortable, and uninterrupted pedestrian flow on adjacent sidewalks. 

Staff recommends against the garage entry on the north side of the site as it interrupts the 

pedestrian flow along a designated multi-use path and an important connection to the rail plaza 

area. 
 

 In addition to the street trees, sidewalks and bike facilities specified by the Junction Place 

streetscape section, provide seating, planters, art, special pavement and lighting along 

Junction Place.  

At the point where the pedestrian passage enters the site midway along the Junction Place 

frontage, staff suggests a small gathering space with seating, planters etc. consistent with the goal 

above. Staff also suggests that this penetration be located as to align with the east-west 

pedestrian pathway in the Steel Yards development across the street. 
 

 Where feasible, place active uses, such as retail or commercial services on the first floor of 

buildings along Junction Place 

The proposed plan includes retail and commercial uses along the ground floor along Junction 

Place. As stated below relative to the rail plaza, it would also be important to have more robust 

commercial uses location along Bluff Street nearest to the future rail plaza area. 
 

 The potential for conflicts between residential and non-residential uses within mixed-use 

buildings should be minimized through careful design and building system planning. 

Consider the compatibility of specific uses. Issues could include noise, vibration, privacy, 

and entrance locations. 

Based on the potential for configuration changes in land use on the site, staff notes the importance 

of meeting this goal, but will reserve review until such time as a new layout is proposed. 
 

Figure 8 - TVAP Design Districts 
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Rail Plaza Guidelines 

The subject site is found within the “Rail Plaza” urban design district within TVAP. 
 

TVAP describes the area as one that will “evolve into a high-density, commercial and residential mixed-use 

area, with three- to five-story buildings.” Guidelines specific to the area are discussed below: 

 
 Locate buildings along the street with parking behind. 
 

Proposed buildings are located up to Junction Place and Bluff Street with parking entirely below grade. 
 
 Place active uses on the ground level of buildings adjacent to Rail Plaza, for example, stores, 
restaurants, cafes, or commercial services, where feasible. They should have entrances directly 
onto the plaza. 
 

The proposal includes a small retail space adjacent to the rail plaza area; however, most of the 

commercial/retail spaces within the proposal are located on the south part of the site. To be consistent with 

this guideline for active uses to be located on the ground level of buildings adjacent to Rail Plaza, staff 

suggests that the commercial uses be shifted to the north part of the site. Residential uses could be 

relocated to the south part of the site, which would also better transition to the existing Steel Yards 

development to the west. To be consistent with the goal above about ground level retail along Junction 

Place, staff recommends keeping a stretch of commercial uses in that location where a pedestrian 

penetration into the site is located. 
 
 Orient buildings to Junction Place, as well as to the tracks. If feasible, place active uses on the 
first floor. Consider making the track-side frontage a car-free zone with pedestrian amenities. 
 

The proposed project is near the rail tracks, but is separated by one property that is currently approved for 

surface parking. Nevertheless, it appears that the concept has been designed to address streetscape, but 

also not “turn its back” to the open space areas on the east part of the site. 

 

Additional design considerations: 
 

As stated above, staff supports the land use mix on the site and finds it generally consistent with TVAP. 

However, based on the guidelines and considering the context around the site, staff has created the 

following specific list of suggested modifications to create a greater level of consistency with TVAP, a more 

improved site layout, and enhanced connection to its surroundings (see Attachment C for Development 

Committee Review comments):  

 

  Eliminate the garage entry point along Bluff and expand commercial/retail uses in the northeast 

location nearest to the future rail plaza area;  

  From a design perspective, consider relocating the Junction Place garage entry with Iron Forge 

Place in the Steel Yards development. This will require further analysis of a traffic study specific to 

queuing at the stop sign, but may be preferable solution if there are no anticipated conflicts; 

  Consider dual sided retail uses along Bluff (northeast corner) and Junction Place (midblock) that 

activate the streetscapes as well as the areas framing the interior courtyard;  
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  Any residential along Junction Place or Bluff Street should have stoop entries to provide good 

separation from the street, but have inviting entries to building; 

  For the purposes of creating a proper transition from the more intense areas nearest to the rail 

corridor down to the lower scale of the Steel Yards residential development, staff encourages the 

location of the commercial floor plates to the eastern side where possible (this does not include 

eliminating the pedestrian connection along the east side). Staff continues to encourage ground 

floor retail/commercial along Junction Place and in the northeast corner of the site as previously 

stated;  

  Staff supports the roof deck, as proposed, but requests more information about whether it would 

be open to both the residential and commercial components;  

  Consider more functional balcony spaces for the residential uses;  

  Create or allow for a pedestrian connection between the pedestrian connection the south side of  

the site with the Commons project, and  

  Align the mid-block pedestrian penetration into the site with the existing east-west pedestrian 

walkway in Steel Yards and use the opportunity to create an attractive landscape/open space 

node on the interior of the site that would terminate the vistas from the west pedestrian walkways 

as well as from the pedestrian walkways on the north and southeast portions of the subject site. 

This may require reconfiguration of the interior courtyard (see Figure 9 as follows). Staff 

encourages design on the elevated glass/wood second floor connection (consider a greater level 

of transparency as well) as an additional focal point when viewed from Steel Yards;  
 

 
 

 

 

Figure 9- Pedestrian circulation suggestions 
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3) Applicable criteria, review procedures, and submission requirements for a site review; 

 Under current review procedures, the project would require a Site Review due to its proposed 

size and height and would be subject to all the criteria in Section 9-2-14(h) of the Land Use 

Code. The height modification would require Planning Board review at a public hearing. 

Submission requirements would be the same as any other Site Review and would have to 

satisfy the requirements of section 9-2-14(d), B.R.C. 1981.  

  

 However, if the proposed Form-Based Code (FBC) is adopted by the city at or before submittal 

of a Site Review application, a FBC Review would be required. This would be a staff level 

review subject to Planning Board call up and would be subject to the new regulations 

proposed as Appendix M of the Land Use Code. Exceptions could be requested but would be 

subject to the review criteria within the proposed section 9-2-16, “Form-Based Code Review,” 

B.R.C. 1981.  

 

 Reviews would follow a standard three-week review track where comments or a decision 

would be rendered at the end of that time.  If revisions were required, additional review tracks 

could be scheduled. 

   
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; 

 If the site is to be subdivided (which does not appear to be the case) a Preliminary Plat (generally at 

the time of either Site Review or FBC Review) and Final Plat (Technical Document review after Site 

Review or FBC Review) would be required to subdivide the properties and dedicate any new public 

rights-of-way. Technical Documents would be required after Site Review or FBC Review and 

dedications of any public access easements or right-of-way would be required at that time. Building 

permits would follow approval of Technical Documents and any applicable Final Plat approvals. 

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; 

 TVAP specifies two pedestrian connections on the site: a multi-use path along the north frontage of the 

site and a sidewalk connection on the south side of the site. These connections would be required as 

part of any land use approvals. The applicant is seeking inclusion in the Boulder Junction Parking and 

TDM District. 

 
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; 

  The site is a developed industrial site with no identified environmental opportunities or constraints. 
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7)    Appropriate ranges of land uses; and 

 The BVCP designates the site as Mixed Use Business and TVAP describes the site as Mixed Use 2. 

The TVAP speaks of the importance of adding residential uses to the Boulder Junction area to offset 

the jobs: housing  balance as well as creating a successful mix of uses for a transit-oriented 

development. TVAP also a note speaks to the goals of having commercial and retail uses and services 

for pedestrian activity near the future rail plaza. Page 15 of TVAP notes that “development densities 

are highest close to the future bus and rail facilities to maximize the number of workers and residents 

who have convenient access to public transportation.” Based on the proposed mix of uses on the site, 

the land uses are appropriate, although a reconfiguration of the commercial and residential may be 

necessary to concentrate commercial  services nearest to the rail plaza and have residential on the 

south side to transition to the existing Steel Yards development. 

8)   The appropriateness of or necessity for housing.  

 TVAP states, “to meet diverse needs and incomes the plan provides for a variety of housing types from 

urban townhomes to stacked flats to live/work units.” The proposed project would have stacked flats in 

an areas expected to have the highest intensity of development near the rail plaza. The proposal 

would add 36 new rental units to the site. 

 
PUBLIC COMMENT AND PROCESS: 

 

Required public notice was given in the form of written notification mailed to all property owners 

and renters within 600 feet of the subject site and a sign was posted on the property for at least 10 

days. All notice requirements of Section 9-4-10(g), B.R.C. 1981 have been met.  An additional 

courtesy notice of the Planning Board public hearing was also sent to neighbors. 

 

An open house on the proposal is scheduled for Wednesday, May 18th. Public comments on the 

proposal can be found in Attachment D. 

 
 
STAFF RECOMMENDATION: 

 
No action is required on behalf of the Planning Board. Public comment, staff, and Planning 

Board comments will be documented for the applicant’s use. Concept Plan Review and 

comment is intended to give the applicant feedback on the proposed development plan and 

provide the applicant direction on submittal of the site review plans.   
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ATTACHMENTS: 
  

A:   Applicant’s written statement dated March 31, 2016 

B:   Proposed plans dated May 3, 2016 

C:           Development Review Committee comments dated April 22, 2016 

D: Public comments 
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March 31, 2016 

 

3200 Bluff Street 

Boulder, Colorado 

Concept Review and Comment - Written Statement 

 

Introduction: 

The proposed project at 3200 Bluff Street continues the fabric begun by The Commons.  It consists of a residential 

and a commercial building on the site of the existing Airgas facility to the east of Junction Place and the south of 

Bluff.  This project will create a development that is highly sustainable, provide a mix of interconnected uses 

including retail, office, residential and restaurant, and continue the alternative transportation and community 

engagement elements found at The Commons.  The form of the buildings continues the buffer for the rail lines to 

the east, creates a transition to the residential and mixed-use buildings to the west, and is optimized for solar and 

daylighting opportunities.  The northern building will be approximately 43,000 sf with approximately 36 residential 

units along with first floor restaurant space, and the southern building will be approximately 55,000 sf. and house 

commercial uses including retail and office.  This mix of uses helps create a transition between the commercial in 

The Commons to the south and the residential of Steel Yards and Spark to the north.  There are slightly more than 

100 parking spaces in a subsurface garage.  The project is intended to exceed a LEED platinum standard but is 

not proposing to seek certification.     

 

The basic form and mass of the buildings have arisen directly from the program, context, and sustainability goals 

and manifest themselves in a similar manner to The Commons.  The main volumes of the structures are kept to 

the east side of each site, creating a buffer between the railway tracks and the residential units in the Steel Yards, 

as well as protecting the Junction Place pedestrian space from noise and train activity.  This also allows for 

uninterrupted solar access on the roof and parts of the east and south facade of the buildings, as shown in the 

accompanying solar intensity studies.  The buildings step down toward the street on the west side, creating an 

appropriate streetscape whose human scale helps to create a transition between the larger format buildings of 

Spark and the finer scale of the Steel Yards to the west.  Pedestrian connections run throughout the project, 

including an east-west path to the south that matches the location shown on the TMP, an internal entry to the 

residential plaza that connects to Junction Place, and a tertiary north-south pedestrian path along the eastern 

edge fo the property that joins the internal plazas and connects them with the woonerf of Spark to the north.  The 

internal plazas create outdoor gathering spaces, separately focused on commercial and residential uses, with a 

variety of seating, shade structures and landscaping.  The commercial plaza is crafted to be a continuation of the 

northern plaza at The Commons. 

 

The buildings will be highly sustainable.  To achieve this, there are a number of strategies that are designed into 

the project from the outset.  In addition to the solar array tuned to the building's aspect on the site, the project will 

seek to reduce its demand loads on an annualized basis.  The buildings provide optimum widths for daylighting, 

and to this end, erode to the east, resulting in internal residential and commercial plazas, reducing the need for 

artificial light.  A responsive HVAC strategy, such as a variable refrigerant system, will allow the building to respond 

to the actual unit needs rather than conditioning on a full-building scale, and a variety of unit and tenant-based 
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ideas are being considered to reduce plug loads.  A highly advanced building envelope, consisting of thermally 

broken 3-pane fiberglass windows, tuned window-to-glass ratios per facade, functional overhangs, solar awnings, 

very low infiltration rates and architecturally designed shades will complete the package, reducing heat gain in 

summer and heat loss in winter. 

 

The project will incorporate a variety of community based elements including retail, restaurants and a potential 

market-type space.  The uses are designed to augment and continue the community spaces in The Commons.  

The restaurants are designed to help terminate the woonerf in Spark and add life to the north side of the building 

and its residential street.  The western commercial spaces, including retail and market, pick up where the 

Commons leaves off to complete Junction Place as a public street from Goose Creek to Bluff. 

 

Compliance with Title 9, Land Use Regulations: 
 
1. Concept Plan Criteria: 

 
a. Techniques and strategies for environmental impact avoidance, minimization or mitigation:   

 
The site is currently an industrial parcel with little vegetation.  There are trees in the drainage ditch 
beyond the east side of the property.  The new buildings will be designed to highly efficient 
sustainability standards and will include large arrays of solar on the roofs and possibly parts of the 
eastern and southern facades.  The building widths are set to accommodate optimal daylighting.  
Landscaping will be incorporated into the public plazas.   
 

b. Techniques and strategies for practical and economically feasible travel demand management 
techniques: 
 
This project is located to the north of Boulder Junction and is connected by Junction Place.  In addition 
to being connected to the large transport hub, the site intends to share and augment the private 
"mobility hub" incorporated into The Commons.  The southern portion of the site provides an east-west 
pedestrian path as located by the TMP, joining Junction Place to the north-south bike path along the 
tracks.  There is also potential for this site to be connected to future bus stops.  This is one of the best 
connected multi-modal sites in Boulder. 
 

c. Proposed Land Use:   
 
The existing zoning for these lots is IMS.  This proposal will include a zoning change request to MU-4 
as planned for in the Transit Village Area Plan.  The project will be residential and commercial with 
potential offices, retail and restaurant uses.  
 
Changes requested from the MU-4 Zoning Standards: 

• Minimum Front Yard Landscaped Setback 
This project is an urban building on Junction Place, which makes the standard 20’ front 
yard setback inappropriate.  The applicant proposes a 3’ front yard setback, which 
provides building faces in line with The Commons to the south (the 3200 Bluff property 
has a wider ROW adjacent to it, requiring a smaller setback to allow the building faces to 
line up).  The sidewalk is proposed to be the same overall width as it is to the south. 
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• Minimum Front Yard Setback From a Street 3rd Story & Above 
In order to provide an appropriate street face and match the buildings to the south and 
north, as well as Steel Yards to the west, there is a signifigant portion of the 3rd story that 
is not setback 12’.  On the north side, adjacent to the 4-story Spark project, there is a 
portion of the building that is not set back on the 4th floor.  The great majority of the 4th 
floor meets the setback requriements.   
 

• Maximum Stories 
The project lies in the Rail Plaza district of the TVAP, which is intended to be a high 
density district with 3- to 5-story buildings.  Site Review is required in MU-4 for projects 
over 3 stories in height.  The project is designed to be 4 stories, below the 5-story 
intended maximum. 

 

• Maximum Building Height 
The project lies in the Rail Plaza district of the TVAP, which is intended to be a high-
density district with 3- to 5-story buildings.  Site Review is required in MU-4 for projects 
over 35 feet in height.  The project is designed to be 52 to 55 feet (within the 55-foot 
maximum). 
 

• Maximum Floor Area of Any Principal Building 
MU-4 defines that buildings with principal areas over 15,000 sf must go through the Site 
Review process.  The maximum FAR is listed as 2.0, and the site has a proposed FAR of 
of just under that metric.  This meets the intent of the density desired in the Rail District.  

 
This project is designed to be integrated into the surrounding area and could only work in this specific site.  Every 

part of the design arises from the location, the context, the sustainability requirements, and the community goals.  

The buildings and site are designed to be an integral part of the Boulder Junction fabric, and are intended to further 

the intent and stated goals of the area plan. 

 
Thank you for taking the time to review this Concept Plan Review Application.  We are looking forward to 
working with City staff and Planning Board to make this project a reality.   
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Address: 3200 BLUFF ST   Page 1 

 

 
 
 
 

 
CITY OF BOULDER 

LAND USE REVIEW RESULTS AND COMMENTS 
 

  DATE OF COMMENTS:  April 22, 2016 
 CASE MANAGER:  Karl Guiler 
 PROJECT NAME:   3200 Bluff Street Mixed Use 
 LOCATION:     3200 BLUFF STREET 
 COORDINATES:  N04W03 
 REVIEW TYPE:   Concept Plan Review & Comment 
 REVIEW NUMBER:  LUR2016-00028 
 APPLICANT:    KIRSTEN EHRHARDT 
 DESCRIPTION:  CONCEPT PLAN REVIEW AND COMMENT:  Request for citizen, Planning Board, 

and city comment on a proposal to develop an existing roughly one acre property 
(the AirGas site) with a mixed-use development in two buildings totaling 98,000 
square feet in size comprised of 43,000 square feet of residential in 36 rental units 
and 55,000 square feet of commercial space with a 102 space subterranean parking 
garage in accordance with the adopted Transit Village Area Plan. Preliminary 
consideration of a rezoning from Industrial Mixed Service (IMS) to Mixed-Use - 4 
(MU-4) is also included. A Concept Plan is a preliminary step in the city's 
regulatory review process.  

 
IDENTIFIED MODIFICATIONS FROM THE LAND USE REGULATIONS:  
 
Please note that the modifications identified below will only apply if the Form-Based Code, scheduled to be 
reviewed by City Council review in May and June, is not adopted or delayed at time of application for land use 
review. 
 

 Section 9-7-1- Maximum height for principal buildings and uses - Request to build up to 55 feet where 38-

feet is the maximum. 

 Section 9-7-1- Maximum number of stories for a building- Requests for four stories where three-stories is the 

maximum. 

 Section 9-7-1- Maximum floor area of any principal building permitted by Chapter 9-8- Requests to build two 

buildings exceeding 15,000 square feet at 43,000 square feet and 55,000 square feet. 

 Section 9-7-1- Minimum front yard setback from a street for all principal buildings and uses for third story 

and above- Requests to setback upper stories less than 20 feet. 

 
I. REVIEW FINDINGS 
 
Overall, staff finds the proposed concept consistent with the Transit Village Area Plan (TVAP) goals of creating a mixed-
use, urban type project in proximity to the future rail plaza area. These comments include an in-depth analysis of the 
project with respect to TVAP goals and policies. Also included are building and site design suggestions for improvements 
to better meet the intent of TVAP. Depending on whether the city moves forward with Form-Based Code (FBC) for the 
Boulder Junction Phase I area or not, review of the project would be subject to either Site Review or a FBC Review.  At 
this time, staff comments touch on both. 
 
A public hearing before Planning Board is tentatively scheduled for May 26, 2016. The plans need not be updated, 
although there are minor corrections under ‘Plan Documents’ section that should be clarified on the plans before they are 
routed to the board. Generally neighborhood meetings or open houses are held for projects of this scale. Please contact 
the Case Manager to set this up as soon as possible so that any public input can be received in advance of the planning 
Board hearing.  

CITY OF BOULDER 
Planning and Development Services 

1739 Broadway, Third Floor  •  P.O. Box 791, Boulder, CO  80306-0791 
phone  303-441-1880  •  fax  303-441-3241  •  email plandevelop@bouldercolorado.gov 
www.boulderplandevelop.net 
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Below are some key issues that are discussed within these comments: 
 

 Land use mix and configuration on the site; 

 Appropriately meeting the intent of TVAP while also transitioning the more intensive development near S*park 

down to Steel Yards; 

 Parking considerations relative to whether the site would be within the Boulder Junction Parking District or not; 

 Garage entry locations; 

 Potential conformance with the FBC; 

 Pedestrian circulation on and around the site; 

If desired, the Case Manager can set up a meeting with relevant staff to discuss these comments.  
 

 
II.  CITY REQUIREMENTS 
 
Access/Circulation    David Thompson, 303-441-4417 

 
1. In accordance with section 9-9-8 of the Boulder Revised Code, 1981 (BRC) and the Transit Village Area Plan (TVAP), 

the project will be responsible for the dedication of right-of-way and constructing the following public improvements: 

 

 ½ of the Junction Place (Segment 2) street cross-section 

 ½ of the Bluff Street cross-section 

 a east / west 12’ wide multi-use path on the south side of Bluff Street and connecting to the S’PARK Rail 

Plaza area 

 a east / west 5-foot wide sidewalk at the south end of the site and connecting to the five-foot wide 

sidewalk and north / south multi-use path on the S’PARK Rail Yards site 

 

2. Pursuant to section 9-9-8 of the BRC, TVAP and the City’s Design and Construction Standards (DCS), the Junction 

Place and Bluff Street cross-section must include the following cross-sectional design elements: 

 

 11’ wide travel lane 

 15’ wide combined on-street (managed) parking and landscape width 

 10’ wide sidewalk or 12’ wide multi-use path 

 1’ at the back of walk (where buildings are not constructed at the property / right-of-way line) 

 

3. In accordance with section 9-9-5(c) of the BRC which limits the number of access points serving the property, please 

remove the second access point / curb-cut currently being shown off Bluff Street. 

 

4. Pursuant to section 2.02 of the DCS, a Traffic Impact Study is required since the development’s trip generation is 

shown to exceed the residential development threshold of 20 vehicle trips or greater during any single hour in the 

peak period.  The transportation consultant preparing the Traffic Impact Study should contact staff after the project is 

heard by Planning Board and City Council to discuss staff’s review comments on the trip generation letter and the 

study parameters prior to initiating the study.      

 

5. As this site is not part of the Boulder Junction TDM District, a Transportation Demand Management (TDM) Plan 

consistent with section 2.03(I) of the DCS and section 9-2-14(h)(2)(D)(iv) and (v) of the BRC is required to be 

submitted which outlines strategies to mitigate traffic impacts created by the proposed development, as discussed in 

Appendix 4 of TVAP and implementable measures for promoting alternate modes of travel. 

 

6. As this site is not part of the Boulder Junction Parking District, the site will be responsible for providing off-street 

parking pursuant to Section 9-9-6 of the BRC unless a parking reduction is requested and supported by a parking 

study. 
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7. The long-term and short-term off-street bicycle parking requirements must meet the minimum standards shown in 

Table 9-8 of the BRC; however, the applicant is encouraged to provide additional bike parking in support of the TVAP 

multi-modal goals.  

 

8. At time of Site Review (or Form Based Code Review) and pursuant to section 9-9-9 of the Boulder Revised Code, 

1981, the site plans must show how deliveries will be accommodated on the site. 

 

9. The Boulder Land Consultants Survey Control Diagram dated 6-30-11 for Boulder Junction must be used for the 

horizontal and vertical survey control and horizontal coordinate basis for the site to allow integration with other area 

developments and public projects.  

 

10. The proposed improvements within the public right-of-way along Junction Place will need to be coordinated with the 

City’s streetscape improvements project planned along Junction Place between Goose Creek and Bluff.    

Building Design       Karl Guiler, Case Manager, 303-441-4236  
Under current review processes, the project would be subject to Site Review approval where the buildings on the site 
would have to be consistent with Section 9-2-14(h), B.R.C. 1981 to be approved. Further, with heights over 35 feet, a 
height modification and automatic Planning Board would be required. However, if the proposed Form-Based Code (FBC) 
is adopted, the buildings on the site would be subject to the detailed form and design standards of the FBC – proposed as 
a new Appendix M of the Land Use Code. In the latter case, a FBC Review would be required and would be staff level 
review, but could be called up by either the Planning Board or any citizen. Decisions on FBC projects would be based on 
the standards within the FBC and any exception criteria, if applicable. Most of the standards within the FBC supersede 
form and intensity standards in the Land Use Code. This does not include most of the development standards including 
parking regulations, or the Use Standards of Chapter 9-6, “Use Standards,” B.R.C. 1981. See the proposed FBC for more 
information. 

 
Drainage, Scott Kuhna, 303-441-4071 
1. Storm water runoff and water quality treatment are issues that must be addressed during the Site Review or FBC 

Review Process. A Preliminary Storm Water Report and Plan in accordance with the City of Boulder Design and 
Construction Standards (DCS) is required at time of Site Review or FBC Review application. The required report and 
plan must also address the following issues: 
 

 Storm water detention 

 Water Quality Capture Volume (WQCV) 

 Water quality for surface runoff using "Best Management Practices" 

 Minimize Directly Connected Impervious Areas (MDCIA) 

 Storm sewer construction 

 Groundwater discharge 

 Erosion control during construction activities 

2. It is not clear on the plans where a detention/water quality pond could be located.  Based on the proposed added 
impervious area to the site, a detention/water quality pond will be required because runoff for the initial and major 
storm events cannot be conveyed directly to Goose Creek. 

3. Discharge of groundwater to the public storm sewer system may be necessary to accommodate construction and 
operation of the proposed development. City and/or State permits will be required for this discharge. The applicant is 
advised to contact the City of Boulder Storm Water Quality Office at 303-413-7350 regarding permit requirements. All 
applicable permits must be in place prior to building permit application. Additionally, special design considerations for 
the properties to handle groundwater discharge as part of the development may be necessary. 

4. 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.   

Fees    Karl Guiler, Case Manager, 303-441-4236 
Please note that 2016 development review fees include a $131 hourly rate for reviewer services following the initial city 
response (these written comments).  Please see the P&DS Questions and Answers brochure for more information about 
the hourly billing system. 
 
Fire Protection     David Lowrey, 303.441.4356 
No issues with concept for this development.  Access and fire hydrants will be addressed on site plans.  
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Groundwater, Scott Kuhna, 303-441-4071 
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. 
 
Inclusionary Housing, Beth Roberts 303 441-1828 
 

1. Each new residential unit developed on the property is subject to 9-13 B.R.C., 1981, “Inclusionary Housing.” The 
general Inclusionary Housing (IH) requirement is that all residential developments must dedicate 20 percent of the 
total dwelling units as permanently affordable housing. For rental developments this may be met with on-site 
units, off-site units, a cash in lieu payment, dedication of vacant land or any combination of these options. 
 

2. Conversion of rental units to for-sale when IH is met with a CIL contribution. The Inclusionary Housing ordinance 
requires that for-sale developments pay an additional 50 percent CIL premium in the event that they do not 
provide affordable units on-site. Accordingly, if you choose to convert the rental units to for-sale units within five 
years you will be required to pay the difference between the rental and for-sale CIL amounts. Rental 
developments that meet the inclusionary requirement with a cash contribution are required to execute an 
“Agreement for Costs Due on Sale: Affordable Housing Restrictive Covenant and Deed Restriction” (aka 
Conversion Agreement) that will then be recorded with the county assessor. These documents will be sent to you 
for signature prior to permit issuance. 
  

3. Please submit a Preliminary Determination of Housing Compliance form. This document represents an estimate 
of how you intend to meet the IH requirement. 
 

4. A goal of both Inclusionary Housing and the Transit Village Area Plan is to have affordable housing integrated on 
site to help achieve the city’s overall housing goals. Staff encourages a meeting with the applicant soon to explore 
options available in order to reach this goal.  
  

5. Per 9-13 B.R.C., 1981, and associated regulations, permanently affordable dwelling units must be proportionate 
in type (such as detached, attached or stacked units) and number of bedrooms to the market rate units. Attached 
permanently affordable units must have an average floor area no less than 80 percent of the market-rate units 
however this is a minimum and larger units are encouraged. 
 

6. Permanently affordable dwelling units must meet the “Livability Standards for Permanently Affordable Housing.” 
No unit shall be considered a permanently affordable unit until the location, construction methods, floor plan, 
fixtures, finish and the cabinetry of the dwelling unit have been approved by the city manager. 

 
7. Any required documents including the Determination of Inclusionary Housing Compliance form, Covenants to 

secure the permanent affordability of the units, and an Agreement must be signed and if necessary recorded prior 
to application for any residential building permit. On or off-site permanently affordable units must be constructed 
and marketed concurrently with the market-rate units.   
 

8. Any applicable cash-in-lieu contribution must be made prior to receipt of a residential building permit.  The cash-
in-lieu due is based on the amounts in place when paid.  

 
9. Additional information about the Inclusionary Housing program including the 2015-2016 cash-in-lieu amounts for 

attached units, and required forms may be found on-line at www.boulderaffordablehomes.com. 
 

10. Please contact a housing planner as soon as possible in the development process to determine how best to meet 
the IH requirement. 

 
Land Uses       Karl Guiler, Case Manager, 303-441-4236 
The Boulder Valley Comprehensive Plan (BVCP) designates the site as Mixed Use Business. Per the BVCP Land Use 
Map description: “Mixed Use-Business development may be deemed appropriate and will be encouraged in some 
business areas. These areas may be designated Mixed Use-Business where business or residential character will 
predominate. Housing and public uses supporting housing will be encouraged and may be required. Specific zoning and 
other regulations will be adopted which define the desired intensity, mix, location and design characteristics of these 
uses.” An analysis of the proposed project’s compliance with BVCP policies is found in Section II below. 
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The project site is within the Transit Village Area Plan (TVAP) area. Per TVAP, the site is planned for Mixed Use 2 where 
the predominant uses in mixed-use areas could be business or residential, with homes mixed vertically (above 
businesses) or horizontally (residential buildings next to commercial buildings.) Page 17 of TVAP notes that Mixed Use 2 
areas allow “three- to four-story mixed use buildings around a floor area ratio (FAR) of 1.5 to 2.0. Predominant use may 
be business or residential…..parking would be “mostly structure or first floor parking; may have some surface parking.” An 
analysis of the proposed project’s compliance with TVAP is found in Section II below. 

 
Landscaping     Elizabeth Lokocz, 303-441-3138 
Please consider the following as the project continues to develop:  
 
1. The proposed development should continue the streetscape develop pattern established by adjust developed or 

developing properties as well as the appropriate cross section to meet adjacent uses. In all cases large maturing trees 

in planting areas are preferred and likely required to meet pedestrian and traffic clearance. If high turnover on street 

parking is anticipated, pedestrian connections should be incorporated.  

2. The precedent images on sheet CP-9 present interesting options, but they must be carefully customized to succeed in 

the specific local conditions. The image of the un-mown native grass is particularly applicable. Pavers with strips of 

turf may prove extremely difficult to maintain. 

3. Please be aware that per the Site Review criteria, this project should exceed the by-right landscaping standards of 
section 9-9-12, “Landscaping & Screening” and section 9-9-13, “Streetscape Design,” B.R.C. 1981, in quantity and 
size.  Any requested modifications should be called out and an explanation of how the project continues to meet the 
Site Review criteria included.   

4. A detailed tree inventory including the species, size and condition of all existing trees on the site will be a requirement 

at Site Review (see 9-2-14(h)(2)(iii), B.R.C. 1981) and should be submitted with the initial application. 

5. Any intensive or extensive green roof over parking structure needs significant detailing development for Site Review 

approval. Sufficient information must be provided to verify the intent and rendering of the space is consistent with 

actual constructability. 

Neighborhood Comments       Karl Guiler, Case Manager, 303-441-4236 
Prior to Planning Board review, staff recommends a neighborhood meeting/open house to allow neighboring property 
owners and residents to review and understand the concept plan. Please coordinate with the case manager on this as 
soon as possible. No verbal or written comments have been received from members of the public at this time. 
 
Plan Documents       Karl Guiler, Case Manager, 303-441-4236 

1. Please clarify the lot size as the plan set notes 1.04 and 1.12 acres. 

 

2. On page CP-1 fix the ‘Building Information’ section to note “Mixed Use” instead of mixed used. 

 

3. On page CP-3 please clarify the limits of the subject site versus adjacent sites. 

 

4. To clarify that the architectural drawings are still in the concept stage and subject to change, please consider 

adding a note to page CP-6 that says something like “Conceptual Drawings, subject to the change” or “For 

discussion purposes only” etc. 

 

5. Clarify the limits of the subject the site on page CP-10. 

Review Process     Karl Guiler, Case Manager, 303-441-4236 
Per Section 9-2-14, B.R.C. 1981, the project requires Concept Plan review and comment, because the project exceeds 
50,000 square feet of floor area. The Concept Plan is also an opportunity for the applicant to get comments from the 
community about the proposed plan before moving forward.  “Concept Plan Review and Comment” requires staff review 
and a public hearing before the Planning Board.  Planning Board, staff and neighborhood comments made at public 
hearings are intended to be advisory comments for the applicant to consider prior to submitting any detailed plan 
documents. Typically, the Site Review process follows Concept Plan; however, if the proposed Form-Based Code (FBC) 
regulations, which are intended to apply to the Boulder Junction Phase I area, are adopted by the city in the near future, a 
FBC Review would be required. 
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Site Design        Karl Guiler, Case Manager, 303-441-4236 
Similar to the discussion above under ‘Building Design’ - under current review processes, the project would be subject to 
Site Review approval where the buildings on the site would have to be consistent with Section 9-2-14(h), B.R.C. 1981 to 
be approved. However, if the proposed Form-Based Code (FBC) is adopted, the buildings on the site would be subject to 
the detailed form and design standards of the FBC – proposed as a new Appendix M of the Land Use Code. In the latter 
case, a FBC Review would be required and would be staff level review, but could be called up by either the Planning 
Board or any citizen. Decisions on FBC would be based on the standards within the FBC and any exception criteria, if 
applicable. Most of the standards within the FBC supersede form and intensity standards in the Land Use Code. This 
does not include most of the development standards including parking regulations, or the Use Standards of Chapter 9-6, 
“Use Standards,” B.R.C. 1981. See the proposed FBC for more information. 
 
Utilities, Scott Kuhna, 303-441-4071 
1. 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. 

2. 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, March 2009. 

3. 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. 

4. 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. 

5. The landscape irrigation system requires a separate water service and meter. 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. 

 
Zoning      Karl Guiler, Case Manager, 303-441-4236 
The project site is zoned IMS, Industrial Mixed Service. This zoning district entails industrial areas on the edge of a main 
street commercial area, which are intended to provide a transition between a main street commercial area and 
established industrial zones. Industrial main street areas are intended to develop in a pedestrian-oriented pattern, with 
buildings built up to the street; first floor uses are predominantly industrial in character; uses above the first floor may 
include industrial, residential, or limited office uses, and where complementary uses may be allowed.   

 
The applicant is proposing to rezone the site to MU-4, Mixed Use – 4. MU-4 areas are described as mixed use residential 
areas generally intended for residential uses with neighborhood-serving retail and office uses; and where complementary 
uses may be allowed. It is anticipated that development will occur in a pedestrian-oriented pattern, with buildings built up 
to the street. 

 
III. INFORMATIONAL COMMENTS  
 
Area Characteristics and Zoning History    Karl Guiler, Case Manager, 303-441-4236 
City records indicate industrial usage of the site with the most recent tenant as the Airgas company. The site was annexed 
in 1967, is within the Walker Subdivision and has an underlying zoning of IMS (see ‘Zoning’ comment above). Much of the 
area was rezoned following adoption of the Transit Village Area Plan (TVAP). 

 
Building Design and Land Use   Karl Guiler, Case Manager, 303-441-4236 
The proposal is subject to compliance with the Transit Village Area Plan (TVAP).Overall, the project is consistent with the 
vision of TVAP as a mixed-use project within an emerging high density, more urban environment. TVAP specifies the land 
use of the site as Mixed Use 2, which encourages “three- to four story mixed use buildings. Predominant use may be 
business or residential. Mostly structured or first-floor parking; may have some surface parking.” The proposed project 
would be four-story with subterranean parking and includes a mix of residential and commercial uses. TVAP encourages 
a diversity of housing types, but generally envisions stacked housing at the subject site. 
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Figure 1- Mixed Use 2 description   Figure 2- TVAP Land Use Plan 

 
The following is an analysis of the concept plan against relevant General Guidelines of TVAP: 
 
General Urban Design Guidelines:  

 Orient the main facade to the street and provide an entrance on the street side of the building. 
 
The conceptual site plan shows buildings oriented to both Junction Place and Bluff Street with entrances along 
both streets. 

 

 Design buildings with pedestrian-scale materials and architectural articulation, particularly on the first 
floor. Avoid large blank walls. Along streets and sidewalks provide pedestrian interest including 
transparent windows and well-defined building entrances. 

 
In general, the proposal has well designed ground floors that are appropriate to pedestrian streetscapes; 
however, there are some small areas of blank walls that could be improved with more fenestration or different 
window styles. Further, a garage entry on the north elevation degrades from the quality of the streetscape in that 
location near what would be the future rail plaza. Staff suggests that this be removed. 

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

The project includes roof decks on the west side of the building allowing for mountain views. 

 
 Incorporate well-designed, functional open spaces with tree, quality landscaping and art, access to 

sunlight and places to sit comfortably. Where public parks or open spaces are not within close proximity, 
provide shared open spaces for a variety of activities. Where close to parks, open spaces provided by 
development may be smaller. 

 
Areas not occupied by buildings are shown on the plan as urban amenity spaces that have inviting surface 
treatments mixed with greenspace and plantings. The spaces would benefit from early day sun and appear to be 
designed to connect to all streetscapes and the multi-use path on the south part of the site. 

 
 While the improved street network will provide more frequent pedestrian connections, also provide multiple 

opportunities to walk from the street into projects, thus presenting a street face that is permeable. Also 

provide opportunities to walk within the interior between abutting properties. This is especially important 

where street blocks are large, for example in the Wilderness Place District. 

As stated above, the open spaces on the site connect to all streetscape and a multi-use on the south side of the site 
provides access to the east. A mid-site pedestrian connection into the site is also provided as well as one on the north 
side of the site near the eventual rail plaza. These connections would provide appropriate permeability through the site. 

 

 Where feasible, locate structure entries/exits on secondary, not primary streets. Avoid locating entries/exits on 

main pedestrian routes. Entries/exits should be carefully designed to ensure safe, comfortable, and 

uninterrupted pedestrian flow on adjacent sidewalks. 
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Staff recommends against the garage entry on the north side of the site as it interrupts the pedestrian flow along 
a designated multi-use path and an important connection to the rail plaza area. 
 

 In addition to the street trees, sidewalks and bike facilities specified by the Junction Place streetscape section, 

provide seating, planters, art, special pavement and lighting along Junction Place.  

At the point where the pedestrian passage enters the site midway along the Junction Place frontage, staff suggests a 
small gathering space with seating, planters etc. consistent with the goal above. Staff also suggests that this penetration 
be located as to align with the east-west pedestrian pathway in the Steel Yards development across the street. 
 

 Where feasible, place active uses, such as retail or commercial services on the first floor of buildings along 

Junction Place 

The proposed plan includes retail and commercial uses along the ground floor along Junction Place. As stated below 
relative to the rail plaza, it would also be important to have more robust commercial uses location along Bluff Street 
nearest to the future rail plaza area. 
 

 The potential for conflicts between residential and non-residential uses within mixed-use buildings should be 

minimized through careful design and building system planning. Consider the compatibility of specific uses. 

Issues could include noise, vibration, privacy, and entrance locations. 

Based on the potential for configuration changes in land use on the site, staff notes the importance of meeting this goal, 
but will reserve review until such time as a new layout is proposed. 

 

The subject site is found within the “Rail Plaza” urban design district within TVAP. 
 
 
 
 
 
 
 
 
 
 
 

 
 
 
 
 
 
 
 
 
 
 
 

 
 
 

TVAP describes the area as one that will “evolve into a high-density, commercial and residential mixed-use area, with 
three- to five-story buildings.” Guidelines specific to the area are discussed below: 
 
 Locate buildings along the street with parking behind. 
 
Proposed buildings are located up to Junction Place and Bluff Street with parking entirely below grade. 
 
 Place active uses on the ground level of buildings adjacent to Rail Plaza, for example, stores, restaurants, cafes, or 
commercial services, where feasible. They should have entrances directly onto the plaza. 
 

Figure 3- TVAP Design Districts Figure 4- Rail Plaza area 
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The proposal includes a small retail space adjacent to the rail plaza area; however, most of the commercial/retail spaces within 
the proposal are located on the south part of the site. To be consistent with this guideline for active uses to be located on the 
ground level of buildings adjacent to Rail Plaza, staff suggests that the commercial uses be shifted to the north part of the site. 
Residential uses could be relocated to the south part of the site, which would also better transition to the existing Steel Yards 
development to the west. To be consistent with the goal above about ground level retail along Junction Place, staff recommends 
keeping a stretch of commercial uses in that location where a pedestrian penetration into the site is located. 
 
 Orient buildings to Junction Place, as well as to the tracks. If feasible, place active uses on the first floor. 
Consider making the track-side frontage a car-free zone with pedestrian amenities. 

 
The proposed project is near the rail tracks, but is separated by one property that is currently approved for surface 
parking. Nevertheless, it appears that the concept has been designed to address streetscape, but also not “turn its back” 
to the open space areas on the east part of the site. 
 
A summary of staff suggestions on general site design and land use layout can be found in the ‘Site Design’ section below. 

 
Net Zero Energy:  Staff encourages the applicant to continue developing a plan to make the buildings net zero and 
suggests that the applicant provide information early and throughout in the process to ensure that the project can stay on 
track to meeting this goal. Staff also encourages the applicant to consider pre-wiring for solar energy installations. 
 
Form –Based Code: Staff has done a cursory review of the proposal. The following are some highlighted requirements in 
the FBC that the applicant should be aware of when designing the buildings according to the FBC, if adopted: 
 

 Minimum fifty percent residential required; 

 Maximum building length of 150 feet; 

 Twenty-five percent semi-pervious surface; 

 Vertical and horizontal expression lines; 

 Sixty percent pitched roof or thirty percent step down in floors; 

 Blank walls over 15 feet in width; 

 Eighty percent major materials with sixty percent maximum on one material type; 

 Vertical window orientation; 

 Golden ratio compliance; 

 Proximity to outdoor space within 1/8 of a mile; 

 Material transitions; 

 Articulation at the base (18 inches maximum), and 

 Façade variety requirements. 

Please review the FBC and contact the Case Manager if you have any questions. 
 
Land Uses     
BVCP Policies 
Below are most applicable identified BVCP policies to the proposed project. A discussion on preliminary compliance with 
these policies is within Section V below: 
 
1.19 Jobs:Housing Balance 
Boulder is a major employment center, with more jobs than housing for people who work here. This has resulted in both positive and 
negative impacts including economic prosperity, significant in-commuting, and high demand on existing housing. The city will 
continue to be a major employment center and will seek opportunities to improve the balance of jobs and housing while maintaining 
a healthy economy. This will be accomplished by encouraging new housing and mixed use neighborhoods in areas close to where 
people work, encouraging transit-oriented development in appropriate locations, preserving service commercial uses, converting 
industrial uses to residential uses in appropriate locations, improving regional transportation alternatives and mitigating the impacts 
of traffic congestion. 
 
2.03 Compact Development Pattern 
The city and county will, by implementing the Boulder Valley Comprehensive Plan, ensure that development will take place in an 
orderly fashion, take advantage of existing urban services, and avoid, insofar as possible, patterns of leapfrog, noncontiguous, 
scattered development within the Boulder Valley. The city prefers redevelopment and infill as compared to development in an 
expanded Service Area in order to prevent urban sprawl and create a compact community. 
 
2.16 Mixed Use and Higher Density Development 
The city will encourage well-designed mixed use and higher density development that incorporates a substantial amount of 
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affordable housing in appropriate locations, including in some commercial centers and industrial areas and in proximity to 
multimodal corridors and transit centers. The city will provide incentives and remove regulatory barriers to encourage mixed use 
development where and when appropriate. This could include public-private 
partnerships for planning, design or development; new zoning districts; and the review and revision of floor area ratio, open space 
and parking requirements. 
 
2.37 Enhanced Design for Private Sector Projects 
Through its policies and programs, the city will encourage or require quality architecture and urban design in private sector 
development that encourages alternative modes of transportation, provides a livable environment and addresses the elements listed 
below. 
 
a) The context. Projects should become a coherent part of the neighborhood in which they are placed. They should be preserved 
and enhanced where the surroundings have a distinctive character. Where there is a desire to improve the character of the 
surroundings, a new character and positive identity as established through area planning or a community involvement process 
should be created for the area. Special attention will be given to protecting and enhancing the quality of established residential 
areas that are adjacent to business areas. 
 
b) Relationship to the public realm. Projects should relate positively to public streets, plazas, sidewalks, paths, ditches 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. 
 
c) 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. 
 
d) Human scale. Projects should provide pedestrian interest along streets, paths and public spaces. 
 
e) Permeability. 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. 
 
f) 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. 
 
4.40 Energy-Efficient Land Use 
The city and county will encourage the conservation of energy through land use policies and regulations governing placement, 
orientation and clustering of development and through housing policies and regulations. The conservation of energy is served by the 
development of more intense land use patterns; the provision of recreation, employment and essential services in proximity to 
housing; the development of mass transit corridors; and efficient transportation. 
 
4.05 Energy-Efficient Building Design 
The city and county will pursue efforts to improve the energy and resource efficiency of new and existing buildings. The city and 
county will improve regulations ensuring energy and resource efficiency in new construction, remodels and renovation projects and 
will establish energy efficiency requirements for existing buildings. Energy conservation programs will be sensitive to the unique 
situations that involve historic preservation and low-income homeowners and renters and will ensure that programs assisting these 
groups are continued. 
 
5.01 Revitalizing Commercial and Industrial Areas 
The city will develop specific strategies to optimize redevelopment opportunities, partner with the private sector and proactively 
support redevelopment of commercial and industrial areas. Examples of areas for revitalization that have been identified are 
Diagonal Plaza, University Hill Commercial district and the East Boulder Industrial area. The city will use a variety of tools to create 
public/private partnerships that lead to successful redevelopment. These tools may include, but are not limited to, area planning, 
infrastructure improvements, changes to zoning or development standards and incentives including financial incentives, increased 
development potential or urban renewal authority. 
 
6.09 Integration with Land Use 
Three intermodal centers will be developed or maintained in the downtown, Boulder Junction and on the university’s main campus 
as anchors to regional transit connections and as hubs for connecting pedestrian, bicycle and local transit to regional services. The 
land along multimodal corridors will be designated as multimodal transportation zones when transit service is provided on that 
corridor. In these multimodal transportation zones, the city will develop a highly connected and continuous transportation system for 
all modes, identify locations for mixed use and higher density development integrated with transportation functions through 
appropriate design, and develop parking maximums and encourage parking reductions. The city will complete missing links in the 
transportation grid through the use of area transportation plans and at the time of parcel redevelopment. 
 
6.10 Managing Parking Supply 
Providing for vehicular parking will be considered as a component of a total access system of all 
modes of transportation - bicycle, pedestrian, transit and vehicular - and will be consistent with the desire to reduce single occupant 
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vehicle travel, limit congestion, balance the use of public spaces and consider the needs of residential and commercial areas. 
Parking demand will be accommodated in the most efficient way possible with the minimal necessary number of new spaces. The 
city will promote parking reductions through parking maximums, shared parking, unbundled parking, parking districts and 
transportation demand management programs. 
 
6.12 Neighborhood Streets Connectivity 

Neighborhood streets and alleys will be developed in a well connected and fine grained pattern to facilitate public access, to 
effectively disperse and distribute vehicle traffic and promote bike and pedestrian travel. 
 
Police 
The Boulder Police Department has no concerns related to the proposed concept plan at this point.  

 
Site Design      Karl Guiler, Case Manager, 303-621-5621 
An analysis of the project against TVAP goals is found in the ‘Building Design and Land Use’ section above. Below is a 
summary of staff suggestions on the site design and land use layout: 
An analysis of the project against TVAP goals is found in the ‘Building Design and Land Use’ section above. Below is a 
summary of staff suggestions on the site design and land use layout: 

 Eliminate the garage entry point along Bluff and expand commercial/retail uses in the northeast location nearest to 

the future rail plaza; 

 From a design perspective, consider relocating the Junction Place garage entry with Iron Forge Place in the Steel 

Yards development. This will require further analysis of a traffic study specific to queuing at the stop sign, but may 

be preferable solution if there are no anticipated conflicts. 

 Consider dual sided retail uses along Bluff (northeast corner) and Junction Place (midblock) that activate the 

streetscapes as well as the areas framing the interior courtyard; 

 Any residential along Junction Place or Bluff Street should have stoop entries to provide good separation from the 

street, but have inviting entries to building,  

 For the purposes of creating a proper transition from the more intense areas nearest to the rail corridor down to the 

lower scale of the Steel Yards residential development, staff encourages the location of the commercial floor plates 

to the eastern side where possible (this does not include eliminating the pedestrian connection along the east 

side). Staff continues to encourage ground floor retail/commercial along Junction Place and in the northeast corner 

of the site as previously stated; 

 Staff supports the roof deck, as proposed, but needs to know more about whether it would be open to both the 

residential and commercial components; 

 Consider more functional balcony spaces for the residential uses; 

 Create or allow for a pedestrian connection between the pedestrian connection the south side of the site with the 

Commons project, and 

 Align the mid-block pedestrian penetration into the site with the existing east-west pedestrian walkway in Steel 

Yards and use the opportunity to create an attractive landscape/open space node on the interior of the site that 

would terminate the vistas from the west pedestrian walkways as well as from the pedestrian walkways on the 

north and southeast portions of the subject site. This may require reconfiguration of the interior courtyard. Staff 

encourages design on the elevated glass/wood second floor connection (consider a greater level of transparency 

as well) as an additional focal point when viewed from Steel Yards; 
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Zoning    Karl Guiler, Case Manager, 303-441-4236  
The site is currently zoned IMS (Industrial Mixed Service), which is similar to the adjacent Steel Yards development. The 
applicant is proposing to rezone the property to MU-4 (Mixed Use – 4). Rezoning to MU-4 is anticipated for the site to 
match the intended land use [Mixed Use 2] specified in the Transit Village Area Plan (TVAP). Section 9-2-18, “Rezoning,” 
B.R.C. 1981 subsection (f)(3) speaks to this specifically with the following language: 
 

Travel Demand Management Services. In the MU-4, RH-6 and RH-7 zoning districts, the property subject to the 
rezoning is located within an area that has parking and transportation related service provided by a general 
improvement district or an equivalent organization or otherwise meets the trip generation requirements of, "Trip 
Generation Requirements for the MU-4, RH-6 and RH-7 Zoning Districts," B.R.C. 1981.  

 
The information below assumes rezoning of the site to MU-4 as well adoption of the Form-Based Code. 
 
Site size    
The application indicates two figures for the site size: 1.04 acres and 1.12 acres. At time of Site Review or Form-Based 
Code Review, as applicable, a survey prepared by a licensed surveyor would be required to determine the actual site 
size. 
 
Density 
The MU-4 zone anticipates mixed use residential areas generally intended for residential uses with neighborhood-serving 
retail and office uses; and where complementary uses may be allowed. It is anticipated that development will occur in a 
pedestrian-oriented pattern, with buildings built up to the street. Neither the MU-4 zone nor the Form-Based Code has a 
density limit for the site. 
 
Building Heights 
The MU-4 zones sets the maximum height of buildings at 38 feet and 3-stories with the option of doing a height 
modification to request up to 55 feet or more than 3-stories. This would require a Site Review application and mandatory 
Planning Board public hearing. However, if the Form-Based Code is adopted up to 55-feet and 5-stories would be 
possible without a height modification. A Form-Based Code Review would be required and would be subject to Planning 
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Board call up as opposed to a mandatory hearing. The TVAP anticipates taller, more intense buildings at the location to 
buffer other uses from the railroad right-of-way and to concentrate development around an area that may develop as a rail 
plaza if commuter rail service extends into the area. 
 
Building Massing 
MU-4 anticipates urban development with its 0-setback requirements and allowance for up to a 2.0 floor area ratio (FAR). 
Based on the lot size of 1.04 acres, roughly 90,000 square feet would be permitted. If the 1.12 acre figure is accurate, the 
proposed 98,000 square foot amount would comply. Nevertheless, the Form-Based Code does not have a FAR limit, but 
rather other form and massing requirements that inform the massing and design of buildings. Please see the ‘Building 
Design’ section herein for a staff preliminary analysis of Form-Based Code considerations. 
 
Building Setbacks 
If the Form-Based Code is adopted, the form and bulk standards in Table 9-7 would be superseded. It appears the 
development was designed to meet the form and bulk standards which are generally consistent with the form 
requirements in the Form-Based Code. Things to consider: Build-to zone for buildings, built to zone coverage (as a 
percentage of building frontage) would need to be met. 

 
Development Standards 
Please be advised that the project would be subject to all of the development standards of Section 9-9, Development 
Standards.  If the Form-Based Code is adopted, all of the development standards would continue to apply with the 
exception of the useable open space standards of 9-9-11, B.R.C. 1981. Special outdoor space requirements are found in 
the Form-Based Code which are not site specific. While there may not be open space requirements for the subject site, 
staff encourages the incorporation of open space as shown on the concept plan. 
 
Parking 
The parking standards are found in section 9-9-6, B.R.C. 1981. These requirements would apply whether or not the Form-
Based Code is adopted. The MU-4 zone has no minimum parking requirements but specifies the following maximums: 
 

 Residential- One per unit, and 

 Non-residential- 1:400 if residential uses comprise less than 50 percent of the floor area; otherwise 1:500. 

Please note if a petition is not approved to allow the site to be included in the Boulder Junction Parking and Travel 
Demand Management (TDM) District, the requirements of 9-9-22, “Trip Generation Requirements for the MU-4, RH-6 and 
RH-7 Zoning Districts,” B.R.C. 1981 would apply.  
 
Staff strongly recommends the incorporation of electric vehicle charging stations within the proposed garage. 
 
Open Space 
See comments above under ‘Development Standards’. If the Form-Based Code is not adopted, the site would have a 
minimum open space requirement of 15 percent and with a 55-foot building proposed, there requirement would be 20 
percent. Open space would be subject to the requirements of 9-9-11, “Useable Open Space,” B.R.C. 1981 and the open 
space criteria within the Site Review criteria (9-2-14(h)(2), B.R.C. 1981. 
 
Outdoor Lighting 
Please note that development of the lot will require compliance with Section 9-9-16, Outdoor Lighting. 
 
Solar Access 
Per section 9-9-17, “Solar Access,” B.R.C. 1981, the site is within Solar Access Area III. Section 9-9-17(c)(3), B.R.C. 1981 
states, “Solar Access Area III - Permits - Other Zoning Districts: SA Area III includes areas where, because of planned 
densities, topography or lot configurations or orientations, uniform solar access protection for south yards and walls or for 
rooftops may unduly restrict permissible development. Solar access protection in SA Area III is provided through permits. 
SA Area III initially includes property in all zoning districts other than those set forth in paragraph (c)(1) or (c)(2) of this 
section.” 

 
Occupancy of Dwelling Units 
Please note the occupancy limits set forth in Section 9-8-5. 
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IV.  NEXT STEPS 
 

1. Planning Board review is tentatively scheduled for May 26, 2016. Please make the changes requested in ‘Plan 

Documents’ above for the plan sets that would be for Planning Board review. Take the suggestions of these 

comments into account, but otherwise, no additional changes to the plans need be made before the board 

hearing.  

 

2. Contact the Case Manager as soon as possible regarding scheduling for a neighborhood meeting/open hosue 

prior to Planning board. 

V. CITY CODE CRITERIA CHECKLIST 
 
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 features of the site including, without 
limitation, mature trees, watercourses, hills, depressions, steep slopes and prominent views to and from 
the site; 

The site is roughly one acre in size and is at the southeast corner of Junction Place and Bluff Street. It is generally 
level and is mostly open with the exception of some deciduous trees. The site has historically been used for 
industrial uses and is currently occupied by the AirGas company within a one story building on the north side of 
the site. The other parts of the site are used for parking and storage. 

The existing Steelyards development abuts the property to the west and the recently approved S*park 
development is to the north and east of the site. Through the property to the immediate east is the BNSF railway. 
Steelyards is a gridded, mixed-use development with generally two and three-story buildings. Areas along the rail 
corridor to the south and as approved within S*park, reflect more urban development with three to five story 
buildings. Development of the greater neighborhood, Boulder Junction, is informed by the Transit Village Area 
Plan (TVAP), which is discussed further below. 

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, subcommunity and subarea plans; 

Relevant Boulder Valley Comprehensive Plan (BVCP) policies to the development have been identified and are 

found on page 7 of these comments. The proposal is subject to compliance with the Transit Village Area Plan 

(TVAP).Overall, the project is consistent with the vision of TVAP as a mixed-use project within an emerging high 

density, more urban environment. TVAP specifies the land use of the site as Mixed Use 2, which encourages 

“three- to four story mixed use buildings. Predominant use may be business or residential. Mostly structured or 

first-floor parking; may have some surface parking.” The proposed project would be four-story with subterranean 

parking and includes a mix of residential and commercial uses. TVAP encourages a diversity of housing types, 

but generally envisions stacked housing at the subject site. 

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

  Under current review procedures, the project would require a Site Review due to its proposed size and 
height and would be subject to all the criteria in Section 9-2-14(h) of the Land Use Code. The height 
modification would require Planning Board review at a public hearing. Submission requirements would be 
the same as any other Site Review and would have to satisfy the requirements of section 9-2-14(d), 
B.R.C. 1981.   
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However, if the proposed Form-Based Code (FBC) is adopted by the city at or before submittal time, a 
FBC Review would be required. This would be a staff level review subject to Planning Board review and 
would be subject to the new regulations within Appendix M of the Lnad Use Code. Exceptions could be 
requested but would be subject to the review criteria within the proposed section 9-2-16, “Form-Based 
Code Review,” B.R.C. 1981.  
 
Reviews would follow a standard three-week review track where comments or a decision would be 
rendered at the end of that time.  If revisions were required, additional review tracks could be scheduled.   

 
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; 

If the site is to be subdivided (which does not appear to be the case) a Preliminary Plat (generally at the time of 
either Site Review or FBC Review) and Final Plat (Technical Document review after Site Review or FBC Review) 
would be required. to subdivide the properties and dedicate any new public rights-of-way. Technical Documents 
would be required after Site Review or FBC Review and dedications of any public access easements or right-of-
way would be required at that time. Building permits would follow approval of Technical Documents and any 
applicable Final Plat approvals. 

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; 

TVAP specifies two pedestrian connections on the site: a multi-use path along the north frontage of the site and a 
sidewalk connection on the south side of the site. These connections would be required as part of any land use 
approvals. The site is also anticipated for inclusion in the Boulder Junction Parking and TDM District. 

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; 

The site is a developed industrial site with no identified environmental opportunities or constraints. 

7. Appropriate ranges of land uses; and 

The BVCP designates the site as Mixed Use Business and TVAP describes the site as Mixed Use 2. The TVAP 
speaks of the importance of adding residential uses to the Boulder Junction area to offset the jobs:housing  
balance as well as creating a successful mix of uses for a transit-oriented development. TVAP also a note speaks 
to the goals of having commercial and retail uses and services for pedestrian activity near the future rail plaza. 
Page 15 of TVAP notes that “development densities are highest close to the future bus and rail facilities to 
maximize the number of workers and residents who have convenient access to public transportation.” Based on 
the proposed mix of uses on the site, the land uses are appropriate, although a reconfiguration of the commercial 
and residential may be necessary to concentrate commercial  services nearest to the rail plaza and have 
residential on the south side to transition to the existing Steel Yards development. 

8. The appropriateness of or necessity for housing.  

TVAP states, “to meet diverse needs and incomes the plan provides for a variety of housing types from urban 
townhomes to stacked flats to live/work units.” The proposed project would have stacked flats in an areas 
expected to have the highest intensity of development near the rail plaza. The proposal would add 36 new rental 
units to the site. 

 
 

VI. Conditions On Case 
Not applicable to Concept Plans. 
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From: Spence, Cindy
To: Spence, Cindy
Subject: Comments on Concept Plan for Redevelopment of 3200 Bluff Street (Airgas Site)
Date: Monday, May 16, 2016 1:03:21 PM

From: Susan Schwalb [mailto:seascotdc@aol.com] 
Sent: Thursday, May 12, 2016 10:00 AM
To: Guiler, Karl
Cc: planningboard@bouldercolorado.gov
Subject: Comments on Concept Plan for Redevelopment of 3200 Bluff Street (Airgas Site)
 
Dear Mr. Guiler and Planning Board Members:
 
We own two properties in the Steel Yards development (3101 Iron Forge Place #205 and
3210 Iron Forge Place #103).  We endorse the redevelopment of the Airgas Site - we believe
the site redevelopment will benefit the overall neighborhood and we have had an excellent
experience with and have great confidence in Coburn Development.  
 
Our comments relate to a feature that we believe the City of Boulder needs to incorporate
into this redevelopment plan, as well as into the overall planning and development standards
(if our recommendation is already so incorporated, we apologize for our ignorance of the
standards).  Namely, given the high per capita dog ownership in Boulder, we believe that the
standards for all new multi-resident projects should require the inclusion of a grass-covered
area for dogs to relieve themselves.  
 
As you are aware, Steel Yards has a small park that was included in the plan.  It is well
maintained by the HOA and, generally, the residents with dogs are conscientious about
picking up after their dogs
 
Our concern is that with all the new development in this area (aside from the subject
redevelopment, there are several other multi-resident plans under development for the area
between Bluff and Valmont, not to mention the future development of the Jeep dealer
property, the new Google campus two blocks away, and the multi-resident properties on the
south side of Pearl) properties like the Steel Yards park will become magnets for dog walkers.
 Not only will the park not be able to sustain a substantially increased volume of dogs
urinating on the grass, since many of the dog owners will not be residents of the Steel Yards
neighborhood, there will inevitably be an increase in dogs not being picked up after.
 
Given the trend in increased use of public transportation (facilitated by the nearby transit
center), bicycling and walking to work, it seems foreseeable that the need to plan for and
require dog walking/relieving space will take on a greater significance for multi-resident
properties than perhaps even parking. 
 
In sum, we endorse the redevelopment of the Airgas Site, with the condition that the
developer be required to include in the plan space(s) for dogs to walk and relieve themselves.
 Fortuitously, this proposed development is bounded on the east side by the railroad tracks.
 There is probably area associated with this and related development that would be
inappropriate for formal development but would lend itself to an ideal dog area.
 
Thanks very much for your consideration of our comments.  If you have any questions,
please feel free to contact us.
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Steve and Susan Schwalb
206-851-4002
seascotdc@aol.com
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From: Spence, Cindy
To: Spence, Cindy
Subject: REDEVELOPMENT OF 3200 BLUFF STREET (AIRGAS SITE) -- OPPOSED TO PARKING PROPOSAL
Date: Monday, May 16, 2016 1:02:53 PM

From: Brian Alfonso [mailto:brian@ABLandCo.com] 
Sent: Friday, May 06, 2016 2:37 PM
To: Guiler, Karl
Cc: don@bloomin.com
Subject: REDEVELOPMENT OF 3200 BLUFF STREET (AIRGAS SITE) -- OPPOSED TO PARKING
PROPOSAL
 

Dear Mr. Guiler,
 
OPPOSITION TO 3200 BLUFF STREET PARKING PROPOSAL
 
I am an owner of 3020 Carbon Place #102 in the Steel Yards complex that
abuts the 3200 Bluff Street proposed redevelopment.
 
Me, my staff, all of the home owners and all of the business workers in the
Steel Yards will be MATERIALLY NEGATIVELY IMPACTED by the LACK OF ONSITE
PARKING in proposed redevelopment.  The proposal is a pure and simple profit
grab by Coburn (the developer) a highly profitable company, which used to be
my upstairs neighbor in the Steel Yards.  A one-time profit grab leaves
everyone else behind with overcrowding issues FOREVER.
 
The plan proposes 102 parking spaces for 98,000 square feet of building.
102 spaces is nowhere near sufficient parking for a development of that size
and I vehemently oppose allowing the project to go forward with so few
spaces.
 
Every space to park in the Steel Yards complex is occupied EVERY DAY.  Bluff
street looks like Chernobyl and there is nothing along the rail corridor, yet OUR
PROPERTY IN THE STEEL YARDS IS ALREADY OVERCROWDED.
 
It is a fantasy to expect that the occupants and customers using 3200 Bluff will
come to the property via mass transit, which is pathetic, and by bicycle.
 
Our staff, for example, include a 55 year old who commutes from Magnolia
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(the mountains) and frequently has to plow his driveway just to get to the dirt
road portion of Magnolia.
One staffer is 70+ and comes from Erie.
Another staffer is 60+ and comes from Westminster.
Yet, another staffer from Westminster also makes multiple client visits during
the day and must use a personal automobile.
During the “tax season” we sometimes work past midnight.
It is neither reasonable, nor safe, to expect my employees to get to work via
mass transit or bicycles.
 
I am sure a survey of the Upslope employees and the other employees that will
work at 3200 Bluff will show that they do not reside in Boulder and that they
commute into Boulder each day with a personal automobile.
Paris has wonderful mass transit.  New York has wonderful mass transit. 
Boulder does not.
 
It seems apparent that our city planners think they can force residents and
employees into not driving by INTENTIONIALLY ALLOWING INSUFFICIENT
PARKING in all of the new developments around town. 
 
As an aside, it is interesting that all of the new housing stock in Boulder is in
the LUXURY category and none is reasonably priced or “affordable”, further
exacerbating the commuting issue since the vast majority of employees in
Boulder CANNOT AFFORD TO LIVE IN BOULDER.  Boulder is thereby adding to
global warming by knowingly, intentionally increasing the total number of
commutes into the city from outside the city each and every day.  To say
otherwise would be insipid and preposterous.
 
 
Thank you,
Brian Alfonso
 
 
Brian Alfonso, J.D. Enrolled Agent
t 303 449 4570

We have expanded our accounting practice.  As of June 1st, our new address in the Steel Yards:
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3020 Carbon Place Ste 102
Boulder CO 80301
Our new look:

 

Any  U.S. tax advice included in this written or electronic communication was not intended or written to be used, and it  cannot be used by the taxpayer,  for the
purpose of avoiding any penalties that  may be imposed under the Internal Revenue Code or applicable state or local tax law provisions.

The content of this transmission does not constitute a professional service, merely the sender's personal unresearched thoughts. No opinions are included or
rendered herein, and the recipient may not rely on the thoughts of the sender  without doing their own research of the underlying authoritative rules,  regulations
and or law.  Further, we require an  engagement letter and a related invoice for services  from us for any advice for which the recipient wishes to rely upon. Without
both an  engagement letter and an  invoice for our services, the advice rendered herein is merely our un-researched or verified thoughts on the topics.

"This message contains information that  may be confidential and privileged. Unless  you are the addressee (or authorized to receive for the addressee), you may
not use, copy, print or disclose to anyone the message or any information contained in the message.  If  you have received this fax or e-mail in error, please advise
the sender  by reply and delete the message.  Thank you."
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