TO:  Members of City Council
FROM:  Michael Gallegos, City Clerk’s Office
DATE: November 10, 2015

SUBJECT: Information Packet

1. CALL UPS

A. Concept Plan Review 2751 30t Street (LUR2015-00053)

B. 5555 Racquet Lane/Meadows Club Expansion Site & Use Review
Request for expansion of the Meadows Tennis Club located at 5555 Racquet Lane
within the RL-2 zone district. The proposal includes the renovation and expansion of
the existing clubhouse including enclosure of two existing tennis courts adjacent to
the clubhouse; relocation of two existing platform tennis courts and the addition of
two new platform tennis courts and two new tennis courts. The applicant is
requesting a 39% parking reduction to allow for 92 parking spaces where 151 are
required following the proposed expansion. The subject project includes an
application for Site Review (LUR2014-00095) and an application for Use Review
(LUR2015- 00018), which is required for the expansion of the existing indoor
athletic facility/ non-profit membership club.

2. INFORMATION ITEMS
None

3. BOARDS & COMMISSIONS
A. Human Relations Commission — October 19, 2015
B. Open Space Board of Trustees — October 14, 2015
C. Planning Board — October 1, 2015

4, DECLARATIONS
None



INFORMATION PACKET
MEMORANDUM
To:  Members of City Council

From: Jane S. Brautigam, City Manager
David Driskell, Executive Director of Housing, Planning & Sustainability
Susan Richstone, Deputy Director of Housing, Planning & Sustainability
Charles Ferro, Development Review Manager
Chandler Van Schaack, Planner 11

Date: November 10, 2015
Subject: Call-Up Item: Concept Plan Review 2751 30™ Street (LUR2015-00053)
EXECUTIVE SUMMARY

On October 15, 2015 the Planning Board reviewed and commented on the above-referenced
application. City Council may vote to call-up the Concept Plan to review and discuss within 30 days of
the Planning Board hearing. The call up period concludes on November 16, 2015. There is one City
Council meeting within this time period for call-up consideration, on November 10, 2015. The staff
memorandum to Planning Board, minutes, meeting audio, and other related background materials are
on the city website for Planning Board, available here (Follow the links: 2015 =10 OCT
=10.15.2015). The minutes from the Planning Board hearing are provided in Attachment A and the
Concept Plan submittal package is provided in Attachment B.

There were no neighborhood comments at the Planning Board hearing. Following staff’s presentation
of the Concept Plan submittal, the applicant presented a revised design for the project based on
feedback provided by the Boulder Design Advisory Board (BDAB) at a meeting on September 23,
2015 (Revised elevation included as Attachment C). The discussion focused on the revised design.
Several board members felt this project needs a mixed-use component to be compliant with the main
street character vision for 30th Street as expressed by the adopted Transit Village Area Plan (TVAP);
however, several other board members expressed support for the “family friendly” elements of the
project. The board expressed support for rezoning the property to BMS as anticipated by TVAP Phase
2; however, the board acknowledged that this may not be feasible at this time due to rezoning policies
included in the TVAP Implementation Plan. The board identified issues with regard to the proposed
access on the south side of the site, in particular with regards to the potential future Bluff Street
alignment. The Board suggested new site layouts to address those issues. Some issues were also raised
in regards to site permeability and parking. The board made some recommendations for site and
building improvements and parking management strategies and also suggested potentially adding
residential units to the project.
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Consistent with recently amended land use code section 9-2-13(a)(2), B.R.C. 1981 City Council has
the opportunity to call up the application to review and comment on the concept plan within a 30-day
call up period which expires on November 16, 2015.

ATTACHMENTS

A. 10.15.2015 Planning Board Minutes

B. Concept Plan Submittal

C. Revised Elevation Presented by Applicant at Oct. 15, 2015 Hearing
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Attachment A - October 15, 2015 Planning Board Minutes

CITY OF BOULDER
PLANNING BOARD ACTION MINUTES
October 15, 2015
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:
Aaron Brockett, Chair

Bryan Bowen

John Gerstle

Leonard May

Liz Payton

Crystal Gray

PLANNING BOARD MEMBERS ABSENT:
John Putnam

STAFF PRESENT:

Charles Ferro, Development Review Manager
Hella Pannewig, Assistant City Attorney

Cindy Spence, Administrative Assistant III

David Thompson, Civil Engineer II, Transportation
Chandler Van Schaack, Planner I

Jessica Stevens, Civil Engineer II

1. CALL TO ORDER
Chair, A. Brockett, declared a quorum at 6:05 p.m. and the following business was
conducted.

2. APPROVAL OF MINUTES
On a motion by C. Gray and seconded by A. Brockett the Planning Board voted 5-0 (J.
Putnam absent; J. Gerstle did not vote due to being absent from the October 1, 2015
meeting) to approve the October 1. 2015 minutes as amended,

3. PUBLIC PARTICIPATION
No one spoke.

4. DISCUSSION OF DISPOSITIONS, PLANNING BOARD CALL-

UPS/CONTINUATIONS
A. Call Up Item: Floodplain Development Permit (LUR2015-00090), 505 27" Way
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Attachment B - Concept Plan Submittal

Concept Plan Transmittal 6.10.15
The Boulder Junction Rowhouses
2751 30*" and 2875 30t

This site, 2751 30t and 2875 30™, is part of the adopted Transit Village Area Plan (TVAP) and is
slated to be zoned TVAP-MU1, consistent with a BMS zoning, when Phase 2 of TVAP is
implemented. The site is currently zoned BT-1.

Our proposed Boulder Junction Rowhouses will be 32 family sized homes, complete with 2,000
sf+ each (plus a 700 sf basement), 3 bedrooms, a fenced front yard, and a great community park.

They will also be among the most energy efficient homes ever built in Boulder, with solar
electricity, solar hot water, NRG block walls, and healthy indoor air.

We propose entering an underground garage from the south side of the property with, for the
present time, an entrance from 30t Street. The entrance to the development can be moved to
the new Bluff Street, when it is extended in accordance with the TVAP transportation plan.

As part of our submittal, we would like the Planning Board to consider allowing us a 38’ height,
rather than the 35’ currently allowed under BT-1. We have raised only the center portion of
each building, at the “stair tower”, to 37’. This will allow access to the roof top decks.

The facade facing 30th Street will remain at approximately 32’. The taller portion (37’ height) of
the building will be set back from the 30th Street property line about 40 feet.

We note that under the future BMS zoning, the site is designated to have 38’ maximum height,
so we believe that this is a reasonable request. Please note that we are not asking for any
additional units/density above that which is allowed under the current BT-1 zoning.

We comply with BT-1 zoning in the matters of density / open space (minimum 1,200 sf open
space per unit), front, side and rear yard setbacks, and parking (2 spaces per 3 bedroom unit).

Also, please note that our FAR, although not applicable under BT-1, is about .8, which is less than
the 1.0 FAR allowed (for residential) under future BMS zoning.

With the hundreds of thousands of square feet of office space being built in Boulder Junction,
there is scarcely little large size (2,000 sf +) housing being added for families, who will want a
front and back (ground floor) entrance, a fenced yard for a dog, and a playground and park right
outside the door. And all within walking distance of new offices, restaurants and retail.

The Boulder Junction Rowhouses will be a (clean energy) supply of homes that will be in huge
demand in the district.

Please approve our project.
Thank you.

Jason Lewiston
Greenius Boulder LLC
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INFORMATION PACKET
MEMORANDUM

To: Members of City Council

From: Jane S. Brautigam, City Manager
David Driskell, Executive Director of Housing, Planning & Sustainability
Susan Richstone, Deputy Director of Housing, Planning & Sustainability
Charles Ferro, Development Review Manager
Chandler Van Schaack, Planner Il

Date: November 10, 2015

Subject: Call-Up Item: 5555 Racquet Lane/Meadows Club Expansion Site & Use Review.
Request for expansion of the Meadows Tennis Club located at 5555 Racquet Ln. within the RL-2
zone district. The proposal includes the renovation and expansion of the existing clubhouse
including enclosure of two existing tennis courts adjacent to the clubhouse; relocation of two
existing platform tennis courts and the addition of two new platform tennis courts and two new
tennis courts. The applicant is requesting a 39% parking reduction to allow for 92 parking spaces
where 151 are required following the proposed expansion. The subject project includes an
application for Site Review (LUR2014-00095) and an application for Use Review (LUR2015-
00018), which is required for the expansion of the existing indoor athletic facility/ non-profit
membership club.

EXECUTIVE SUMMARY

On Oct. 15, 2015, the Planning Board voted 5 — 0 (J. Putnam absent, C. Gray recused) to approve
Site Review application LUR2014-00095 and Use Review application LUR2015-00018 to allow
for the expansion of the Meadows Tennis Club located at 5555 Racquet Ln. within the RL-2 zone
district, including renovation and expansion of the existing clubhouse including enclosure of two
existing tennis courts adjacent to the clubhouse; relocation of two existing platform tennis courts
and the addition of two new platform tennis courts and two new tennis courts. The approval also
included a 39% parking reduction to allow for the club to maintain 92 existing parking spaces
where the expansion increases the required number of parking spaces to 151. Attachment A
contains the Planning Board Notice of Disposition with associated conditions of approval and
management plan for the tennis and swim club use. Attachment B contains the approved plans
associated with the Site and Use Review and Attachment C includes staff’s analysis of the Site
Review, Use Review and parking reduction criteria.
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The staff memorandum to Planning Board, its attachments, audio from the meeting and other
related background materials including all public correspondence received by staff are available on
the city website at this web link (click on ‘2015” = *15 OCT’ - ’10.15.2015’)

Planning Board’s decision is subject to call-up of City Council within a 30-day period. There are
two City Council meetings within this time period for call-up consideration, on October 20 and
November 10, 2015.

BACKGROUND:

The Meadows Tennis Club, part of the Meadow Glen Planned Unit Development (PUD# P-83-
109), was approved by Planning Board and City Council in 1976 and has specific conditions of
approval related to three different portions of the site - Sites 1, 2, and 3 (See Figure 1 below for
delineation of original Sites 1, 2 and 3; Site 1 shown in blue, Site 2 shown in red, and Site 3 shown
in green). Sites 1 and 3 were developed under low density residential zoning (i.e., LR-D; now RL-
2) with a variety of attached and detached housing units and the tennis club, on Site 2, was
approved as a Special Use (now referred to as Use Review). The original approval of Site 2
permitted the development of a recreation club house, swimming pool, sixteen tennis courts (five
intended for enclosure), and four unenclosed paddle courts. Eight of the outdoor tennis courts were
approved to have low-glare outdoor lighting. In terms of the tennis club’s operating characteristics,
the original approval set the total number of allowable memberships to three hundred fifty family
memberships, fifty single memberships and fifty junior memberships.

Figure 1: Vicinity Map including delineation of Sites 1, 2 and 3 as shown in original Meadow Glen PUD
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Currently, there are fourteen tennis courts located on the site, three of which have been enclosed,
as well as two platform tennis courts approved through a Minor Modification in 2009 (this
approval converted the previously approved 'paddle’ tennis courts to 'platform’ tennis courts and
allowed for their relocation from an approved location on the east side of the site to a location
more central on the site - see Attachment C of Planning Board Memo for Background Materials).
There is also a one-story clubhouse and a swimming pool. The club is served by 92 existing
parking spaces. Per the Applicant’s Management Plan, there are currently 400 active club
memberships, with roughly one third of members living within 0.75 miles of the club.

Existing Site

As shown in Figure 1, the 7.75-acre project site is located in East Boulder off of 55 Street, to the
northeast of the intersection of 55" St. and Baseline Rd. As mentioned above, the tennis club sits
within the Meadow Glen PUD, and as such the context of the area immediately surrounding the
site is low density residential with a variety of attached and detached units. The club is surrounded
by a 50-foot wide landscaped easement along the north and west sides of the property, which was
intended to provide a visual and noise buffer for the adjacent residential properties. Bordering the
club on its east side is a 4.5-acre outlot under common ownership of the Meadow Glen Residents
Association which serves as a central open space feature including multi-use path connections and
a large pond. See Figure 3 below for a site plan depicting existing site conditions.

To the west of the Meadow Glen PUD across 55" Street is the Country Club Park subdivision. The
Flatirons Golf Course lies just north of the site, and extends into a large area of city-owned open
space running along the east side of the Meadow Glen PUD past Baseline to the south and
eventually connecting to the East Boulder Community Center property.

Project Description

The current proposal is to complete the build-out of the tennis club facilities as anticipated by the
original PUD approval and to amend the existing PUD and Special Review approvals to allow for
additional expansion beyond what was originally anticipated. Aspects of the proposal which were
anticipated in the original approval include enclosing the two existing outdoor tennis courts on the
west side of the clubhouse with a new 35 foot tall structure and constructing two new outdoor
tennis courts on the east side of the site adjacent to the existing tennis courts. Aspects of the
proposal which were not anticipated in the original approval and which require an amendment to
the existing approvals include expansion of the existing clubhouse by 3,398 square feet, relocation
of the existing platform tennis courts and the addition of two new platform tennis courts to the
northwest of the clubhouse. The four proposed platform tennis courts will replace an existing
outdoor tennis court, and the former platform tennis court location will become a new landscaped
courtyard with a small gazebo structure.

The proposal also includes additional landscape improvements in the parking area and around the
tennis courts as well as the addition of a new masonry screen wall to the east of the proposed new
outdoor tennis courts. A 39% parking reduction is being requested to allow the club to maintain the
92 existing parking spaces where 151 spaces are required following the proposed clubhouse
expansion and tennis court enclosure. To support this request, the club has entered into a voluntary
parking agreement with the nearby Friends’ School located at the corner of 55" St. and
Pennsylvania Ave. to allow the club to use an additional 54 parking spaces during special events.
A variance to the lighting standards has been requested to allow for new lighting for the proposed
platform tennis courts to exceed the city’s outdoor lighting standards for private recreation uses,
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and to allow the existing noncompliant outdoor tennis court lighting to remain, with the exception
of the two courts proposed to be enclosed. Please refer to Attachment A for the Notice of
Disposition and Attached Management Plan, and Figure 2 below for the proposed site plan.
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Figure 2: Proposed Site Plan

In terms of the Meadows Club’s operating characteristics, the proposed expansion would not
increase the number of allowable memberships as set forth in the original PUD approval. The
existing hours of operation (7:00 am -10:00 pm seven days a week for outdoor tennis, with pool
hours from 7:00 am to 8:00 pm) would also remain the same, with indoor tennis hours from 5:00
a.m. to 1:00 a.m. seven days a week. Per the Applicant’s written statement, the proposed clubhouse
renovation and expansion is intended to provide additional space for existing members.

Process

Pursuant to section 9-2-15(d), B.R.C. 1981, because the proposed project includes expansion of an
existing non-residential use in a residential zoning district, a Use Review with a recommendation
by staff and a final decision by the Planning Board at a public hearing is required. A Site Review
Amendment is required because the scope of the project exceeds the limitations set forth in the
original approval and because a parking reduction of over 25% is required to allow the existing
parking area to continue to serve the club following the proposed expansion. Planning Board’s
decision is subject to call-up of City Council within a 30-day period. There are two City Council
meetings within this time period for call-up consideration, on October 20 and November 10, 2015.
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ANALYSIS
The following key issues were identified for the project:

1. Isthe proposed Site Review Amendment consistent with the criteria for Amendments
to Approved Site Plans as set forth in section 9-2-14(m), B.R.C. 1981?

Section 9-2-14(m), “Amendments to Approved Site Plans,” B.R.C. 1981 includes the
procedures and review criteria for approval of an amendment to an approved site review
development. The proposal was found to be consistent with the criteria for Amendments to
Approved Site Plans found in section 9-2-14(m), B.R.C. 1981. Please refer to Attachment
C for staff’s complete analysis of the review criteria.

2. s the request for an expansion of the existing indoor athletic facility/ non-profit
membership club use consistent with the Use Review Criteria set forth in section 9-2-
15(e), B.R.C. 1981?

Section 9-2-15(e), B.R.C. 1981 includes the procedures and review criteria for approval of
a Use Review. The proposal was found to be consistent with the criteria for Use Review
found in section 9-2-15(e), B.R.C. 1981. Please refer to Attachment C for staff’s complete
analysis of the review criteria

3. Is the requested parking reduction consistent with the criteria for parking reductions
set forth in section 9-2-14(h)(2)(K), B.R.C. 19817

The criteria for motor vehicle parking reductions are found in section 9-2-14(h)(2)(K),
B.R.C. 1981. The request for a 39% parking reduction to allow for a total of 92 parking
spaces to be provided where 151 would be required following the proposed tennis club
expansion was found to be consistent with the applicable review criteria. Staff’s complete
analysis of the review criteria can be found in Attachment C.

Planning Board Action

At the public hearing on October 15, 2015, the board heard presentations by staff and the
applicant, and asked questions following each presentation. During the public hearing, nine people
spoke including two people who had pooled time with other neighbors. All but one of the
neighbors who spoke expressed opposition to the proposed project based on concerns including
light and noise impacts; parking and traffic generation; and concerns over site drainage and
perceived property value impacts.

As a part of their deliberations the board discussed the proposed management plan and determined
that many of the project elements about which people expressed concerns, including the proposed
tennis court enclosure and addition of new outdoor tennis courts, are essentially “grandfathered” in
by the existing PUD and Special Review approval and are therefore out of their purview to change.
The board made changes to the management plan for the tennis club in an effort to mitigate some
of the potential impacts discussed by neighbors. The board made two friendly amendments: that
the indoor tennis courts shall be fitted with operable shades to prevent light trespass; and that
starting guns shall not be used during swim meets.
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On a motion by B. Bowen, seconded by J. Gerstle, the Planning Board voted 5-0 (J. Putnam
absent, C. Gray recused herself) to approve the Site Review application LUR2014-00095 and Use
Review application LUR2015-00018, adopting the staff memorandum as findings of fact,
including the attached analysis of review criteria, and subject to the recommended conditions of
approval with the two amendments listed in the attached Notice of Disposition. For additional
details, please refer to the Planning Board minutes included as Attachment D.

The Planning Board decision is subject to City Council call-up within 30-days. There are two City
Council meetings within this time period for call-up consideration, on October 20 and November
10, 2015.

ATTACHMENTS:

A. Planning Board Notice of Disposition dated October 15, 2015 (includes management plan)
B Project Plans dated 7.02.2015

C. Staff’s Analysis of Review Criteria

D 10.15.2015 Planning Board Minutes
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Attachment A - Planning Board Notice of Disposition dated October 15, 2015

vz CITY OF BOULDER
WZ}, Planning and Development Services
V// /f/ 1739 Broadway, Third Floor « P.O. Box 791, Boulder, CO 80306-0791
phone 303-441-1880 - fax 303-441-3241 < email plandevelop@bouldercolorado.gov

2d
,a www_.bouiderplandevelop.net

CITY OF BOULDER PLANNING BOARD
NOTICE OF DISPOSITION

You are hereby advised that on October 15, 2015 the following action was taken by the Planning Board based on
the standards and criteria of the Land Use Regulations as set forth in Chapter 8-2, B.R.C. 1981, as applied to the

proposed development.

DECISION: APPROVED WITH CONDITIONS
PROJECT NAME: MEADOWS CLUB EXPANSION
DESCRIPTION: SITE AND USE REVIEWS for renovation and expansion of the existing clubhouse

including enclosure of two existing tennis courts adjacent to the clubhouse,
relocation of two existing platform tennis courts, and the addition of two new
platform tennis courts and two new tennis courts.

LOCATION: 5555 RACQUET LANE

COOR: NO1EO01

LEGAL DESCRIPTION: See Exhibit A attached

APPLICANT: JIM BRAY

OWNER: MEADOWS CLUB, INC.

APPLICATION: Site and Use Review, LUR2014-00095 AND LUR2015-00018
ZONING: RL-2

CASE MANAGER: Chandler Van Schaack
VESTED PROPERTY RIGHT: NO

APPROVED MODIFICATIONS FROM THE LAND USE REGULATIONS:

Section 9-2-14(h)(2), B.R.C. 1981:
39% parking reduction to allow for 92 parking spaces where 151 are required

This decision may be called up before the City Council on or before November 16, 2015. If no call-up
occurs, the decision is deemed final on November 17, 2015.

FOR CONDITIONS OF APPROVAL, SEE THE FOLLOWING PAGES OF THIS DISPOSITION.

IN ORDER FOR A BUILDING PERMIT APPLICATION TO BE PROCESSED FOR THIS PROJECT, A
SIGNED DEVELOPMENT AGREEMENT AND SIGNED FINAL PLANS MUST BE SUBMITTED TO THE
PLANNING DEPARTMENT WITH DISPOSITION CONDITIONS AS APPROVED SHOWN ON THE
FINAL PLANS. IF THE DEVELOPMENT AGREEMENT IS NOT SIGNED WITHIN NINETY (90) DAYS OF
THE FINAL DECISION DATE, THE PLANNING BOARD APPROVAL AUTOMATICALLY EXPIRES.

Pursuant to Section 9-2-12 of the Land Use Regulations (Boulder Revised Code, 1981), the applicant
must begin and substantially complete the approved development within three years from the date of final
approval. Failure to "substantially complete” (as defined in Section 9-2-12, Boulder Revised Code 1981)
the development within three years shali cause this development approval to expire.

Address: 5555 RACQUET LN
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Attachment A - Planning Board Notice of Disposition dated October 15, 2015

At its public hearing on OCTOBER 15, 2015 the Planning Board APPROVED WITH CONDITIONS the
request with the following motion:

On a motion by B. Bowen, seconded by J. Gerstle, the Planning Board voted 5-0 (J. Putnam absent, C. Gray
recused herself) to approve the Site Review application LUR2014-00095 and Use Review application . UR2015-
00018, adopting the staff memorandum as findings of fact and subject to the recommended conditions of approval

found in the staff memorandum.

Friendly amendment by L. Payton to add a condition requiring that the Applicant install operable shades on the
eastern portion of the enclosed tennis courts. Friendly amendment was accepted by B. Bowen and J. Gerstle.

Friendly amendment A. Brockett to add a condition requiring the Applicant to ensure that no starting
guns be used at any event on the property. Friendly amendmeént was accepted by B. Bowen and J.

Gerstle.

CONDITIONS OF APPROVAL
SITE REVIEW - RECOMMENDED CONDITIONS OF APPROVAL (LUR2014-00095)

1. The Applicant shall ensure that the development shall be in compliance with all plans prepared by
the Applicant on July 2, 2015 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. The Applicant shall comply with all previous conditions contained in any previous approvals, except
to the extent that any previous conditions may be modified by this approval, including, but not limited
to, the following: the Annexation Agreement recorded on December 22, 1976 at Reception No. 204262
and the Subdivision Agreement recorded on July 28, 1978 at Reception No. 291301 in the records of
the Boulder County Clerk and Recorder.

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

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 approved plans dated July 2, 2015 is acceptable. Planning staff will review plans to assure
that the architectural intent is performed.

b. A final site plan which includes detailed vehicle and bicycle parking lot plan, floor plans and
section drawings.

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

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

e. 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.

Address: 5555 RACQUET LN
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Attachment A - Planning Board Notice of Disposition dated October 15, 2015

f. A detailed outdoor lighting plan showing location, size, and intensity of illumination units,
indicating compliance with section 9-9-16, B.R.C.1981. Prior to or concurrent with submittal of the
lighting plan, the applicant will be required to submit an administrative application for a Variance to
the Outdoor Lighting standards pursuant to section 9-9-16(j), B.R.C. 1981.

g. Adetailed shadow analysis to insure compliance with the City's solar access requirements of
section 9-9-17, B.R.C.

4. Prior to a building permit application, the Applicant shall construct and complete, subject to acceptance
by the City, stormwater discharge facilities and stormwater quality improvements serving the site
in conformance with the approved engineering plans and with the City of Boulder Design and
Construction Standards.

5. The Applicant shall install operable shades on the eastern portion of the enclosed tennis courts

USE REVIEW ~ RECOMMENDED CONDITIONS OF APPROVAL (LUR2015-00018)

1. The Applicant shall ensure that the development shall be in compliance with all plans prepared by
the Applicant on July 2, 2015 on file in the City of Boulder Planning Department, except to the extent
that the development may be modified by the conditions of this approval. Further, the Applicant shall

- ensure that the approved use is operated in compliance with the following restrictions:

a. The Applicant shall operate the business in accordance with the Management Plan for The
Meadows Club dated October 2, 2015 which is attached to this Notice of Disposition.

b. The outdoor tennis courts shall be closed between the hours of 10:00 p.m. and 7:00 a.m., seven
days per week. The indoor tennis courts shall be closed between the hours of 1:00 a.m. and 5:00
a.m., seven days per week. The outdoor swimming pool shall be closed between the hours of 8:00
p.m. and 7:00 a.m., seven days per week.

c. Size of the approved use shall be limited to 44,713 square feet.

2. The Applicant shall comply with all previous conditions contained in any previous approvals, except
to the extent that any previous conditions may be modified by this approval, including, but not limited
to, the following: the Annexation Agreement recorded on December 22, 1976 at Reception No. 204262
and the Subdivision Agreement recorded on July 28, 1978 at Reception No. 291301 in the records of
the Boulder County Clerk and Recorder.

3. The Applicant shall not expand or modify the approved use, except pursuant to subsection 9-2-
15(h), B.R.C. 1981.

4. The Applicant shall maintain a minimum of 54 off-site parking spaces within 1,320 feet (1/4 mile) of the
property for use during special events, subject to the review and approval of the city manager. During
special events, the Applicant shall provide a regularly operated shuttle vehicle to transport visitors from
the overflow parking lot to the property and back. The Applicant shall provide the city manager with a
copy of an executed agreement providing for the off-site parking for no fewer than 54 cars for a term
of no less than one year prior to application for any building permits. Such agreements shall be
renewed prior to their expiration and proof of such renewal shall be provided to the city manager prior
to the expiration of any previous such agreement.

Address: 5555 RACQUET LN
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5. The Applicant shall ensure that no starting guns be used at any event on the Property.

o Her

David Driskell, Secretary of the Planning Board

Address: 5555 RACQUET LN
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EXHIBIT A
LEGAL DESCRIPTION

(FILM NO. 812, RECEPTION NO. 060131)
A TRACT OF LAND SITUATED IN W1/2 OF THE SW1/2 OF SECTION 34 TOWNSHIP 1 NORTH, RANGE 70

WEST OF THE 6TH P.M., DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHWEST CORNER OF SAID SECTION 34 FROM WHICH THE W1/4 CORNER OF
SAID SECTION 34 BEARS NORTH 0°02'10" WEST:;

THENCE SOUTH 89°55' EAST, 660.00 FEET ALONG THE SOUTH LINE OF SAID SECTION 34 TO THE
SOUTHEAST CORNER OF THAT TRACT OF LAND CONVEYED TO C. WARREN SLATER AND JANE R.
SLATER AS DESCRIBED IN WARRANTY DEED RECORDED ON FILM 534 AT RECEPTION NO. 783316 OF
THE RECORDS OF BOULDER COUNTY, COLORADO;

THENCE NORTH 00°02'10" WEST, 1062.34 FEET ALONG THE EAST LINE OF THAT TRACT OF LAND AS
DESCRIBED ON SAID FILM 534 AT RECEPTION NO. 783316 TO THE TRUE POINT OF BEGINNING:;
THENCE NORTH 89°55' WEST, 3.74 FEET TO A POINT OF CURVE TO THE RIGHT;

THENCE NORTHWESTERLY 192.39 FEET ALONG THE ARC OF SAID CURVE TO A POINT OF REVERSE
CURVE, SAID ARC HAVING A RADIUS OF 216.00 FEET, A DELTA ANGLE OF 51°02'00" AND BEING
SUBTENDED BY A CHORD THAT BEARS NORTH 64°24'00" WEST, 186.09 FEET:

THENCE NORTHWESTERLY 252.98 FEET ALONG THE ARC OF SAID REVERSE CURVE TO A POINT
TANGENT, SAID ARC HAVING A RADIUS OF 284.00 FEET, A DELTA ANGLE OF 51°02'15" AND BEING
SUBTENDED BY A CHORD THAT BEARS NORTH 64°24'08" WEST 244.70 FEET;

THENCE NORTH 89°55'15" WEST 3.87 FEET;

THENCE NORTH 0°02'10" WEST, 731.09 FEET ALONG THE WEST LINE OF THAT TRACT OF LAND AS
DESCRIBED ON SAID FILM 534 AT RECEPTION NO. 783316 TO THE NORTHWEST CORNER THEREOF:
THENCE SOUTH 89°55' EAST, 396.00 FEET ALONG THE NORTH LINE OF THAT TRACT OF LAND AS
DESCRIBED ON SAID FILM 534 AT RECEPTION NO. 783316 TO THE NORTHEAST CORNER THEREOF:;
THENCE SOUTH 0°02'10" EAST 917.65 FEET ALONG THE EAST LINE OF THAT TRACT OF

LAND AS DESCRIBED ON SAID FILM 534 AT RECEPTION NO. 783316 TO THE TRUE POINT OF BEGINNING;

(FILM NO. 1600, RECEPTION NO. 269142)

PARCEL 1:

ALL THAT PORTION OF OUTLOT "D", "MEADOW GLEN", ACCORDING TO THE RECORDED PLAT THEREOF,
DESCRIBED AS FOLLOWS:

BEGINNING AT THE MOST EASTERLY CORNER OF OUTLOT "D", "MEADOW GLEN", ACCORDING TO THE
RECORDED PLAT THEREOF, THENCE WESTERLY 143.51 FEET ALONG THE SOUTHERLY LINE OF SAID
OUTLOT "D" AND ALONG THE ARC OF A CURVE TO THE RIGHT HAVING A RADIUS OF 108.81 FEET AND
THE CHORD OF WHICH ARC BEARS NORTH 76°40'02" WEST, 133.33 FEET TO A POINT TANGENT; THENCE
NORTH 38°63'00" WEST, 73.00 FEET; THENCE NORTHWESTERLY 41.28 FEET ALONG THE ARC OF A
CURVE TO THE RIGHT HAVING A RADIUS OF 97.00 FEET AND THE CHORD OF WHICH ARC BEARS NORTH
26°41'26" WEST, 40.97 FEET TO A POINT ON THE NORTHERLY LINE OF SAID OUTLOT "D"; THENCE
SOUTHEASTERLY, 63.58 FEET ALONG THE NORTHERLY LINE OF SAID QUTLOT "D" AND ALONG THE ARC
OF A CURVE TO THE RIGHT HAVING A RADIUS OF 284.00 FEET TO A POINT OF REVERSE CURVE ON
SAID NORTHERLY LINE OF QUTLOT "D"; THENCE SOUTHEASTERLY, 173.41 FEET ALONG THE
NORTHERLY LINE OF SAID OUTLOT "D" AND ALONG THE ARC OF A CURVE TO THE LEFT HAVING A
RADIUS OF 216.00 FEET TO THE POINT OF BEGINNING.

Address: 5555 RACQUET LN
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PARCEL 2:
ALL THAT PORTION OF THE WEST HALF OF THE SOUTHWEST QUARTER OF SECTION 34, TOWNSHIP 1

NORTH, RANGE 70 WEST OF THE 6TH P.M., DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHEAST CORNER OF THAT TRACT OF LAND CONVEYED TO MEADOWS CLUB,
INC, BY INSTRUMENT RECORDED AS RECEPTION NO. 060131 OF THE BOULDER COUNTY, COLORADO
RECORDS;

THENCE NORTH 0°02'10" WEST, 13.59 FEET ALONG THE EAST LINE OF SAID TRACT DESCRIBED AS
RECEPTION NO. 060131; THENCE SOUTH 15°00'00" EAST, 73.58 FEET:

THENCE SOUTHERLY, 66.76 FEET ALONG THE ARC OF A CURVE TO THE RIGHT HAVING A RADIUS OF
58.95 FEET TO THE TRUE POINT OF BEGINNING.

PARCEL 3:
ALL THAT PORTION OF THE WEST HALF OF THE SOUTHWEST QUARTER OF SECTION 34, TOWNSHIP 1

NORTH, RANGE 70 WEST OF THE 6TH P.M., DESCRIBED AS FOLLOWS:

COMMENCING AT THE SOUTHEAST CORNER OF THAT TRACT OF LAND CONVEYED TO MEADOWS CLUB,
INC. BY INSTRUMENT RECORDED AS RECEPTION NO. 060131 OF THE BOULDER COUNTY, COLORADO
RECORDS;

THENCE NORTH 0°02'10" WEST, 259.61 FEET ALONG THE EAST LINE OF SAID TRACT DESCRIBED AS
RECEPTION NO. 060131 TO THE TRUE POINT OF BEGINNING;

THENCE NORTH 0°02'10" WEST, 658.04 FEET ALONG THE EAST LINE OF SAID TRACT DESCRIBED AS
RECEPTION NO. 060131 TO THE NORTHEAST CORNER THEREOF; THENCE SOUTH 89°55'00" EAST, 10.00
FEET; THENCE SOUTH 0°02'10" EAST, 601.52 FEET PARALLEL WITH THE EAST LINE OF SAID TRACT

DESCRIBED AS RECEPTION NO. 060131;
THENCE SOUTH 10°00'00" WEST, 57.38 FEET TO THE TRUE POINT OF BEGINNING.

Address: 5555 RACQUET LN
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October 2, 2015

To: City of Boulder Planning Department
From: The Meadows Club, General Manager Bob Shoulders

Meadows Club Management Plan

The Meadows Club has been a Colorado not-for-profit club for more than 40 years and has
served Boulder families and athletes with a neighborhood opportunity for community based
swim meets and tennis tournaments. The club is owned and managed for and by the members
and has been given Tax Exempt status as a 501 (C) (7) entity by the IRS.

The development is governed by a PUD from 1976 and preceded the neighborhood that grew
up around the club. In addition to the two anticipated tennis courts on the northeast border of
the property, and the covering of courts #1 and #2 as detailed in the original PUD; the club
wishes to expand the club house to provide more interior space for the members. There are no
additional memberships being added or additional uses proposed that were not anticipated in
the original PUD. While the club is expanding the size of the clubhouse, there will be no
increase in memberships which are capped at 400 by the club by-laws which are included in this
plan. Note that this is below the allowable of 450 per the original PUD.

With no increase in usage, the current parking lot is more than adequate for the daily needs of
the club; however, four times during the summer, there arises the need for overflow parking
which has previously been absorbed by the grass areas surrounding the parking lot and tennis
courts. To alleviate the parking overflow created by three community swim meets that are
hosted at the club and our 4th of July party, the club has arranged for parking spaces less than
1/3 of a mile away at the Friends’ School located at 5465 Pennsylvania. Meadows will staff the
Friends’ School parking area and actively monitor and manage the parking arrangement on
these four dates which will include providing a drop area for swimmers and shuttle
arrangements back to the club. All of the times and dates included in the written agreement
between the Meadows Club and Friends’ School is included with this management plan. Last
summer went very smoothly with our lot being monitored and shuttle buses provided by
Meadows staff during these events. There was no overflow into our neighborhood and all
communications and execution of this arrangement was well handled by Meadows
management. The club agrees to maintain a parking agreement with the Friends' School or
another nearby property owner for use of overflow parking during future special events, and in
no case will the Club allow for overflow parking to occur within the grass areas surrounding the
parking lot and tennis courts.

Our best estimate of the participants in our swim meets indicates that we probably have about
300 swimmers per home meet which expands to approximately 500 attendees; however, only

about 400 of those arrive by car in approximately 125-130 vehicles. With our current inventory
of 92 spaces and the overflow arrangement with Friends’ School for an additional 60+ vehicles

we should be well within our capacity of parking spaces.

Call Up 1B Page 13
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To actively manage the Friends’ school parking overflow access, we will:

e Communicate in advance via email to all swim team members and the visiting team to
utilize the overflow lot or consider alternative transportation via bike, walking trail or
bus.

e Station a Meadows parking representative at the drop area near our pool gate to direct
swim meet participants to drop their belongings and proceed to either available parking
spaces on site or to the Friends’ school lots.

e Station another Meadows parking representative at Friends’ School to ensure orderly
parking space usage and to communicate via cell phone with the club lot as to
availability

e Have a shuttle vehicle available to bring families back and forth from the overflow lot to
the Meadows should swim meet families not wish to walk

It is important to note that two of our activities, platform tennis and our swimming pool are
calendar opposite seasonal activities. Our pool opens Memorial Day weekend and closes the
weekend after Labor Day. Our platform tennis courts are a winter only sport.

The club is primarily a neighborhood club with nearly a third of the membership living within
walking or biking distance (see included map). As part of our parking overflow plan, we will be
actively encouraging our members and swim meet participants to utilize alternative
transportation to lessen the demand for parking spaces. The club bike parking rack currently
has the capacity to hold over 75 bikes and is being improved with the addition of 10 new city
standard additional spaces and a long term bike parking area. There is additionally an RTD stop
located near the site at Baseline Road and 55™ Street, approximately 1,200 feet away from the
club.

We are not proposing any changes to the existing uses or hours of operation of the building or
site as part of the application or this management plan. The existing Meadows Club outdoor
tennis hours of operation are 7am-10pm seven days a week. The indoor tennis facility hours of
operation are 8:00am to 10:00pm. However, members have keys to the facility and may use the
indoor facility at any time between the hours of 5am and 1lam limited to four people per court
in the existing three indoor courts or five aggregate courts (20 players total) with the new
addition. The pool hours are 7am until 8pm.

We have timers that will shut off the tennis court lighting systems no later than 10pm nightly to
ensure the neighbors surrounding the club can peacefully enjoy their property. To further block
any light from our facilities, the east facing windows of our current indoor tennis courts (#3, #4
and #5) have light reducing shading installed. Similar shading or solid doors are proposed at the
new court windows that face west to neighbors.

Any issues involving noise ordinances will be dealt with proactively.
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e Our swim meets will no longer use a bullhorn to direct meet activities and will rely on
whistles and cowbells to start heats and direct meet traffic.

e Parking lot and tennis court signage will direct members and visitors to be courteous
and keep any yelling or car stereo volume to a minimum.

e Pool parties will be directed in advance to not allow amplified music and to respect the

neighborhood by cleaning their activities up and vacate the space by the pool closing
time of 8 pm.

The Meadows’ staff consists of three full time administration staff, one full time
maintenance/operations director and three full time tennis pros. Additional summer employees
are added for swimming and tennis camps. There will be no increase in staffing associated with
the proposed expansion.

ATTACHMENTS:

1. Parking Study & Parking Agreement
2. Sound Study
3. Lighting Report
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LSC TRANSPORTATION CONSULTANTS, INC.

1889 York Street

Denver, CO 80206

(303) 333-1105

FAX (303) 333-1107
E-mail: Isc@lscdenver.com

April 30, 2015

Mr. Jim Bray

Bray Architecture
1300-C Yellow Pine
Boulder, CO 80304

Re: Meadows Tennis Club
Parking Study
Boulder, CO
LSC #150250

Dear Mr. Bray:

In response to your request, LSC Transportation Consultants, Inc. has prepared this parking
analysis for the Meadows Tennis Club. As shown on Figure 1, the site is located east of 55"
Street to the north of Baseline Road in Boulder, Colorado.

REPORT CONTENTS

The report contains the following: a description of the land use and the typical parking demand
per the 2010 ITE Parking Generation Manual, 4™ Edition for typical operations; an estimate of
parking demand for special events; and the development of a parking management plan for
special events.

LAND USE AND ACCESS

Figure 2 shows the conceptual site plan. The site has access to 55" Street via Racquet Court.
The site includes ten outdoor tennis courts, five indoor tennis courts, and four platform courts.
The outdoor courts are lightly used in the winter and the platform courts are typically not used
in the summer. Typically, the highest number of courts in use at one time is in the summer
with 15 courts available to members. To be conservative, a second analysis is provided
assuming the four platform courts are modified in the future to a use that would be popular
during the summer months.

VEHICLE PARKING

The site has 92 parking spaces available on the site. The nearby Friends School on the north-
west corner of 55™ Street and Pennsylvania Avenue has 54 available parking spaces and is
agreeable to entering into a shared parking agreement if appropriate. Figure 3 shows the
location of the Friends School as well as the recommended pedestrian route between the two
properties.
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Mr. Jim Bray Page 2 April 30, 2015
Meadows Tennis Club Parking Study

ITE PARKING GENERATION DATA

The Institute of Transportation Engineers Parking Generation Manual, 4™ Edition, 2010,
provides data for Racquet/Tennis Clubs. The land use description in the Manual states that
many of the sites sampled may also include ancillary facilities such as swimming pools, whirl-
pools, saunas, weight rooms, snack bars, and retail stores. Table 1 shows the estimated
average parking demand for an average weekday as well for the 33™ and 85™ percentile parking
demand. Excerpts from the Manual are attached.

On an average weekday, with 15 courts in use, the site would generate an average peak parking
demand of about 54 parking spaces, the 33™ percentile demand would be about 46 parking
spaces, and the 85™ percentile demand would be about 62 parking spaces. The data in the
manual suggests the peak parking demand on a typical weekend is only about two spaces per
court.

On an average weekday, with 19 courts in use, the site would generate an average peak parking
demand of about 68 parking spaces, the 33™ percentile demand would be about 58 parking
spaces, and the 85™ percentile demand would be about 79 parking spaces. The data in the
manual suggests the peak parking demand on a typical weekend is only about two spaces per
court.

This data suggests the 92 on-site parking spaces are sufficient to accommodate the parking
demand for a typical day with either the existing peak demand from 15 courts or a theoretical
demand of 19 courts. This is consistent with information provided by the applicant.

For a special event, the estimated parking demand increases to about 130 vehicles based on
feedback from the applicant. A shared parking arrangement will be necessary during special
events to avoid parking issues in the surrounding neighborhood. Typically, there are five to
eight special events per year with three to five home swim meets between June and August, a
Fourth of July picnic event, and the “Meadows Open” tournament in late August.

BIKE PARKING

The club’s current bike parking is being converted to meet city standards. Ten short term par-
king spaces are being provided for club members that typically stay at the club for one to three
hours for tennis or social events. This is an increase from the half dozen currently provided.
In addition, four long-term parking spaces are being provided within the property for secure
storage for those who are concerned about theft and also employees that might be staying for
longer periods. The long-term parking also meets requirements with visibility from the life-
guards, access to locker rooms, and locked /covered storage. This increase in number of spaces
and convenience should promote the already popular bike usage for the club community.

CONCLUSIONS

1. The existing 92 on-site vehicle parking spaces are sufficient to accommodate the estimated
parking demand during an average day.

Call Up 1B Page 17
5555 Racquet Lane



Attachment A - Planning Board Notice of Disposition dated October 15, 2015

Call Up 1B Page 18
5555 Racquet Lane



Attachment A - Planning Board Notice of Disposition dated October 15, 2015

Table 1
PARKING DEMAND ESTIMATE
Meadows Tennis Club
Boulder, CO
(LSC #150250; April, 2015)

Parking Generation Rate (")

Parking Generation Demand

33rd Average 85th

Parking Demand Category Quantity

Percentile ~ Weekday  Percentile

33rd Average 85th
Percentile ~ Weekday Percentile

Maximum Number of Courts in Use at One Time

Tennis Courts @ 15 Courts 3.05 3.56 4.13 46 54 62
Maximum Number of Courts On-Site
Tennis Courts @ 19 Courts 3.05 3.56 4.13 58 68 79
Notes:
(1) Source: Parking Generation, Institute of Transportation Engineers, 4th Edition, 2010.
(2) Land Use No. 491, Racquet/Tennis Club
Call Up 1B Page 19
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Meadows Tennis Club (LSC #150250)
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Friends School

54 Available Parking Spaces

Pennsylvania Ave.

Euclid Ave.

19911G Y159

“9AY 210WERIAG

Aurora Ave.

The route generally follows:

1. North side sidewalk on Pennsylvania Avenue.

2. Cross Pennsylvania Avenue on west side of 55th Street

at raised intersection.

East side sidewalk on Roxwood Lane.

4. Cross 55th Street at raised crosswalk about 200 feet
north of Racquet Court.

w

5. East side sidewalk on 55th Street.
6. Cross Racquet Court.
7. South side sidewalk on Racquet Court.

TRANSPORTATION
CONSULTANTS, INC.

Approximate Scale
Scale: 1'=200'

Figure 3

Pedestrian Route
to Overflow Parking

Meadows Tennis Club (LSC #150250)
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5555 Racquet Lane
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Land Use: 491
Racquet/Tennis Club

Description

Racquet/tennis clubs are privately-owned facilities that primarily.cater to racquet sports (tennis,
racquetball, or squash—indoor or outdoor). This land use may also provide ancillary facilities, such as
swimming pools, whirlpools, saunas, weight rooms, snack bars and retail stores. These facilities are
membership clubs that may allow access to the general public for a fee. Tennis courts (Land Use 490),
health/fitness club (Land Use 492), athletic club (Land Use 493) and recreational community center (Land
Use 495) are related uses.

Database Description

The database consisted of two suburban sites and one urban site. Parking demand at the urban site was
similar to the suburban sites and, therefore, the data were combined and analyzed together.

s Average site parking supply ratio: 3.6 spaces per court (five study sites).
¢ Average number of members; 1,030 (three study sites).
» Average number of employees: 9 (five study sites).

The weekday parking demand data were collected between 4:00 and 8:00 p.m. The Saturday parking
demand data were collected between 5:00 and 9:00 p.m.

The database included two study sites with Saturday parking demand data. The suburban site had six

courts and a peak parking demand ratio of 2.00 vehicles per court between 7:00 and 8:00 p.m. The urban
site had 12 courts and a peak parking demand ratio of 2.00 vehicles per court between 6:00 and 7:00

p.m.

Study Sites/Years

Dewitt, NY (1988); Lake Oswego, OR (1995); Portiand, OR (1995)

Parking Generation, 4th Edition
1B Page 23
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Land Use: 491
Racquet/Tennis Club

Average Peak Period Parking Demand vs. Courts
On a: Weekday

' Statistic eak Period Demand
Peak Period 5:00-8:00 p.m.
Number of Study Sites 3
Average Size of Study Sites 13 courts
Average Peak Period Parking Demand 3.56 vehicles per court
Standard Deviation : 0.90
Coefficient of Variation 25%

Range 3.00—4.59 vehicles per court
85th Percentile 4.13 vehicles per court
33rd Percentile 3.05 vehicles per court

Weekday Peak Period
Parking Demand
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Friends’ Schoo

@ [Will]

6duca+in9 The Whole Child
Head, Hand & Heart

May 1, 2015.

By signing below, Friends’ School and the The Meadows Club agree to the following
terms and conditions regarding the rental of Friends’ School parking spaces as specified
below.

The Meadows Club will utilize Friends’ School parkin§ spaces for overflow parking on
Saturday June 20-" from 7AM-2PM, Saturday June 27" from 7AM-2PM, Saturday July
4™ from 7AM-5PM and Saturday July 18" from 7AM-2PM. Friends’ School agrees to
allow The Meadows Club to utilize a maximum of 60 spaces.

The Meadows Club will provide at least one staff member to manage traffic flow and
parking during all rental periods.

In consideration for the use of these parking spaces, the Meadows Club will allow the
Friends’ School the use of it’s facilities for Friends’ School field day on May 20“‘, 2015,
at no cost to Friends’ School

INSURANCE AND INDEMNITY

Friends’ School assumes no liability with respect to bodily injury, illness or any activities
undertaken under the contract, whether concerning persons or property in the Meadows
Club’s organization or a third party. The Meadows Club shall insure or otherwise protect
itself with respect to bodily injury, illness or any other damages or losses, or any claims
arising out of any activities undertaken under this contract. The Meadows Club will
provide Friends’ School with a Certificate of Liability Insurance with Friends’ School
listed as additional insured.

For all motor vehicles used in conducting activities under this contract, the Meadows
Club shall ensure that the driver is protected by a policy of insurance covering bodily
injury and property damage

The Meadows Club agrees that it shall indemnify and save harmless Friends’ School,
their officers, agents and employees from.

(a) any claims or losses for services rendered by any subcontractor,
person or firm performing or supplying services, materials or supplies in
connection with the performance of this contract; and

(b) any claims or losses resulting to any person or firm injured or
damaged by the erroneous or negligent acts, including disregard of federal and
state statutes or regulations, by the Meadows Club, its officers, employees or
subcontractors in the performance of this contract.

5465 Pennsylvania Avenue + Boulder, Colorade 80303
ph. 303.499.1999 - fax 303.499.1365

Email: info@friendsscheoolboulderor AP L site www friendsschoolboulderorg
5555 Racquet Lane
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February 12, 2015

Mr. Jim Bray

Bray Architecture
1300-C Yellow Pine
Boulder, CO 80304

RE: Meadows Tennis Club (DLAA 15-015)
Dear Jim:

We analyzed the community impact of the platform tennis courts back in 2008. During that
process, we sampled platform court noise at other tennis clubs in Boulder in order to predict the
community noise impact from adding two courts at the Meadows Tennis Club in Boulder,
Colorado. | understand the location that we previously analyzed in 2008 was ultimately not
chosen and the two platforms were placed along the center access lane of the tennis courts. We
understand that the club would like to reclaim this central access as a green-space amenity and
would like to relocate and add two more courts immediately west of the existing location
replacing one of the existing tennis courts.

I used the data and analysis results from our initial survey to arrive at new noise contours as
shown in Figure 1. We understand that the nearest property line is west of the courts at a
distance of 103' from the edge of the proposed new platform tennis courts. These contours
predict the estimated impact of the four platform courts being used simultaneously. The contours
show 5 dBA increments. The estimated sound level at 103' would be 52 dBA.

Design Criteria

The City of Boulder Noise Code limits the noise at a residential property line to be 55 dBA
during the hours of 7:00 a.m. to 11:00 p.m., and 50 dBA between 11:00 p.m. and 7:00 a.m. See
the following link:

https://www.municode.com/library/co/boulder/codes/municipal code?nodeld=TIT5GEOF CHINO 5-9-
3EXDESOLEPR

Based on the predicted level at the property, the estimated noise from the platforms should be in
compliance with the City Code..
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Mr. Jim Bray

February 12, 2015

Page 2

Please call me if you have any questions.
Sincerely,

Mick Barnhardt

encl. Figure 1
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LEGAL DESCRIPTION

PROJECT DIRECTORY

CODE ANALYSIS

Legal Description:

TRACT 2709 & 2709 ALESS A1 & A2 & TR 3627 A &
3627 B 34-1N-70 & PT OF OUTLOT D MEADOW GLEN
REPLAT

Sec-Town-Range:

34-1N-70

Subdivision:

TR, 194-198 MEADOW GLEN REPLAT

PROJECT DATA

PROJECT ADDRESS: 5555 Racquet Court
Boulder, Colorado 80303

PROJECT DESCRIPTION: Addition to existing building

ZONING: RL-2

BUILDING TYPE: 11-B / V-B, Fully Sprinkled

OCCUPANCY: A-3

ZONING

ZONING DISTRICT (MODULE-F) RL-2

MIN. FRONT LANDSCAPE SETBACK 25'

MIN. FRONT PARKING SETBACK 25'

MIN. SIDE SETBACK - FROM STREET 12.5'

MIN. SIDE YARD BULK PLANE N/A

MAX. BUILDING HEIGHT 35'

MAX. BUILDING COVERAGE N/A

MAX. STORIES 3

MAX. FENCE HEIGHT 7

Note: Setbacks vary based on 1976 PUD - No variations are proposed

Parking Calculations:

Parking required per PUD* 92 spaces required
Total Spaces Provided On-Site: 92 spaces
(51 full size, 37 compact,
4 handicap)
*No increase in membership proposed

Accessible Parking Required:
Standard Accessible Space: 3
Van Accessible Space: 1
Accessible Parking Provided:

Standard Accessible Space: 3
Van Accessible Space: 1
Bicycle Parking Required: 0

Short Term Bike Parking Provided: 10
Long Term Bike Parking Provided: 4
Existing Bike Parking: 75 (non-conforming)

Open Space required: ~ 10% = 33,678 s.f.
Open Space Provided:  76% = 254,407 s.f.
Wetland area: 30,083 s.f. / 254,407 s.f. = 12% < 50%

Accessibility:

All Primary functions are accessible.

Existing Square Footage:

Indoor Courts: 21,894 s f.
Club House: 5,036 s.f. (includes locker rooms)
Total Square Footage: 26,930 s.f.

Proposed Square Footage:

AREA 1:

Locker Rooms: 2,795 s.f.
AREA 2:

Indoor Courts: 36,279 s.f.
Club House: 5,639 s.f.

Total Square Footage: 44,713 s.f.

OWNER Meadows Swim & Tennis Club
5555 Racquet Court
Boulder, CO 80303
(303) 494-5069
Contact: Jim Kasic
e-mail: jkasic@comcast.net
CONTRACTOR Wyatt Construction, Inc.
3223 Arapahoe Street
Boulder, CO 80303
(303) 449-1255
Contact: John Wyatt
e-mail: john@wyattconstruction.com
ARCHITECT Bray Architecture, Inc.
1300-C Yellow Pine Ave.
Boulder CO 80304
(303) 444-1598
Contact: Jim Bray
e-mail: brayarch@comcast.net

LANDSCAPE ARCHITECT Nature's Design Associates, LLC
15674 Indiana Guich Rd
Jamestown, CO 80455
(303) 459-3333
Contact: Becky Martinek
e-mail: martinek@hughes.net
CIVIL ENGINEERING Scott Cox & Associates, Inc.
1530 55th street
Boulder, CO 80303
303-444-3051
Contact: Dana Smyly
email: dana@scottcox.com

MECHANICAL /
ELECTRICAL /
PLUMBING ENGINEER

Boulder Engineering, Inc.
1717 15th Street

Boulder, CO 80302

(303) 444-6038 / Fax (303) 442-1176
Contact: Ethan Miley

Email: ethan@boulderengineering.com

SHEET INDEX

SHEET DESCRIPTION

A0.0 Cover Sheet

A0.1 Existing Conditions

C1.01 Preliminary Grading and Drainage Plan
C1.02 Preliminary Utility Plan

L-1 Landscape Plan

L-2 Landscape Details

Al Architectural Site Plan

A2.1 Floor Plan

A3.1 Exterior Elevations

A3.2 Exterior Elevations

A4 Shadow Analysis

E1 Proposed Lighting Site Plan
E2 Existing Lighting Site Plan
E3 Historic Lighting Site Plan

VICINITY MAP

PROJECT
LOCATION

This document is prepared using the 2012 IBC. Al references are to this document unless noted
otherwise. Reference local requirements for a full listing of applicable codes and requirements. The
General Contractor shall reference drawings and specifications for General Requirements.

1. BUILDING CLASSIFICATION
1.1 CONSTRUCTION TYPE Fire Area 1: VB Construction
Fire Area 2: IIIB Construction
An NFPA 13 sprinkler system will be provided throughout

2. OCCUPANCY CLASSIFICATION
2.1 OCCUPANCY GROUP Fire Area 1: A-3 Assembly (Locker rooms)
Fire Area 2: A-3 Assembly (Tennis courts w/o spectator seating)

3. BUILDING AREA/OCCUPANCY

3.1 AREA
Floor area includes the entire area "within the surrounding exterior walls.”
BLDG. | USE AREA
Fire Area 1 \ Assembly (A-3) 2,794
[Fire Area 2 | Assembly (A-3) 41,917
| Total Square Feet 44,711

4. ALLOWABLE HEIGHT/AREA
4.1 HEIGHT - Building Stories
Por Table 503

SPRINKLER
BLDG CONST.TYPE USE MAX. ALLOWED | |1 "oehert ACTUAL
Fire Area 1 VB A3 1 2 1
Fire Area 2 B A3 2 3 1
*Height increase of an additional story with fire sprinkler system per 504.2
4.2 FLOOR AREA CALCULATIONS
FIRE AREA 1 FIRE AREA 2
OCCUPANCY GROUP A-3 OCCUPANCY GROUP A-3
TABULAR AREA - A (TABLE 503) 6,000 TABULAR AREA - A (TABLE 503) 9,500
F P [ w30 F
170 | 218 | 1 967
Tnerease |Ir=| [$53-025]1=053 NORASE |, =
[Aix05] = 3,000 6,555
ooy [Aix3]= 18,000 sy 28,500
AREA PER FLOOR 27,000 AREA PER FLOOR [ 4455
STORIES (504.2) (MAX 2) | 1 STORIES (504.2) (MAX 3) 1
[MAX. ALLOWABLE BUILDING AREA | 27,000 [MAX. ALLOWABLE BUILDING AREA | 44,555

The actual building height (1 story) is less than the
allowable height (2 stories)
The actual building area (2,794 s.£.) is less than the
allowable area (27,000 s.f.)

The actual building height (1 story) is less than the
allowable height (3 stories)
The actual building area (41,967 s.f.) is less than the
allowable area (44,555 s.1.)

5. BUILDING FIRE RESISTANCE
5.1 RATINGS AT STRUCTURAL / BUILDING ELEMENTS

Per Table 601 & 706.4

BUILDING ELEMENT FIRE-RESISTIVE RATING
STRUCTURAL FRAME 0-HOUR
BEARING WALLS 0-HOUR
EXT. NON-BEARING WALLS (NB) 2-HOUR*
INTERIOR PARTITIONS (NB) 0-HOUR
FLOORS & FLOOR/CEILINGS 0-HOUR
ROOFS & ROOF/CEILINGS 0-HOUR
SHAFT ENCLOSURES 0-HOUR
FIRE AREA SEPARATION WALL 2-HOUR

*SEE 5.2 FOR SPECIFIC EXTERIOR WALL RATINGS

5.2 EXTERIOR WALL PROTECTION AND OPENINGS

Per Table 6028 7058

DISTANCE TO | EXTERIOR _|WALL OPENING
WALL PROPERTY WALL PROTECTED
LOCATION LINE (TABLE 602) | (TABLE 705.8)
NORTH 316 -HOUR NO LIMIT
EAST 7 “HOUR 25%
SouTH 230 -HOUR NO LIMIT
WEST 45 -HOUR NO LIMIT

East wall area = 3,080 sf
Area of openings at east wall = 224.1 sf = 7.3% < 25%

6. MEANS OF EGRESS
6.1 OCCUPANT LOAD/ EXITS PER FLOOR

Per Table 1004.1.1 4 1019.1

FLOOR OCCUPANT
FUNCTION AREA OL FACTOR L OAD
BUSINESS AREA 2,168 100 GRO: 2
LOCKER ROOM 2,444 50 GROX 4
EAST COURTS 21,039 50 GRO:X 421
WEST COURTS 15,234 50 GRO! 305
MECHANICAL 335 300 GROSS
ASSEMBLY 3485 15 NET 233
TOTAL OCCUPANT LOAD 1032
6.2 EGRESS WIDTH
MIN. DOOR
neron | occ, [ s s T_Wioritn
3 REQD. PROV.
BUSINESS AREA 22 2 3 - -
LOCKER ROOM 49 2 2
EAST COURTS 421 2 3
WEST COURTS 305 2 2
MECHANICAL 2 1 1
ASSEMBLY 233 2 3
TOTAL 1032

6.3 MISCELLANEOUS REQUIREMENTS

250" Per Table 1016.1
20" Per Sec. 1017.3
Per Sec. 1008.1.2

Maximum Travel Distance:
Maximum Dead End
Door Swing Direction:

Exit llumination: Per Sec. 1006
lumination Emergency Power: ~ Per Sec. 1006
Exit Sign Requirements: Per Sec. 1011
Fire Alarm Requirements: Manual

7. PLUMBING REQUIREMENTS
8.1 OCCUPANT LOAD - Per Code Analysis, Section 6.1 = 591 Occupants
8.2 PLUMBING REQUIREMENTS

Per Table 29022

WATER DRINKING
GENDER cLOSETs |MAVATORIES|  URINALS | FOUNTAINS
+peR 125 +PER 500
REQUIRED 2
MALE | 3 | 2 | 0 -
FEMALE | 3 | 2 | 0 -
PROVIDED 2
MALE 2 4 2 -
FEMALE | 4 | 4 | 0
FAMILY | 1 | 1 [

FAMILY ROOM REQUIRED/PROVIDED PER 1109.21
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N NW 1202
TREE FENCING SHALL
BE A MINIMUM OF
4 HIGH ORANGE.
POLYETHYLENE [Licensed |.r|ln|!clnpc Architecture
TREES UNDER TREES 3" LAMINAR SAFETY CANORY DRIF LINE NATURE'S DESIGN
Q e SR e NETTING CITY OF BOULDER REQUIREMENTS ASSOCIATES LLC
EVERGREEN TREE | DECIDUOUS TREE STAKING PLAN PROJECT DATA: . 15674 Indiana Gulch Rd.
POSTS SETTNG TO PROTECTIVE FENCING TUNNELED AREA [FOTAL LOT SizE 336,781 SF. Vv Jamestown, €O 80455
OPPOSITE SIDE SAME | OPPOSITE SIDE SAME & BURABLE METAL. DURING CONSTRUCTION TOTAL PARKING
"T" OR EQU\\/ALENT\ LOT/DRIVES SIZE 29,334 SF. phone: 303-459-3333
NOTES: TOTAL AREA R e L
‘ e rnk w  ee G JEe——— o oo ot S com
\HHH‘H " WRAP PER SPECIFICATIONS R ol OR PARKING LOT 262,292 SF.
IRUNK PLUME AND Ll ) : POND/WETLAND AREA 30,083 S.F.

N

SEE SPECS FOR PLANTING OF
VINES AND GROUND COVERS.

OUTDOOR BALL COURTS 77,899 S.F.

STRAIGHT \HH“ i

- PROTECTED ROOT ZONE WITHIN THE TOTAL LANDSCAPE AREA 154,310 S.F.
?EEGEEENFSSJV\ETE}—% 3. DETAIL IS TYPICAL IN INTENT ONLY. CANOPY DRIP LINE-ACTUAL FEEDER ROOTS
BLADE ON TREE ‘HHHH Il ‘ EXTEND WELL BEYOND DRIP LINE REQUIRED PROVIDED
RUN DOUBLE STRAND 12 GAUGE TUNNELED AREA
SIDE ‘””HH‘ ‘ WIRE THROUGH GROMMETS IN 2" SECTION DAMAGED ROOT AREA ggggéi S[‘;:JSSCZPEE 103 TREES 118 TREES A
Hm NYLON STRAP. RUN WIRE TO e 515 SHRUBS | 395 SHRUBS
MULCHED POST AND TWIST FOR SLIGHT - 484! 2, trees for
) TENSION
SOD—FREE HHHHHH“HHHH‘ FENGE LoGATON, AT TUNNELING e o
BASE AROUND PROTECTIVE CAP FROM TRUNK. _— = PARKING STALLS 34 93
TREES PER SECURED TO STAKE WHICHEVER 1S GREATER ACCEPTED PRACTICE TOTAL INTERIOR
SPECIFICATIONS SEE SECTION AND SHALL ENCLOSE PARKING LOT m
NOTE:  AVOID TRENCHING IF POSSIBLE. IF UNAVOIDABLE MAKE CLEAN SHARP CUT.
DECIDUOUS | _EVERGREEN LANDSCAPED AREA 1460.5 SF. | 2,435 SF.
PLANT PIT SHRUB SHRUB e JSH LY 2, 1998 PARKING LOT
[VAVSGEQ/‘ES BACKFILL even o RUH CITY OF BOULDER, COLORADO revsD OCT. 17, 2000 LANDSCAPED AREA U Z
AS A PERCENTAGE OF
THAN BALL ROOT LOSS TOTAL PARKING LOT AREA 5% 8.3%
DIAMETER FINISH GRADE WITH R ORAWING NO.
SOD OR MULCH, AR e v TOTAL NUMBER OF TREES m
ROOTBALL TO SEE PLAN - FROM TUNNELING 313 IN INTERIOR PARKING LOT 8 10
= q
E\RN/LSDHEED PLAN TOTAL PERIMETER Q
PARKING LOT
O TES e JULY 2, 1998 LANDSCAPED AREA N/A N/A m
S CITY OF BOULDER, COLORADO - : TOTAL NUVBER OF
LARGER oo o RUH revsen: OCT. 17, 2000 STREET TRLES N/A N/A
A S PROTECTED ROOT oL NNGER OF <
ROOT BALL e o v ZONE AND e re. ALLEY TREES N/A N/A J
TO BE 1"
TOTAL QUANTITY OF
BACKFILL UNDISTURBED SUBGRADE é‘i?g\/fm DRIP LINE 312 NEW TREES PROVIDED 14
REMOVE ALL FOREIGN MATERIALS FROM TRUNK AND BALL GRADE TOTAL QUANTITY OF e
FOLD BACK TOP HALF OF UNTREATED BURLAP EXISTING TREES PROVIDED
LANDSCAPE NOTES
- s JULY 2, 1998 1. THE FOLLOWING SPECIFICATIONS ARE MEANT TO MEET OR EXCEED THE CITY OF BOULDER DESIGN AND CONSTRUCTION STANDARDS.
oA Y- .
CITY OF BOULDER. COLORADO ! WHERE DISCREPANCIES OCCUR, THE CITY STANDARDS SHALL TAKE PRECEDENCE
cHECKED BY:  SRW ’ revsep: OCT. 17, 2000 A\ 2. BEFORE ANY LANDSCAPING ON THE PROPERTY BEGINS, A TREE ASSESSMENT SHALL BE PERFORMED BY CUTTING EDGE TREE CARE
(CHARLEY WAGNER ISA #RM-2359A) TO EVALUATE ALL EXISTING ASH TREES ON SITE FOR EMERALD ASH BORER, AND RECOMMEND
I TREES AND SHRUBS DRAWING NO. TREATMENT AND/OR REMOVAL AND REPLACEMENT. ~ PROTECT EXISTING TREES ADJACENT TO NEW CONSTRUCTION FROM CONSTRUCTION
DIREGTOR OF PUBLIC WORKS TRAFFIC, DAMAGE, AND STORAGE ACCORDING TO CHAPTER 3.05 OF THE CITY OF BOULDER'S CURRENT DESIGN AND CONSTRUCTION
PLANTING DETAIL 3.02 STANDARDS.  ANY IRRIGATION TRENCHING THAT LIES IN THE DRIP LINE OF THESE TREES SHALL BE HAND DUG. ANY NEW UTILITY LINES
SHALL BE TUNNELED, OR THE TREE REMOVED AND REPLACED.
3. ALL NEW TREES AND SHRUBS SHALL BE BACKFILLED WITH A UNIFORM MIXTURE OF 75% EXCAVATED SOIL AND 25% ORGANIC

COMPOST.
' MAPLE TO REMAIN 4. ALL NEW DECIDUOUS TREES SHALL BE STAKED WITH TWO 6' T-POSTS. ALL NEW EVERGREEN TREES SHALL BE STAKED WITH THREE
- NOO 02'1 0"W 731 09' N 2 T-POSTS. ALL POSTS SHALL BE GUYED TO THE TREE WITH 12 GA. WIRE ENCASED IN RUBBER HOSE.
. pni . 5. NEW SOD AREA SHALL BE AMENDED WITH 3-5 CU.YDS. ORGANIC COMPOST TILLED TO A DEPTH OF 6-8". AREA SHALL THEN BE
RAKED TO A SMOOTH GRADE FOLLOWING GRADING PLAN.
6. NEW SOD SHALL BE DROUGHT TOLERANT 3-WAY BLEND.
7. LABELS THAT IDENTIFY THE BOTANICAL OR COMMON NAME OF THE PLANT MATERIAL SHALL BE ON ALL TREES AT THE TIME OF
A - FINAL INSPECTION. _Q
PROTECT EXISTING TREES A T0 REMAN 8. NO TREES SHALL BE PLANTED WITHIN 10' OF A WATER OR SEWER UNE. NO SHRUBS OR TREES SHALL BE PLANTED WITHIN A 10’ :
- DURING CONSTRUCTION RADIUS AROUND FIRE HYDRANTS. ALL UTILITIES SHALL BE LOCATED BEFORE ANY DEMOLITION OR LANDSCAPE CONSTRUCTION BEGINS.
— —_—— LANDSCAPE PLAN TO BE ADJUSTED TO ACCOMMODATE ANY EXISTING UTILITY, p—
- A 9. NEW EDGING SHALL BE 4" METAL WITH SAFETY ROLLED TOP.
A 10NEW MULCH SHALL BE NATURAL COLOR SHREDDED CEDAR WITH NO FABRIC UNDERLAY. -
A 1. EXISTING SHRUBS IN PARKING LOT ISLANDS ARE NOT TO BE PRUNED OR SHEARED UNTIL COMPLETE COVERAGE OF THE MULCH IS - O
ACHEEVED. wn =T
© R
IRRIGATION NOTES : o =
1. A COMPLETELY AUTOMATIC IRRIGATION SYSTEM EXISTS AND SHALL BE MODIFIED TO COVER ALL NEW AND EXISTING LANDSCAPING. ~— 2
2. EXISTING IRRIGATION HEADS SHALL BE MOVED AND/OR REMOVED SUCH THAT TURF IRRIGATION SHALL COVER TURF AREAS ONLY. : L O
DRIP IRRIGATION SHALL BE INSTALLED TO ALL NEW PLANTINGS. ) = 0
‘ 3. THE IRRIGATION SYSTEM SHALL BE DESIGNED SUCH THAT EXISTING TURF AREAS AND NEW SHRUB BEDS SHALL EACH BE ON =
e ‘ ‘ SEPARATE VALVES. B S o
4. IRRIGATION DESIGN SHALL BE SUBMITTED TO THE CITY OF BOULDER WITH THE BUILDING PERMIT APPLICATION. & o
/ \ 3-EX. 16—-24" CAL. AUSTRIAN & =
A PINES TO BE REMOVED 3 =
! | (IMPACTED BY CONSTRUCTION) —| e v =
|| | = 0 =
% ‘ X 8 E
| A
[
‘ H—x
A s A Plan Date:
REMOVE EX. ASPEN DUE" 11/03/2014
TO POOR HEALTH AND
RADE CHANGES. _
-
Revisions:
r A 2/16/2015
o A 05/04 /2015
. : 07/02/2015
&
—
T T Sheet Number:
“a s 4 » RS =
N " et ™ X ESFVTRE W
FERCE L REMOVE EX. BLUE REMOVED BY
s - SPRUCE AND ASH TREE (APPROVED LICENSED
. = [ 1 (FOLLOW CRITERIA FOR  $ARBORIST ONLY.
. ‘ ‘ EAB FOR REMOVAL OF —
R . ASH). CONFLICT WITH
. s NEW CONSTRUCTION AND = P 1B e 37
. . ‘ ‘ NEW GRADT crances. 5555 Racquet Liane LANDSCAPE ARCHITECTURE STAMP
&
1 . :
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LUMINAIRE SCHEDULE GENERAL NOTES
ey | Lamp DESCRIPTION CEIL'G (DEPTH) | MANUFACTURER/ VoLt A, ALL AA FIXTURES ARE TO BE MOUNTED ON THE FENCE
267W LED LED HIGH OUTPUT AREA LIGHT, AUTOMOTIVE FRONTLINE cree SURROUNDING THE PLATFORM TENNIS COURTS.
AA (C::\i457 LUM 20 | opTic, 120 LED, DIE CAST ALUMINUM, 5000K 535) ARE-EHO-AF-HV-12-E-UL 120
NOTES:
NOTIFY ENGINEER OF ANY DISCREPANCIES BETWEEN MODEL NUMBERS AND DESCRIPTIONS PRIOR TO ORDERING
VERIFY CEILING INSULATION W/ GC AND NOTIFY ENGINEER OF ANY IC RATING CONFLICTS PRIOR TO ORDERING DETAIL NOTES THIS SHEET

1. EXISTING HEAD AND/ OR LIGHT TO BE REMOVED.
PHOTOMETRIC CALCULATIONS ARE BASED ON LIGHT
REMOVAL.

Architecture, Inc.

BRAY

1300-C Yellow Pine
Boulder, CO 80304
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Attachment C - Staff's Analysis of Review Criteria

Case #: LUR2014-00095
& LUR2015-00018

Project Name: Meadows Club Expansion

CRITERIA FOR REVIEW Date: October 15, 2015
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.

The subject property has a BVCP Land Use Designation of LR, Low Density Residential and is
consistent with the service area map of the BVCP. Under the BVCP, lower density areas in the
older section of the city consist predominantly of single-family detached structures at a density of
two to six units per acre. The existing land use designation on the subject site was applied along
with a zoning designation of LR, Low Density Residential, when the property was annexed into the
City in 1976. At that time, the Meadows Club was the only existing use on the site. The existing
RL-2 zoning and LR Land Use Designation were applied at that time in order to allow for the
surrounding area to be developed as medium-density residential housing consisting of 125 units.
As part of the annexation and PUD approval, the tennis club underwent a Special Review to allow
for the continuation and eventual expansion of the use within the context of the planned residential
development surrounding it. Acknowledging that the recreational use would not be permitted under
RL-2 regulations, but only as a special use within the PUD, the original PUD approval required that
"Development or modification of the approved recreational facilities (i.e., lighting, covered tennis
courts, club house expansion, parking needs, etc) should be subject to Planning Department
review and approval. Any expansion beyond the existing and proposed recreational facilities being
approved would require additional Planning Board review."

As the use has been approved pursuant to a Special Review and as a PUD, which may be
modified pursuant to Site Review and Use Review amendment standards, the proposal has been
found consistent with the land use map designation for the site.

In addition, staff has found the proposal to be consistent with the following BVCP policies:

2.01 Unique Community Identity

2.14 Mix of Complementary Land Uses
2.15 Compatibility of Adjacent Land Uses
2.17 Variety of Activity Centers

2.30 Sensitive Infill and Redevelopment
3.20 Flood Management

8.07 Physical Health

8.10 Support for Community Facilities

N/A (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
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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:

Not applicable. There are no new residential units proposed.
N/A (i) The density permitted in the Boulder Valley Comprehensive Plan, or,

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 required to meet other site
review criteria.

The project meets a broad range of BVCP policies as well as other site review criteria in an
economically feasible manner. The improvements proposed to the site as part of this project will
complete the expansion of the Meadows Tennis Club as anticipated by the original PUD approval,
and will update the PUD approval to allow for the expansion and renovation of the existing
clubhouse facility. The applicant has indicated that the necessary funding to construct the
proposed improvements has already been obtained.

(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:

¥ (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 existing tennis club property consists largely of outdoor recreational areas (tennis
courts, swimming pool). The proposed landscape improvements would add passive
recreational elements to the existing tennis court area in the form of a new patio for the
clubhouse and a new landscaped area and gazebo structure to the north of the clubhouse
amidst the existing tennis courts. Additional landscaping around the tennis courts and
within the parking area will further enhance the existing recreational facilities.

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

Not applicable, as there are no residential units included in this project.
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¥ _(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 proposed project would maintain all existing healthy, mature trees on-site, and also
preserves the existing southern detention facility while enhancing the drainage facility
located on the north side of the site.

v_(iv) The open space provides a relief to the density, both within the project and
from surrounding development;

The original Meadows Club PUD approval included the provision of a 50-foot easement
surrounding the club on the west, north and east sides which was intended to act as an
open space buffer between the club and the surrounding residential development. The
current proposal adds additional landscaping into the buffer area, and also includes
provisions restricting vehicular parking within the easement. As part of the original
annexation and PUD approval, the owner also created a large outlot which serves as a
central park and open space feature shared by the Meadow Glen residents. The proposed
project would not impact the existing park adjacent to the site, and remains within the
previously established buffer area.

v__(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 majority of the open space provided on site is designed for active recreational
purposes. All facilities are compliant with the applicable industry standards. The intent of
the original PUD approval was to create a residential development oriented around a
central recreational facility, and this project remains consistent with the intent of that facility
to provide recreational opportunities.

¥ (vi) The open space provides a buffer to protect sensitive environmental features
and natural areas; and

The open space easements put in place at the time of annexation and PUD approval for
the subject site continue to act as a buffer between the club and adjacent uses, including
the adjacent natural areas within the Meadow Glen park/ open space area.

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

There are sidewalks connecting the tennis club to 55t Street. It is also possible to access
the club via multi-use paths running from Baseline to the adjacent open space.
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N/A (B) Open Space in Mixed Use Developments (Developments that contain a mix of
residential and non-residential uses)

Not applicable. The Meadows Club itself was originally intended to provide recreational open space
within the context of a mixed use development; however, the residential portion of the development
has since been completed and the club is now under separate ownership and management. The
proposed modifications apply only to the tennis club portion of the development and do not include
the residential component; therefore, the proposed project is not considered mixed use.

N/A (i) The open space provides for a balance of private and shared areas for the
residential uses and common open space that is available for use by both the
residential and non-residential uses that will meet the needs of the anticipated
residents, occupants, tenants, and visitors of the property; and

N/A (ii) The open space provides active areas and passive areas that will meet the
needs of the anticipated residents, occupants, tenants, and visitors of the property
and are compatible with the surrounding area or an adopted plan for the area.

(C) Landscaping

The proposal includes upgrades to the existing landscaping. The existing parking lot landscaping in
the parking area will be upgraded to meet city landscaping requirements, and additional planting
will be provided within the 50 foot open space buffer to further mitigate potential noise and light
impacts.

¥ (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;

The proposal includes several landscaping improvements on the Meadows Tennis Club
site and provides for a variety of plant and hard surfaces (See Landscape Plan, included in
packet as Attachment A)

N/A (ii) Landscape design attempts to avoid, minimize, or mitigate impacts to
important native species, plant communities of special concern, threatened and
endangered species and habitat by integrating the existing natural environment into
the project;

Not applicable, as the subject site is already fully developed and as such does not contain
any known endangered species or habitat.

¥ (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
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The proposal also adds additional landscaping to the buffer area surrounding the site. The
landscaped buffer was required by the original PUD to mitigate impacts to adjacent
residents. The landscaping within the buffer currently exceeds city landscaping and
screening requirements, and will further exceed city requirements following the addition of
new landscaping as currently proposed (See Landscape Plan, included in packet as
Attachment A).

¥ (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.

The proposal includes adding new landscaping to the existing parking area, which is the
only portion of the site that abuts public right-of-way.

(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:

N/A (i) High speeds are discouraged or a physical separation between streets and
the project is provided,

Not applicable, as the street system and site access are already constructed and no new
streets of vehicular circulation features are proposed.

¥ (i) Potential conflicts with vehicles are minimized,;

While the parking area is already existing and proposed remain largely the same, the
proposed project includes landscaping improvements to the parking area which will serve
to slow down vehicles and reduce conflicts with vehicles.

¥ (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 existing development has several connections through and between the property,
including pathways connecting the property to the adjacent residential development and
open space as well as an access easement allowing for public access to the site though
the adjacent residential cul-de-sac to the north of the property.

¥ (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 overall intent of the original PUD approval was to create a residential development
around the existing tennis club so that residents would be provided recreational
opportunities within walking and biking distance. The intent of the original approval has
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largely been successful, as per the applicant’s written statement roughly 1/3 of existing
memberships are located within .75 miles of the site. As part of the requested parking
reduction, the applicant has also indicated that they will communicate to members and
participants via email in advance of special events to encourage alternative modes of
transportation.

v (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;

Per the applicant’s management plan, the club has an existing bike rack which can
accommodate up to 75 bicycles, and is adding an additional 5 u-racks to the site to further
encourage members to ride their bikes to the site rather than drive. The applicant has also
indicated that they will communicate to members and visitors in advance of swim and
tennis tournaments to consider alternative means of transportation. Standard met.

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

As mentioned above, the existing development has several connections through and
between the property, including pathways connecting the property to the adjacent

residential development and open space as well as an access easement allowing for
public access to the site though the adjacent residential cul-de-sac to the north of the

property.
N/A (vii) The amount of land devoted to the street system is minimized; and

Not applicable, as there are no new streets or right-of-way being dedicated through this
proposal.

v (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 well-designed to accommodate both vehicular and bike/pedestrian traffic.
The proposal includes maintaining 92 existing car parking spaces in order to meet the high
demand for parking generated by the existing use, and also provides a total of 85 bike
parking spaces across the site (75 existing plus 5 new u-racks).

(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;

No changes to the existing parking layout are proposed, and the existing parking area has
been deemed to meet the above standard.
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v (i) 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 proposed parking layout represents an efficient use of the land, and uses the
minimum amount of land necessary to meet the parking requirements of the development.

v (iii) Parking areas and lighting are designed to reduce the visual impact on the
project, adjacent properties, and adjacent streets; and

The parking lot landscaping will be brought into compliance with city landscaping
standards, reducing the visual impact of the parking area.

¥ (iv) Parking areas utilize landscaping materials to provide shade in excess of the
requirements in Subsection 9-9-6 (d), "Parking Area Design Standards," and Section
9-9-14, “Parking Lot Landscaping Standards,” B.R.C. 1981.

The proposal includes upgrading parking lot landscaped areas in conformance with the
parking lot landscaping standards. The proposal also adds landscaping buffers in excess
of the required size to the perimeter of the site.

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

¥ (i) The building height, mass, scale, orientation, and configuration are compatible
with the existing character of the area or the character established by an adopted
plan for the area;

The Meadows Tennis Club, part of the Meadow Glen Planned Unit Development (PUD: P-
83-109), was approved by Planning Board and City Council in 1976 and has specific
conditions of approval related to three different portions of the site - Sites 1, 2, and 3. Sites
1 and 3 were developed under low density residential zoning (i.e., LR-D; now RL-2) with a
variety of attached and detached housing units and the tennis club, on Site 2, was
approved as a special use. The original approval of Site 2 permitted the development of a
recreation club house, swimming pool, 16 tennis courts (5 intended for enclosure), and 4
unenclosed paddle courts. The approval also permitted eight tennis courts to have
lowglare outdoor lighting.

The existing clubhouse has not changed since the club was annexed. In 2010, the
Meadows Club completed the enclosure of the three tennis courts located south of the
clubhouse as anticipated in the original PUD approval. The current proposal to enclose the
two tennis courts to the north of the clubhouse would complete the indoor tennis facilities
anticipated by the original PUD approval. The proposed tennis court enclosure has been
designed to be compatible with the clubhouse, and is comprised of single-story, 35’ tall
gabled roof structure with a simple palette of lap siding with a split face CMU base. The
proposed renovation and expansion of the clubhouse would include a new fagade on the
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north elevation, which has also been designed to remain compatible with the existing
architectural character of the site.

¥ (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 for the immediate area;

The proposed tennis court enclosure is 35 feet in height, which is within the maximum
allowable height permitted by the zone district and is consistent with many of the multi-
story residential buildings surrounding the site. The clubhouse will remain as a single story,
and is significantly lower in height than the existing and proposed tennis court enclosures.

¥ (iii) The orientation of buildings minimizes shadows on and blocking of views
from adjacent properties;

As discussed above, the original approval of the Meadows Club and Meadow Glen PUD
incorporated 50-foot landscaped buffers around the tennis club in order to minimize
impacts on adjacent residential properties. These buffers ensure that the new development
anticipated by the original PUD approval will not unduly shade or block views of adjacent
properties. The proposed site and building layout is consistent with the original PUD
approval, and is consistent with existing Solar Access standards.

¥ (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;

The existing tennis club was the first use located in the area that is now the Meadow Glen
PUD, and as such was incorporated into the overall design and character of the
surrounding residential development. The tennis club has served as a defining feature of
the surrounding neighborhood for over 40 years, and the architectural character of the
proposed addition is in keeping with the existing character as well as the intent of the
original PUD approval. The proposed tennis court enclosure and remodeled clubhouse
facade will both incorporate the same lap siding and split-face CMU base that currently
exists on site.

¥ (v) Projects are 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,

This project is somewhat unique in that the intent of the original PUD was to provide a
buffer around the tennis club so that the club and associated visual/ noise impacts would
be separated from the surrounding neighborhood. Given the significant building setbacks
as well as the fact that there is only one small corner of the site that borders public right-of-
way, there is not really an opportunity to locate building frontages along a public street.
The current proposal is in keeping with the intent of the original approval and largely
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honors the previously approved building envelope except for an extension of the
clubhouse building to the north. That being said, the proposed architecture is designed to a
human scale and is appropriate given the existing and proposed uses as well as the
surrounding context.

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

The original annexation agreement and subdivision agreement pertaining to the subject
property included numerous required public improvements which have all been
constructed. No additional public facilities are required or proposed at this time.

N/A (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;

Not applicable. There are no new residential units proposed.

v (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;

While technically this criterion is not really applicable because the proposed project is not
residential, given the surrounding residential context there are a few considerations worth
noting. Given that noise impacts associated with the tennis club have been an issue in the
past (See Attachment C for Background Materials), staff required a noise study by a
licensed professional in order to demonstrate that the new and relocated platform tennis
courts would not violate the city noise ordinance and that any additional noise generated
by the courts would be below the limits permitted at residential property lines (City of
Boulder Noise Code limits the noise at a residential property line to 55 dBA during the
hours of 7:00 a.m. to 11:00 p.m., and 50 dBA between 11:00 p.m. and 7:00 a.m.). The
applicant has provided a noise study predicting the estimated impact of the four proposed
platform courts being used simultaneously. The study shows the estimated sound level at
103’ (the nearest residential property line) would be 52 dBA. Because the platform courts
would cease operation at 10:00 pm per the applicant's management plan, the estimated
sound levels would be within allowable noise limits set forth in the Boulder Revised Code.

¥ (ix) A lighting plan is provided which augments security, energy conservation,
safety, and aesthetics;

The applicant is requesting that existing non-compliant lighting fixtures be allowed to
remain and that the new outdoor lighting proposed for the four platform tennis courts be
allowed to exceed the 30 footcandle maximum lighting level for private recreational uses
set forth in section 9-9-16, B.R.C. 1981 in order to meet IESNA design recommendations
for an outdoor tennis court lit by 20 to 25 ft. floodlights, which specify an average of 50
footcandles and a uniformity ratio of 4: 1 or less. The applicant has provided a lighting plan
and report in support of their variance request.
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Pursuant to section 9-9-16(j), B.R.C. 1981, a request for a lighting variance is processed
through a staff-level administrative review; thus, the lighting variance is not included within
the scope of this review. However, staff has found the proposed lighting plan and report
preliminarily consistent with the lighting variance criteria, and the recommended conditions
of approval for the project include a condition which would require the applicant to submit
an administrative lighting variance request prior to building permit issuance. Based on the
materials provided by the applicant, staff is supportive of the request for a lighting
variance.

The lighting plan submitted with the application shows historic, existing and proposed
lighting levels, and demonstrates that the proposed lighting reduces the average outdoor
court lighting levels by 34% compared to historic levels (from 7.3 average footcandles
historically to 4.8 average footcandles under the current proposal), and reduces the overall
lighting impact on surrounding properties by 44% while providing the minimum IESNA
industry standard lighting levels for outdoor tennis courts. The proposed photometric plan
shows no new impacts on the surrounding property lines from the increased light levels at
the platform tennis courts.

N/A (x) The project incorporates the natural environment into the design and
avoids, minimizes, or mitigates impacts to natural systems;

Not applicable, as the site is already fully developed in an urban context and this does not
contain any significant natural systems.

¥ (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.

The applicant will be required to meet current energy code requirements for commercial
buildings, which include the 2012 International Energy Conservation Code (IECC)
standard as well as the 2010 American Society of Heating, Refrigeration, and Air
Conditioning Engineers (ASHRAE) 90.1 standards, with additional local amendments
requiring a 30 percent increase in performance requirements.

¥ (xii) Exteriors of 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 proposed building materials are in keeping with the existing character of the tennis
club as well as the surrounding neighborhood. The proposed materials include cement
board lap siding on the south and west elevations of the tennis court enclosure and on the
north elevation of the clubhouse, split-face block with accent banding around the base of
the buildings and standing seam metal roofs. These materials are consistent with the
existing structures located on the site, and are in keeping with the character of the
development as set forth in the original PUD approval.
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¥ (xiii) Cutand 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;

As the site is largely built-out, there will be little if any cut or fill needed for the proposed
improvements. The existing grade will be largely maintained, with existing drainage
patterns to be preserved and enhanced.

N/A (xiv) In the urbanizing areas along the Boulder Valley Comprehensive Plan
boundaries between Area Il and Area llI, the building and site design provide for a
well-defined urban edge; and

Not applicable.

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 Il and Area lll, 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.

Not applicable.
N/A (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:

Not applicable. There are no residential units in the existing development and no new residential
units are proposed.

N/A (H) Additional Criteria for Poles Above the Permitted Height

N/A (1) Land Use Intensity Modifications

N/A (J) Additional Criteria for Floor Area Ratio Increase for Buildings in the BR-1 District
¥ (K) Additional Criteria for Parking Reductions: The off-street parking requirements of
section 9-9-6,, "Parking Standards," B.R.C. 1981, may be modified as follows:

Criteria: Upon submission of documentation by the applicant of how the project meets the
following criteria, the approving agency may approve proposed modifications to the parking

requirements of Section 9-9-6, "Parking Standards," B.R.C. 1981 (see tables 9-1, 9-2, 9-3 and
9-4), if it finds that:

Call Up 1B Page 57
5555 Racquet Lane


http://www.colocode.com/boulder2/chapter9-9.htm%23section9_9_6

Attachment C - Staff's Analysis of Review Criteria

For residential uses, the probable number of motor vehicles to be owned by
occupants of and visitors to dwellings in the project will be adequately
accommodated;

Not applicable, as the proposed project does not include any residential units.

. The parking needs of any nonresidential uses will be adequately accommodated
through on-street parking or off-street parking;

Standard met. The site has 92 parking spaces available on the site. The applicant has
provided a Parking Study indicating that 92 on-site parking spaces are sufficient to
accommodate the parking demand for a typical day with either the existing peak demand
from 15 courts or a proposed demand of 19 courts (refer to Attachment A). The study also
indicates that for special events, the estimated parking demand increases to about 130
vehicles based on feedback from the applicant. As recommended by the Parking Study,
the applicant has entered into an agreement with the nearby Friends’ School (located at
the corner of 55t and Pennsylvania, approximately ¥4 mile from the Racquet Ln. entrance
to the project site) for use of 54 off-street parking spaces during special events. This will
provide a total of 146 parking spaces for use during special events, which will be sufficient
to meet the club’s parking needs.

A mix of residential with either office or retail uses is proposed, and the parking
needs of all uses will be accommodated through shared parking;

Not applicable, as the proposed plan is for the expansion of an existing nonresidential use
and does not include any new residential units.

If joint use of common parking areas is proposed, varying time periods of use will
accommodate proposed parking needs; and

Standard met. As discussed above, the applicant has entered into a shared parking
agreement with the nearby Friends’ School which will allow the club to use 54 off-street
parking spaces during special events. The special events (i.e., swim meets and tennis
tournaments) are held on Saturdays, so the school will not be in session during those
times.

If the number of off-street parking spaces is reduced because of the nature of the
occupancy, the applicant provides assurances that the nature of the occupancy will
not change.

Standard met. Staff's support of the proposed parking reduction is partially based on the
nature of the occupancy, as the applicant has provided a Parking Study based on the
existing operating characteristics of the tennis club and has indicated that the proposed
expansion of the club house and enclosure of the tennis courts will not increase the
number of club memberships. Because the use is subject to an existing PUD and Special
Review and is currently prohibited under RL-2 zoning standards, it would not be possible
for the use to change to another type of occupancy without a Site Review Amendment and
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Use Review, in which case the parking requirements would be re-triggered and the new
project would need to demonstrate compliance with city parking standards.

N/A (L) Additional Criteria for Off-Site Parking

USE REVIEW CRITERIA

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

v" (1) Consistency with Zoning and Non-Conformity: The use is consistent with the
purpose of the zoning district as set forth in Section 9-5-2(c), "Zoning Districts Purposes,”
B.R.C. 1981, except in the case of a non-conforming use;

The subject property is located within the RL-2 zone district, which is defined in section 9-
5-2(c)(1)(B), B.R.C. 1981, as “Medium density residential areas primarily used for small-lot
residential development, including without limitation, duplexes, triplexes, or townhouses,
where each unit generally has direct access at ground level.” The existing indoor athletic
facility/ non-profit membership club use is prohibited under current RL-2 zoning district
standards; however, the use was approved through a PUD and Special Review in 1976 as
part of the initial annexation and development of the surrounding neighborhood and is
therefore able to be expanded through the Use Review process of section 9-2-15, B.R.C.
1981.

It should be noted that the use is not considered to be nonconforming per the definition of
nonconforming uses found in section 9-16-1, B.R.C. 1981, which reads:

“Nonconforming use means any use of a building or use of a lot that is not permitted

by Section 9-6-1, "Schedule of Permitted Land Uses," B.R.C. 1981, but excludes a
conforming use in a nonstandard building or on a nonstandard lot; a legal existing use that
has not been approved as a conditional use or a use review use, or a use approved
pursuant to a valid special review or use review approval.”

(2) Rationale: The use either:

v"__(A) Provides direct service or convenience to or reduces adverse impacts to
the surrounding uses or neighborhood;

The existing Meadows Tennis Club has been in its current location for over 40
years. The tennis club was in fact the first existing use of the area that is now the
Meadow Glen PUD. The stated intent of the Meadow Glen PUD was to “provide
125 mixed housing units...which will be situated around an existing recreational
facility at the east edge of the Boulder City limits...The development will surround
a substantial interior landscaped area which will work in conjunction with the
existing recreational facilities.” As such, the existing Meadow Glen neighborhood
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surrounding the tennis club was developed with the intent of using the existing
club as an amenity for residents. The club has served this purpose since the
surrounding residences were constructed, and continues to serve this purpose
today. While not all residents of the meadow Glen PUD are members of the club,
the applicant has indicated that roughly 1/3 of current members are located within
.75 miles of the site. Following the proposed expansion and modifications to the
site, the club will continue to provide recreational and athletic facilities to the
surrounding neighborhood and broader community.

N/A__(B) Provides a compatible transition between higher intensity and lower
intensity uses;

N/A__(C) Is necessary to foster a specific city policy, as expressed in the Boulder
Valley Comprehensive Plan, including, without limitation, historic
preservation, moderate income housing, residential and non-residential
mixed uses in appropriate locations, and group living arrangements for
special populations; or

N/A (D) Is an existing legal non-conforming use or a change thereto that is
permitted under subsection (e) of this section;

v (3) Compatibility: The location, size, design, and operating characteristics of the
proposed development or change to an existing development are such that the use will be
reasonably compatible with and have minimal negative impact on the use of nearby
properties or for residential uses in industrial zoning districts, the proposed development
reasonably mitigates the potential negative impacts from nearby properties;

As mentioned previously, the existing tennis club has been in its current location for over 40 years,
and was a central consideration in the development of the surrounding Meadow Glen PUD. The
original PUD approval included provisions for the phased expansion of the tennis club, and
anticipated the total floor area of the development after the planned build-out (5,650 sq. ft. for the
clubhouse, 40,000 sq. ft. for indoor courts and 2,000 sg. ft. for racquetball courts). The original
approval also set the maximum allowable number of memberships for the club (three hundred fifty
family memberships, fifty single memberships and fifty junior memberships). The current proposal
completes the anticipated build-out of the club (with the exception of the racquetball courts, which
are no longer anticipated to be built) and expands the clubhouse by 3,398 square feet to reach a
total floor area of 8,434 square feet including the existing locker rooms. While the expanded
clubhouse will extend beyond the approved building envelope, the area of expansion is still
situated between the two previously approved tennis court enclosures and will therefore not have
any visual impact on surrounding properties. In addition, the applicant has stated that there will be
no increase in memberships following the proposed expansion (there are currently 400 active
memberships, below the approved maximum of 450), and no changes to the existing hours of
operation. In response to staff and neighborhood concerns regarding the potential for increased
light and noise impacts associated with relocating the existing platform tennis courts and adding
two new platform tennis courts, the applicant has provided a revised Photometric Plan as well as
an updated Noise Study showing that the proposed changes will result in a net reduction in lighting
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levels across the site and that the club will continue to meet city noise standards following the
proposed modifications. In addition, in response to neighborhood concerns regarding parking for
special events, the applicant has entered into an agreement with the nearby Friends’ School for the
use of 54 additional off-site parking spaces during special events. Given that the use has been a
part of the existing neighborhood since it's construction over 40 years ago as well as the array of
supporting documentation that the applicant has provided demonstrating that the proposed
changes to the use will not increase any off-site impacts, staff finds that the location, size, design,
and operating characteristics of the proposed change to the existing development are such that the
use will be reasonably compatible with and have minimal negative impact on the use of nearby
properties.

v'__ (4) Infrastructure: As compared to development permitted under Section 9-6-1,
"Schedule of Permitted Uses of Land,” B.R.C. 1981, in the zone, or as compared to the
existing level of impact of a non-conforming use, the proposed development will not
significantly adversely affect the infrastructure of the surrounding area, including, without
limitation, water, wastewater, and storm drainage utilities and streets;

All of the infrastructure required to serve the proposed development is already existing. The
proposed project will improve storm drainage on site by increasing the capacity of the existing
detention facility and improving infiltration.

v (5) Character of Area: The use will not change the predominant character of the
surrounding area or the character established by adopted design guidelines or plans for the
area; and

The existing tennis club use has been in its current location for over 40 years, and preceded the
existing residential development surrounding it. The character of the area is the result of the
original PUD and Special Review approval, which intended for the tennis club to act as a central
recreational feature around which the residential development would be situated. Given that the
tennis club was a planned integral part of the surrounding development, the request to complete
the build-out of the club as anticipated by the original PUD and expand the clubhouse while
maintaining the existing operating characteristics will not change the predominant character of the
surrounding area.

N/A _(6) Conversion of Dwelling Units to Non-Residential Uses: There shall be a
presumption against approving the conversion of dwelling units in the residential zoning
districts set forth in Subsection 9-5-2(c)(1)(a), B.R.C. 1981, to non-residential uses that are
allowed pursuant to a use review, or through the change of one non-conforming use to
another non-conforming use. The presumption against such a conversion may be overcome
by a finding that the use to be approved serves another compelling social, human services,
governmental, or recreational need in the community including, without limitation, a use for
a day care center, park, religious assembly, social service use, benevolent organization use,
art or craft studio space, museum, or an educational use.

Not applicable. There are no residential units in the existing development.

Call Up 1B Page 61
5555 Racquet Lane


http://www.ci.boulder.co.us/cao/brc/931.html
http://www.ci.boulder.co.us/cao/brc/931.html

Attachment D - October 15, 2015 Planning Board Minutes

CITY OF BOULDER
PLANNING BOARD ACTION MINUTES
October 15, 2015
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:
Aaron Brockett, Chair

Bryan Bowen

John Gerstle

Leonard May

Liz Payton

Crystal Gray

PLANNING BOARD MEMBERS ABSENT:
John Putnam

STAFF PRESENT:

Charles Ferro, Development Review Manager
Hella Pannewig, Assistant City Attorney

Cindy Spence, Administrative Assistant III

David Thompson, Civil Engineer II, Transportation
Chandler Van Schaack, Planner I

Jessica Stevens, Civil Engineer II

1. CALL TO ORDER
Chair, A. Brockett, declared a quorum at 6:05 p.m. and the following business was
conducted.

2. APPROVAL OF MINUTES
On a motion by C. Gray and seconded by A. Brockett the Planning Board voted 5-0 (J.
Putnam absent; J. Gerstle did not vote due to being absent from the October 1, 2015
meeting) to approve the October 1. 2015 minutes as amended,

3. PUBLIC PARTICIPATION
No one spoke.

4. DISCUSSION OF DISPOSITIONS, PLANNING BOARD CALL-

UPS/CONTINUATIONS
A. Call Up Item: Floodplain Development Permit (LUR2015-00090), 505 27" Way
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City of Boulder
BOARDS AND COMMISSIONS MEETING SUMMARY FORM

NAME OF BOARD/COMMISSION: Human Relations Commission

DATE OF MEETING: Oct. 19, 2015

NAME/TELEPHONE OF PERSON PREPARING SUMMARY : Robin Pennington 303-441-
1912

NAMES OF MEMBERS, STAFF AND INVITED GUESTS PRESENT:

Commissioners — Amy Zuckerman, Shirly White, Nikhil Mankekar, Emilia Pollauf, José Beteta
Staff — Carmen Atilano, Robin Pennington

Commissioners absent — None

WHAT TYPE OF MEETING (CIRCLE ONE) [REGULAR] [SPECIAL] [QUASI-JUDICIAL]

AGENDA ITEM 1 - CALL TO ORDER - The Oct. 19, 2015 HRC meeting was called to order at
6:02 p.m. by A. Zuckerman.

AGENDA ITEM 2 - AGENDA ADJUSTMENTS - Move Discussion/Informational Item 6.A.
Boulder Valley Comprehensive Plan to follow Community Participation; move Action ltem 5.B.
2016 Community Event Fund Applications to Discussion/Informational Item 6.A.

AGENDA ITEM 3 - APPROVAL OF MINUTES
A. S. White moved to approve the Sept. 21, 2015 minutes with one edit. E. Pollauf seconded.
Motion carries 4-0. A. Zuckerman abstained.

AGENDA ITEM 4 - COMMUNITY PARTICIPATION (non-agenda action items) — None

AGENDA ITEM 5-ACTION ITEMS
A. 2015 Community Event Fund Reports

1. BarrioE - Postponed to the November meeting.

2. BMoCA - Jordan Robbins and Nicole Dial-Kay reported on the April 25 2015 Dia del Nifio
event. S. White moved to approve. J. Beteta seconded. Motion carries 5-0.

3. Boulder Asian Pacific Alliance — Brenda Pearson and Jasmine Santillan reported on BAPA’s
2015 Boulder Asian Festival held Aug. 8 and 9. N. Mankekar moved to approve pending
receipt of the final budget. E. Pollauf seconded. Motion carries 5-0.

4. Boulder Jewish Festival- Cheryl Fellows reported on the Boulder Jewish Festival held on June
7, 2015. N. Mankekar moved to approve. J. Beteta seconded. Motion carries 5-0.

5. Intercambio Uniting Communities - Lee Shanis of Intercambio and Alison Rhodes from
Boulder Parks and Recreation reported on Building Community and Health Through
African Dance, five events held in 2015. Acceptance of the report was tabled until receipt of
the final budget.

6. Veterans Helping Veterans Now — Jennifer Slater and two other representatives of Veterans
Helping Veterans Now reported on the 2015 Veterans Awareness Series. N. Mankekar
moved to approve. J. Beteta seconded. Motion carries 5-0.

AGENDA ITEM 6 — DISCUSSION/INFORMATIONAL ITEMS
A. 2016 Community Event Fund Applications
1. Boulder Asian Pacific Alliance - Brenda Pearson and Jasmine Santillan presented on
BAPA'’s 2016 Boulder Asian Festival to be held in August.
2. Boulder Jewish Festival - Cheryl Fellows reviewed the proposal for the 2016 Boulder Jewish
Festival to be held in June.
3. Intercambio Uniting Communities - Lee Shanis of Intercambio and Alison Rhodes from
Boulder Parks and Recreation reviewed the proposal for the 2016 Building Community and
Health through World Dance series.
4. Veterans Helping Veterans Now — Representatives reviewed the 2016 proposal for the
Veterans Awareness Series.

Boards and Commissions 3A Page1
HRC 10-19-15




B. Boulder Valley Comprehensive Plan — Courtland Hyser and Lesli Ellis from the Boulder
Valley Comprehensive Plan presented an update on the plan to the commission.

C. Inclusive and Welcoming Community Work Plan — S. White and E. Pollauf participated on
the committee for the Community Perception Assessment consultant selection and A.
Zuckerman and S. White met with consultant Hillard Heintze who is looking at policing in
Boulder.

D. Living Wage Update — C. Atilano gave an update on work of the city staff committee on Living
Wage, which will go to the City Manager in late October.

E. Event Reports — S. White and N. Mankekar attended the League of Women Voters Fair Wages
Breakfast on Oct. 14 where the Living Wage issue was discussed.

AGENDA ITEM 7 - IMMEDIATE ACTION ITEMS — None.

AGENDA ITEM 8 — Adjournment — N. Mankekar moved to adjourn the Oct. 19, 2015 meeting.
E. Pollauf seconded. Motion carries 5-0. The meeting was adjourned at 8:14 p.m.

TIME AND LOCATION OF ANY FUTURE MEETINGS, COMMITTEES OR SPECIAL
HEARINGS: The next regular meeting of the HRC will be Nov. 16, 2015 at the West Senior
Center, 909 Arapahoe Ave.
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CITY OF BOULDER
Boards and Commissions Minutes

NAME OF COMMISSION: Open Space Board of Trustees

DATE OF MEETING: October 14, 2015

NAME/EXTENSION OF PERSON PREPARING SUMMARY: Leah Case x2025

NAMES OF MEMBERS, STAFF AND INVITED GUESTS PRESENT:
MEMBERS: Shelley Dunbar, Frances Hartogh, Molly Davis, Kevin Bracy Knight, Tom Isaacson

STAFF: Jim Reeder, Steve Armstead, Mark Gershman, Bethany Collins, Deryn Wagner, Brian Anacker,
Don D’ Amico, Marianne Giolitto, Kelly Wasserbach, Cecil Fenio, Leah Case, Alycia Alexander

TYPE OF MEETING: REGULAR CONTINUATION SPECIAL

SUMMATION:

AGENDA ITEM 1- Approval of the Minutes

Tom Isaacson moved the Open Space Board of Trustees to approve the minutes from Sept. 9, 2015 as
amended. Kevin Bracy Knight seconded. This motion passed four to one; Molly Davis was absent at the
time of the motion.

AGENDA ITEM 2- Public Participation
Eileen Monyok, Boulder, spoke in regard to the North Trail Study Area (TSA) process and scenarios.

AGENDA ITEM 3- Matters from Staff
Marianne Giolitto, Wetlands and Riparian Ecologist, gave an update on the Boulder Creek Master Plan.

Brian Anacker, Science Officer, gave an update on his role within OSMP.
Steve Armstead, Environmental Planner, gave an update on the North TSA.
Jim Reeder, Trails and Facilities Division Manager, gave an update on ongoing staff projects.

AGENDA ITEM 4- Matters from the Board
None.

AGENDA ITEM 5 — Request for a recommendation to approve the purchase of approximately 24.59
acres of land with one house, associated outbuildings and appurtenant water and mineral rights at
4290 Eldorado Springs Dr. from the Brett D. Trigg Heritage Trust for $1,600,000 for Open Space and
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Mountain Parks purposes. An additional expenditure of up to $100,000 is being requested for
immediate needs.
Bethany Collins, Property Agent, gave a presentation on a possible acquisition.

This item spurred one motion:

Frances Hartogh moved the Open Space Board of Trustees recommend that the Boulder City Council
approve the purchase of approximately 24.59 acres of land with one house, associated outbuildings
and appurtenant water and mineral rights at 4290 Eldorado Springs Dr. from the Brett D. Trigg
Heritage Trust for $1,600,000 for Open Space and Mountain Parks purposes, as well as an additional
expenditure of up to $100,000 for immediate needs. Molly Davis seconded. This motion passed

unanimously.

ADJOURNMENT: The meeting adjourned at 8:16 p.m.

ATTACH BRIEF DETAILS OF ANY PUBLIC COMMENTS:
Two members from the public spoke in regard to the Trigg Property.

TIME AND LOCATION OF ANY FUTURE MEETINGS, COMMITTEES OR SPECIAL HEARINGS:
The next OSBT meeting will be Wed. Nov. 16 at 6 p.m. at 1777 Broadway in the Council Chambers
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CITY OF BOULDER
PLANNING BOARD ACTION MINUTES
October 1, 2015
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:
Aaron Brockett, Chair

Bryan Bowen

John Putnam

Leonard May

Liz Payton

Crystal Gray

PLANNING BOARD MEMBERS ABSENT:
John Gerstle

STAFF PRESENT:

Charles Ferro, Development Review Manager
Hella Pannewig, Assistant City Attorney
Cindy Spence, Administrative Assistant III
Sloane Walbert, Planner I

David Thompson, Transportation Engineer
Beth Roberts, Housing Planner

Jessica Stevens, Civil Engineer 11

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

2. APPROVAL OF MINUTES
On a motion by L. Payton and seconded by J. Putnam the Planning Board voted 6-0 (J.
Gerstle absent) to approve the July 16, August 6, August 20, August 27, September 2.
September 3, and September 17, 2015 minutes as amended,

3. PUBLIC PARTICIPATION
No one spoke.

4. DISCUSSION OF DISPOSITIONS, PLANNING BOARD CALL-
UPS/CONTINUATIONS
A. Informational Item: TECHNICAL DOCUMENT REVIEW: Final Plat for the
elimination of the lot line between Lot 6A and Lot 7A of West Rose Hill Replat A to
create one lot addressed 927 7™ Street. The project site is split-zoned Residential - Low 1
(RL-1) and Residential - Estate (RE). Case no. TEC2015-00028.
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B. Call Up Items: Eben Fine Park rehabilitation and enhancement
Floodplain Development Permit (LUR2015-00077)
Wetland Permit (LUR2015-00078)

None of the items were called up.

S. PUBLIC HEARING ITEMS

A. CONCEPT PLAN REVIEW AND COMMENT: Request for citizen, staff and Planning
Board comment on a proposal to redevelop the property located at 3303 Broadway with
an approximately 83,000 square foot 3-story building multi-use building with below-
grade parking. The building is proposed to include 94 residential units, coffee shop,
community room, fitness center and office space for micro and co-working offices.
Proposed residential units will consist of 55 efficiency units (less than 475 square feet),
23 one-bedroom units and 16 two-bedroom units. The applicant seeks to amend the
Boulder Valley Comprehensive Plan (BVCP) land use designation and rezone the
property to Residential — High 3 (RH-3).

Applicant: Margaret Freund, Fulton Hill Properties
Property Owner: Mental Health Center of Boulder County

Staff Presentation:

C. Ferro introduced the item. C. Ferro stated that the concept plan for 3303 Broadway and the
concept plan for 2801 Jay Road will be heard separately. He clarified that there would be two
public hearings.

S. Walbert presented the item to the Board.

Board Questions:
S. Walbert answered questions from the Board.

Applicant Presentation:
Margaret Freund, with Fulton Hill Properties, 3139 7" St., the applicant, and J. V. DeSousa,
with J.V. DeSousa, LLC, 2510 47" St., the architect, presented the item to the Board.

Board Questions:
S. Walbert, C. Ferro, H. Pannewig, M. Freund and J. DeSousa, answered questions from the
Board.

Public Hearing:

David Rose, 4134 Stone Pl., spoke in opposition to the project.
Maureen Taylor, 4382 Apple Way, spoke in opposition to the project.
Robyn Kube, 4160 Amber Pl., spoke in opposition to the project.

Will LeBoeuf, 2994 23" St. spoke in support to the project.

Greg Smith, 1501 Upland Ave. spoke in support to the project.

Joe Gibbs, 2010 18" St., spoke in support to the project.

Bob Crifasi, 3257 Hawthorn Hallow, spoke in opposition to the project.
Mark Bloomfield, 1720 15™ St., spoke in support to the project.

POl S G . L B3 (e
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13.
14.
15;

16.
17.
18.
19.
20.
21.
22,

Board

Bill Williams, 3320 N. Broadway spoke in opposition to the project.
Tommy Stover, 3310 Broadway St., spoke in opposition to the project.
Tim Ryan, 497 Kalmia Ave., spoke in support to the project.

Amy Webb, 1032 Hawthorn, spoke in opposition to the project.

Robert Webb, 1032 Hawthorn Ave., spoke in opposition to the project.
Judy Nogg, 1182 Juniper Ave., spoke in opposition to the project.

Bill Myeus, with Mental Health Partners, 1333 Iris, Ave., spoke in support to the
project.

Janine Malcolm, 3346 Hickok PL., spoke in support to the project.

Rich Schmelzer, 1080 Juniper Ave., spoke in opposition to the project.
Lisa Jo Landsberg, 2320 Balsam Dr., spoke in support to the project.
Peter Mayer, 1339 Hawthorne, spoke in opposition to the project.

Kevin Gross, 2320 Balsam Dr., spoke in support / opposition to the project.
Evan Manee, 3393 O’Neal Pkwy., spoke in support to the project.

Eric Budd, 3025 Broadway, St., #38, spoke in support to the project.

Comments:

Key Issue #1: Is the proposed concept plan compatible with the goals, objectives and
recommendations of the Boulder Valley Comprehensive Plan (BVCP)? Would the project be
compatible with the character of the surrounding area?

All Board members agreed with the staff’s analysis.

J. Putnam stated that there is a lot to like in the Concept Plan but it presents some real
challenges. This is a good site for residential use. It would be a challenge to find a
public use for this location. He likes the mixed use components with commercial
amenities in the plan. The micro units are also helpful and useful. It is important to note
that there would be no surface parking with this project. He also appreciates the 3™ floor
setback. The city needs more affordable housing. However, his concern is that it may
not be the right location for the proposed development. Proposed density is too high.
The plan’s lack of affordable housing on-site and the provision of required affordable
units off-site are not in tune with the current Comp Plan update. He felt that this building
would stand out awkwardly due to the density in this location. This area is not an area of
change, but a place of greater stability. The neighboring context must be taken into
consideration.

L. Payton supports staff’s conclusions and agrees with the Comp Plan criteria that staff
highlighted. In regards to traffic congestion, she visited the site and recognized the traffic
issues. Because the elementary school attendance area is so large, the lines for the hug-n-
go for the school will not go away and there will be a lot of cars along Hawthorn Ave.
into the future. This is a good site for residential, such as family housing. In addition, she
added that she was not sure that an RH-3 zoning would fit in that area. In her opinion, she
did not think it was a good spot for Commercial because the site is not located at one of
the commercial nodes along Broadway; it should be strictly residential. She is
sympathetic to those that are in need of affordable housing and remarked that they are
competing for housing with highly paid workers from many of the new high-tech firms.
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Finally, in her opinion, this location may no longer be good for public use since the city
purchased the hospital site and may concentrate public uses there.

A. Brockett stated that there is a real need for housing of different kinds for families and
younger people and this project could provide some of that. This is an appropriate site
for some kind of attached housing. He stated that he supports the mixed use aspect of the
proposed plan. Transit access is good for the proposed location. The primary issue is the
proposed density of the site. The applicant is proposing the most intense residential zone
in the city. He does not believe the highest density zone should be used where walking
opportunities are limited. Walk-ability is a key piece of density. Compatibility with the
neighborhood is lacking. Something more of a mixed or medium density project would
be better. Would like to see mixed incomes and families as well. He stated that he would
like to see a project with less density and to have more quality open space which is
lacking. If more density is proposed at this location, he urged the applicant to look at
aggressive transportation management strategies.

B. Bowen agreed with the previous comments. When he looks at the volume, scale and
mass of the project, he does not have any concerns. He likes how the project is proposing
to carve up the volume to make smaller units. Affordability is important and this can be
achieved with smaller units. He stated that he likes how Broadway is evolving and
creating a nice street frontage. He would like to see this happen all along the Broadway
corridor. Perhaps this could be done by changing land use designations all along
Broadway. He stated that there is an issue in the city with providing enough affordable
housing. He agrees with the idea of placing micro units along the corridor and there
needs to be a more diverse spread of unit mix. He stated that is appropriate to have a mix
of apartments and family oriented units. His concern focused on the number of cars, not
the number of people in that location. He stated he would be more in favor of the
Concept Plan if the parking were reduced to offering half a parking stall, rather than 2 per
unit, for example. Architecturally, the site plan is well resolved. The arrangement of
uses makes sense and he likes mix of uses. The coffee shop is great idea and good to
include. He proposed the next step would be to find the right zoning to accommodate the
project.

L. May stated that he generally agrees with the previous comments and staff. He stated
that the mixed use is good idea in this location and high density housing is appropriate.
He doesn’t agree with the review process in general, not specific to this project. He
stated that these types of decisions need to be resolved at the comprehensive level
through the BVCP. A vision for Broadway needs to be developed with heavy
engagement with the neighborhoods. That, in turn, will give a predictable path to the
neighborhoods and developers for what may happen in the future. L. May stated that he
would like to see this addressed at the Comp Plan update generally for the Broadway
corridor, and then have the applicants come back with a proposal that fits the new vision.
Currently this Concept Plan does not comply with the Comp Plan, however if the Comp
Plan is revised, it may comply.
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C. Gray agrees with L. May’s comments regarding the Comp Plan and looking at it from
a comprehensive standpoint. The zoning proposal is incompatible with the surrounding
residential area. The type of zoning C. Gray sees as more compatible for this area would
be a product that would meet the needs, as identified by in-commuters, for families (i.e. a
single-family residence, townhome or duplex). This plan should have unites attractive to
families since the proximity is close to a school. In regards to affordable units in the
community, ideally inclusionary housing requirements should be met on-site by all
projects. However, the code does not allow for the Planning Board to know what the
developers’ plan is to meeting the inclusionary housing requirements are until the permit
is picked up. In regards to the open space issue brought up by a member of the public,
she stated that the city’s open space and growth management policies have put pressure
on housing; however, it has created a compact community that has allowed the city to
develop a good transportation system, etc. Another thing that has put pressure on
development is the popularity of the University of Colorado that has a lack of housing for
the students. We must work with them to house students, faculty and staff. In terms of
this Concept Plan, the Public zoning is not compatible with the proposed project, but it is
compatible with residential, public and non-profit use.

Key Issue #2: Flood

L. Payton asked whether historical flooding events should be considered in our analysis
of this project, since we know that this site floods from existing data and photos. The
proposed parking garage would be affected by a flood despite the proposal to build under
the regulations of the 100 year floodplain. She stated that it could wait for site review to
discuss what is realistic.

o S. Walbert stated that under the current regulations, the developers would have to
flood proof the garage. It would need to be demonstrated that water would not enter

the garage.

J. Putnam stated that the Planning Board will be looking at site review and Comp Plan
criteria. The Board would need to look at spillover affects in neighboring properties.
Flooding is something that the Board will need to evaluate in future reviews.

L. May stated that when the Board looks at the criteria modifications, whether they are in
the Boulder Revised Code or the Comp Plan, the Board will need to review the flood
criteria. Look at history of what has flooded and if it can still be affected. This has not
been adequately reviewed.

Summary of Concept Plan:

The Board agreed that there is a general interest in seeing residential at the proposed location.

Nearly all Board members were in favor of multi-family residential. A lower intensity is
recommended by the Board for compatibility with the existing neighborhood. From a flood

perspective, the Board felt it was critical to look at those issues carefully. There was a general

feeling that RH-3 was not an appropriate zoning for this site. The Board agreed that undertaking

a study or perhaps policy revisions in the Comp Plan would be necessary; however, this would

put this project on hold until the changes could be made. The Board offered that they are in
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support of a sub-community plan that included a vision for the Broadway corridor going
forward. In regards to zoning, the Board suggested a zone in which calculations are based on
open space or parking, rather than dwelling units per acre. Overall, the Board was very
supportive of staff’s position and, while the Board agreed that this is a suitable place for
residential development, it is probably more suited to medium density, not high density

development.

B. CONCEPT PLAN REVIEW AND COMMENT: Request for citizen, staff and Planning
Board comment on a proposal to redevelop the property located at 2801 Jay Road with a
multi-family residential development consisting of 94 units in eight buildings. The
development is proposed as a receiving site to accommodate required affordable housing
from a companion development at 3303 Broadway. The applicant seeks to annex the
property to the city with Residential - Mixed 2 (RMX-2) zoning and amend the Boulder
Valley Comprehensive Plan (BVCP) land use designation.

Applicant: Margaret Freund, Fulton Hill Properties
Property Owner: Colorado District of the Church of the Nazarene

Staff Presentation:
C. Ferro introduced the item.
S. Walbert presented the item to the Board.

Board Questions:
S. Walbert answered questions from the Board.

Applicant Presentation:
Margaret Freund, with Fulton Hill Properties, 3139 7" St., the applicant, and J.V. DeSousa,
of J.V. DeSousa, LLC, 2510 47" St., the architect, presented the item to the Board.

Board Questions:
S. Walbert, C. Ferro, H. Pannewig, M. Freund and J. DeSousa, answered questions from the
Board.

Public Hearing:

Carlos Espinosa, 2892 Jay Rd., spoke in opposition to the project.
Maureen Taylor, 4382 Apple Way, spoke in opposition to the project.
Robyn Kube, 4160 Amber Pl., spoke in opposition to the project.
Heather Hosterman, 2823 Jay Rd., spoke in opposition to the project.
Wyley Hodgson, 2823 Jay Rd., spoke in opposition to the project.
Mick Shopnizz, 2503 Sumac Ave., spoke in opposition to the project.
David Ralph 13246 Humboldt Way, spoke in support to the project.
Andrea Grant, 4384 Apple Ct., spoke in opposition to the project.
Paul Strupp, 4192 Amber Pl., spoke in opposition to the project.

10 Margaret Bruehl, 4192 Amber PL., spoke in opposition to the project.
11. Paulina Hewett, 2865 Jay Rd., spoke in opposition to the project.

12. Jann Scott, 4145 Autumn Ct., spoke in opposition to the project.
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13. Peter Galvin, 4259 Sumac Ct., spoke in opposition to the project.
14. Matthew Karowe, 2825 Jay Rd., spoke in opposition to the project.

Board Comments:

Key Issue #1: Is the proposed annexation, initial zoning and concept plan compatible with
the goals, objectives and recommendations of the Boulder Valley Comprehensive Plan
(BVCP). Would the project be compatible with the character of the surrounding area?

C. Gray agreed with staff’s comment that the proposed use would be inconsistent with
the Comp Plan’s goals and objectives (specifically policies 2.10, 2.05 and 6.12). It would
be better to address development of this property as part of the Comp Plan update, similar
to the comments under Agenda Item 5A for 3303 Broadway. The proposed concept plan
is incompatible with the surrounding land uses. The higher density proposed is too much
and would be incompatible.

L. May agreed with C. Gray. He questioned staff as to the history of this parcel being
located in Area II. In looking at this area and how it is defined by the roadway, he
suggested that this should be moved to Area III based on the typography.

o S. Walbert answered L. May’s question and said that it has been located in Area
II for a number of years, because the existing church was considered to be “urban
development.” The exact amount of years is not known at this time.

B. Bowen stated it is difficult to define what the best development would be in the
proposed area. If development were done at this corner, a mixed income affordable
housing would be a good fit for that site. However, maybe not at the density proposed. In
term of design, there are some good comparisons to the newer modern developments.
Specifically, the Holiday housing area was a lot more fine-grained in nuance than this
proposal. The big parking lot design is not the right solution for this project. He
suggested moving the parking to the east side of the property, running all buildings on an
east/west axis and possibly incorporating a passive solar access project. In addition, the
developer should allow for more ground level apartments. The density proposed now is
more that can be accommodated at this location. The applicant should consider an
“agriburbia” type development.

A. Brockett agreed with B. Bowen. Housing is the right use for the proposed parcel and
mixed income would be a good way to go. He also liked B. Bowen’s village concept
which he mentioned. There are no services in the immediate vicinity of the location.
Therefore the proposed density should be reduced.

L. Payton agreed with the staff analysis. She stated that she is not sure housing is the
right use for the property. She would like to look at this property in the context of the
Comp Plan update and use more of a community process to help determine what should
be developed at the location. With regard to density, the proposal violates the urban to
rural transect. This location is not near employment or transit; therefore, it is not a
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suitable site for affordable housing. People would be required to have a car to get around
from this location. In regards to the materials proposed, she stated that they are not of
good quality but appreciates the mixed housing types proposed. She stated that she did
conduct a site visit and accessing the site in a car was “terrifying” with the traffic.

B. Bowen commended the designer for the simple and elegant architecture.

J. Putnam agreed with B. Bowen. He stressed that connectivity is a major issue and that
the site is isolated by the current infrastructure, from a pedestrian and bicycle perspective.
The 205 transit route is only a “thin lifeline” to the site. Even with an enhanced design
concept, as described by B. Bowen, the applicant would need to put a lot of thought into
the infrastructure and connectivity to the site. Fixing the Jay Rd. and 28" St. intersection
would take a lot of thought and a lot of money. Given that annexation is a discretionary
act on the part of the city, development of the property would be done as part of a larger
plan. It would be better to determine through a plan whether this property is going to the
edge of urban development or located in the middle of a larger development in the
future. At this point, it is hard to plan for both possibilities.

Summary of Concept Plan:

In general, the Board agreed with staff’s analysis in the memorandum. The Board agreed they

would support a lower density development, including the property as part of larger Comp Plan

strategies and possibly converting the location from Area Il to an Area IIL

6.

7

8.

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

DEBRIEF MEETING/CALENDAR CHECK

ADJOURNMENT

The Planning Board adjourned the meeting at 10:17 p.m.

APPROVED B

Board Chair

[0/15/15

DATE
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