
 

 

 

 

January 16, 2014 

Chandler Van Schaack 

City of Boulder Planning 

1739 Broadway 

Boulder, CO 80302 

Re: Baseline Zero Concept Submission 

Dear Mr. Van Schaak: 

I am writing on behalf of Namaste Solar to express our support for the sustainability measures of the Baseline Zero Concept 

Submission. 

Namaste Solar is one of the longest-standing and most experienced solar PV integrators in Colorado. Since our first Boulder office 

opened in 2005, we have installed more than 2,700 stand-alone systems, totaling over 25 MW of solar electricity. Typically, when we 

are asked to participate in a new development such as Baseline Zero, the renewable energy component is either an “alternate 

concept” that will likely be cut from the budget, or a nominal system that represents an artificial token of sustainability. The solar PV 

system in the Baseline Zero Concept Submission is both the largest rooftop system that we have seen planned for a new 

development and a fundamental component of the overall design concept. By integrating such a significant system into his initial 

design, Bruce Dierking is clearly taking an aggressive approach to sustainability and setting a new standard for development in 

Boulder.  

As advocates of responsible system design, it is also important to us that all aspects of a system are considered before the design is 

finalized. In other words, a system should be designed in order to maximize electrical production while simultaneously considering 

its aesthetic impact on the surrounding community.  Having worked with Mr. Dierking on his solar PV system at Hazel’s Beverage 

World and his plans for the system at Baseline Zero, it is clear that he is receptive to design-related feedback and understands the 

importance of  both the aesthetic and production-related aspects of the system.  

As solar PV experts and members of the Boulder business community, we believe that it is of critical importance to incorporate 

significant renewable energy systems into new developments in Boulder. The current Baseline Zero Concept Plan sets a clear 

example in this regard. 

Sincerely, 

 

Ben Griffin 

Co-Owner | Commercial Project Developer 

303.447.0300 x 217 | ben.griffin@namastesolar.com  

 

         
4571 Broadway Street | Boulder, Colorado 80304 

3330 Larimer Street, Suite 1A | Denver, Colorado 80205 

303.447.0300 | fax 303.443.8855 | NamasteSolar.com  
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ATTN: Boulder Planning Commission  
 
January 15, 2014 
 
 
RE: Baseline Zero Development Concept Plan Review 
 
I am writing in response to the Concept Plan Review of the proposed Baseline Zero 
Development. My letter will focus on parking related issues and making the development more 
appropriate for the neighborhood context. 
 
First of all, parking management and TDM programs are essential. Prioritizing free parking 
amounts to reward excessive reliance on the automobile. If Boulder is to maintain or reduce SOV 
trip from its already low 52% level (Boulder Valley Employee Survey), parking reductions and 
TDM can assist in this. Excessive parking will increase rental prices by $10,000 – 20,000 per 
structured parking space- coming to $3.8 million – $7.5 million by not allowing for the requested 
375 parking spaces reduction. Parking amounts should more closely reflect the fact that only 
52% of Boulder employees drive as compared to the traditional engineering standards that 
account for the average of 91% of Americans who drive across the U.S. Progressive 
Transportation Demand Management ideas such as Parking reductions and TDM (Ecopass 
provisions, showers, Guaranteed Ride home programs, Zip Car ) are essential and are a natural 
fit with a building that is trying to be Net Zero. Steeper reductions in parking could be justified 
if: 1) paid parking is mandated and 2) a neighborhood parking program would be implemented to 
prevent spillover parking. 

 
Second, the developer and the community need to think more creatively about a cost effective 
way to bring neighborhood retail in conjunction with office space to this location. I have heard 
that a purely neighborhood retail option would not be likely given the likely costs of this new 
purchase and in relation to the existing lower rents at BaseMar. Allowing increased square 
footage through height allowances might bring the costs of retail and office down to the point 
where another desirable restaurant could be co-located – a demand that seems insatiable in South 
Boulder given the  popularity and success of such places as Southside Walnut, Under the Sun, 
Murphy’s, Southern Sun, etc. 
 
Thanks for your efforts to help Boulder achieve it’s TMP goals of 25% SOV trips by 2025! This 
is another development that might help to achieve that. 
 
Sincerely, 
 
Eric Stonebraker 
285 S 42nd Street  
Boulder CO 80305    
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Van Schaack, Chandler

From: Stephanie Iannone 
Sent: Tuesday, January 14, 2014 11:35 PM
To: Van Schaack, Chandler
Subject: Support for the proposed Baseline Zero project

Hi Chandler, 
 
My name is Stephanie Iannone. I own Housing Helpers and the commercial building located at 2865 Baseline Road. We have 
been in this location since 1999. I wanted to appear in person at the Planning Board hearing to speak in support for the 
Baseline Zero project but have small children which prevents me from attending evening events. I feel strongly in favor of the 
development and ask that this letter be accepted in place of a personal appearance. 
 
Our area is in need of revitalization and I commend the developer for taking on the project. I have watched most other areas 
in our City progress and improve over the years while Baseline has stood still in time. I was so happy with the development of 
Baseline Crossing across the street from us as it brought new life to Baseline and improved the image of the neighborhood. 
Our neighborhood has a serious vagrant problem. According to the Police Department, it is one of the worst in town. We face 
vandalism, public indecency, and threats to our employees, customers and property on a daily basis as a result. I believe that 
redevelopment of our area will be a key contributor to finally remedying this problem. Baseline Zero will clean up a blighted 
area and contribute to the long term sustainability of our neighborhood. Since we are anticipating more housing to the North 
and Baseline Crossing brought more restaurants to our area, I think the planned office space and hotel uses will add a nice mix 
to the development that has occurred and is anticipated.  
 
The developer of Baseline Zero is the same developer who built Baseline Crossing. They have been a great neighbor and have 
shown consideration for those of us who have been in the area for a long time. I feel even better about this development 
knowing that Bruce Dierking and his partners are behind it. They are local people who love Boulder and want to continue to 
make it a better place for all of us. I am really excited about this project and hope that Planning Board approves it. 
 
Thanks for your consideration, 
 
 
Stephanie Iannone, ABR, CNE 
  
Owner/Managing Broker 
Housing Helpers of Boulder, LLC 
2865 Baseline Road  
Boulder, CO  80303 
www.housinghelpers.com 
  
 "A Top 100 Woman-Owned Colorado Company"  
  
 

 
 
  
     REAL ESTATE * CORPORATE HOUSING 
RENTAL LOCATING * RELOCATION SERVICES            
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Van Schaack, Chandler

From: Timothy Orr 
Sent: Tuesday, January 14, 2014 3:49 PM
To: Van Schaack, Chandler
Cc: Laurie Keith
Subject: Baseline Zero project

Dear Mr. Van Schaack and the City of Boulder, 
 
My wife and I live in Martin Acres, quite close to the proposed Baseline Zero project. We 
wanted to send you a quick note saying how excited we are by the project and eager to 
learn more about it. We now live at the corner of 29th and Dahlia; previously we lived on 
Moorhead near Elm. It's been three years living in Martin Acres and we love it.  
 
The current situation of the site where Baseline Zero is proposed is nothing short of an 
eyesore. A parcel dedicated to abandoned businesses, junk food, cheap liquor, car repair, 
and Uhaul rentals. The vacant lot next to Skunk Creek is a campground for vagrants, 
some of whom are violent. (We've been accosted in the tunnel underpass below 27th 
Way--twice. I have no sense of humor about that when pushing my small baby in a 
stroller.)  
 
We would very much like to see where this proposal for Baseline Zero goes. It looks like a 
wonderful redevelopment of this dilapidated collection of lots. My wife and I would 
appreciate having a hotel within walking distance for visiting family. Connecting up the 
bike path would be excellent, too. I don't know what the parking or traffic impact might be, 
but I figure that's where the expertise of the City evaluating the proposal becomes very 
valuable; much more so than my amateur predictions. 
 
Thanks for your time, Chandler. I just wanted you to know there are other voices in Martin 
Acres that are positive about this redevelopment and want to see this proposal move 
forward. 
 
Yours, 
 
Tim Orr & Laurie Keith 
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Van Schaack, Chandler

From: k shanafelt 
Sent: Tuesday, January 14, 2014 12:11 PM
To: Van Schaack, Chandler

Hi,  
 
I'm a Martin Acres resident and I'm not sure I'll be able to make the meeting Thursday.  
 
I just want to go on record as strongly opposing this project. I can't imagine what the traffic will be like and it's 
going to change the character and livability of one of Boulder's last (sort of) affordable neighborhoods. 
 
 I don't think the developers should be able to get around the height and parking regulations. They are in place 
to make every neighborhood a desirable place to be.  
 
Thanks for taking my input and helping us to protect our cherished neighborhood character.  
 
Kelly Shanafelt 
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Van Schaack, Chandler

From: Jacqueline Dayton 
Sent: Tuesday, January 14, 2014 8:10 AM
To: Van Schaack, Chandler
Cc: president@martinacres.org
Subject: Question about Concept Plan application

Hello Mr. Van Schaak: 
  
I am unable to attend the January 16th meeting but since I live on 29th street and feel VERY strongly against 
the project I'd like to know how I can contribute in anyway. Students already park in our neighborhood and 
having a hotel plus offices will not work for a neighborhood that already needs off street parking due to having 
either no garage or one tiny one. I've been told the area is zoned to be useful to the neighborhood. I use the gas 
station and Grease Monkey regularly. How is taking that away and putting a hotel going to help the people that 
live there? Where are we supposed to get gas? Going to Table Mesa is the opposite direction for many of us on 
our way to work.  
  
I feel most strongly against 1) the hotel and 2) removing the gas station. Please let me know what I can do to be 
heard since I live right around the corner from this proposed project.  
  
Jackie Dayton 
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Van Schaack, Chandler

From: Neil Kolwey
Sent: Sunday, January 12, 2014 3:08 PM
To: Van Schaack, Chandler
Subject: new development near Moorehead and 27th

Hi Chandler, 
 
I am a resident and home owner in Martin Acres. My house is at 110 S. 32nd St. I am concerned about the new proposed 
development by West Baseline Investors.  
 
I am not opposed to re-developing the site being proposed. But I am concerned about the overall size of this development 
and its impacts on traffic and congestion near my neighborhood. I offer the following comments: 
 
1. I am also concerned about the overall size of the development and the impacts on traffic on Moorehead and possibly 
down my street as a way to get from Moorehead to Broadway. I suggest denying the request for the height variance.  (I 
understand the request is for 55 ft. rather than the current maximum of 35 ft.).  
2. Also to help limit the overall size, I also suggest denying the request for the variance in the minimum required front yard 
setbacks of 20 feet.  
3. I think the hotel will be mostly out of town visitors renting cars. Therefore, I encourage you to deny the request for the 
variance in the minimum code-required parking for the hotel.  
 
Thank you 
 
Neil Kolwey  
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Van Schaack, Chandler

From: Diane Coulter
Sent: Friday, January 10, 2014 7:04 PM
To: Van Schaack, Chandler
Subject: BaselineZero Concept Plan

Dear Mr. Van Schaack, 
I am unable to attend the Planning Board meeting on January 16th and would like to express my 
views  
on the proposed development of BaselineZero. I have lived on 28th Street in Martin Acres for almost 
30 years 
and have been a regular customer at several of the retail stores that were formerly or are currently 
located in 
the properties that may be replaced by a large office building and hotel.  This seems like an absurd 
location for 
the office building instead of the retail spaces.  Also, the hotel (100 rooms) seems very large for this 
space.  The plans 
for extremely limited parking areas would likely cause a major neighborhood traffic/parking problem. 
                                                                                       Sincerely, 
                                                                                       Diane Coulter 
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Van Schaack, Chandler

From: Catherine Dawson-Laframboise 
Sent: Wednesday, January 15, 2014 7:01 PM
To: Van Schaack, Chandler
Subject: Baseline Zero 

 
 
 

Dear Chandler, 
 
I have been advised to direct my concerns about Baseline Zero to you and your office.  My 
husband and I are 22 year residents of Martin acres and live on 31st Street between Moorhead 
and Ash. 
 
Our concerns and feedback are as follows: 
 

 The height code request is NOT OK nor is the request for less parking spaces and less 
easement.  This is NOT a commercial area such as 30th Street where variances have been 
granted. We walk and ride bikes in our neighborhood and these two projects encourage 
neither one from us.  They are for commuters and it is fantasy thinking that less cars will 
be driven and less parking needed. 

 

 Traffic problems already exist, especially the left turn onto Moorhead from 27th Way 
(which will be horrible with hotel and tech people coming in from 36), and turning left 
onto 27th Way from Moorhead. 

   31st Street already has speeders cutting through to Ash for Broadway access and we 
have many families with babies and small children.  It will be far more dangerous as more 
neighbors and the added employees and     
   commuters use this first cut-through street between Moorhead and Broadway. 
 

 The current businesses and now-defunct carwash at least serve or served our 
neighborhood.  There is nothing in this project that makes it a neighborhood-friendly 
enterprise.  In fact, it will block our North and Northwest views of the mountains from 
Moorhead and create shading in areas that will cause even more traffic danger as well as 
overwhelm our modest neighborhood homes; things the height codes were created to 
prevent. 

 
Respectfully, 
 
Catherine Dawson-Laframboise 
George Laframboise 
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Van Schaack, Chandler

From: Jonathan Wise 
Sent: Thursday, January 16, 2014 12:31 AM
To: Van Schaack, Chandler
Subject: Baseline zero comments

Baseline Zero sits at the intersection of several well‐trafficked bicycle routes‐‐‐I myself 
commute through it daily between Martin Acres and the University of Colorado‐‐‐and I want to 
make sure that the development takes into consideration the safety and convenience of the 
cyclists who use those routes.  Will increased traffic make roads less safe for bicycles?  
Will we have a convenient way to get across the 27th & Baseline intersection?  The situation 
is far from ideal at present, and I hope that a specialist in the design of bicycle 
infrastructure will be consulted in the project to make the site more‐‐‐and not less‐‐‐
bicycle friendly. 
 
Thank you for your attention. 
 
Jonathan Wise 
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       January 7, 2014 
 
 
 
Dear Mr. Van Schaack, 
 
 
I am writing in regard to the proposed development at Moorhead and Broadway.  
I am strongly opposed to the development currently under consideration for the 
following reasons: 
 

1. The size of the development is inappropriate for this quiet residential 
neighborhood. 

2. The propose height of the buildings is totally out of synch with the 
neighborhood.  

3. The increase in traffic will negatively impact the quality of life in Martin 
Acres. 

4. The number of proposed parking spaces is totally inadequate.  
5. There is absolutely no need for a hotel in this neighborhood.  There are 

two to three hotels/motels within walking distance of this proposal. 
6. There are no services that would benefit the neighborhood in the 

proposed development.   
7. The removal of the Boulder Gas station is a reduction in neighborhood 

services. 
8. The proposed bike path is dangerous. 
9. The profits of these developers will not benefit the people living in Martin 

Acres. 
10. Any expansionistic wish of CU should not be served by expansion into 

Martin Acres. (see #4) 
11. Traffic will increase on side streets impacting the quality of life, including 

the safety of children who now feel safe on our neighborhood streets. 
 
In the greater plan for the future of Boulder, there should be more consideration 
of the preservation of current neighborhood ambience and boundaries.  I find it 
especially interesting that one of the last affordable middle class neighborhoods 
in this city was not adequately informed of this proposed development.  The 
people in this neighborhood pay taxes and vote.  Don’t sell out the middle class, 
who are the backbone of this community. 
 
Leah Conroe-Luzius 
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Meissner,  Susan

From: Sue Prant 
Sent: Wednesday, January 15, 2014 11:58 AM
To: boulderplanningboard
Cc: TAB; Council; Ratzel, Marni; Bracke,  Kathleen; Hagelin, Chris; Winfree, Tracy
Subject: Community Cycles comments on Baseline Zero Concept Plan

Dear Planning Board, 

Community Cycles is writing in reference to the Concept Plan proposed for Baseline Zero.  We have several 
comments on transportation-related aspects of this proposal.  

 

1. We strongly support the proposed connection between the eastern terminus of the Skunk Creek path on 
Moorhead and the multi-use path that parallels Baseline under the US36 overpass.  Cyclists already make this 
connection informally, through an existing parking lot, so establishing a formal path with associated 
maintenance would be a benefit. 

  

2. We support the proposed parking reduction.  The city's parking requirements are based on ITE's Parking 
Generation handbook, which attempts a conservative and highly generalized estimate of parking needs.  This 
location is within walking distance of CU and NIST, as staff has noted.  It is adjacent to the 225 bus route, and 
very close to the many routes on Broadway.  And it is quite accessible by bike, including via the Skunk Creek, 
Bear Creek, and Broadway Boogie paths.  As a result, it is reasonable to expect parking utilization far below 
what is required by code. 

  

3. Given the parking reduction and anticipated significant access by bicycle, we request that the project include 
covered bike parking in close proximity to the doors of the buildings, in addition to secured parking in the 
parking garage.  We also request that the project include a public B-cycle station (subject to approval by 
Boulder B-cycle).  Currently there is no station in the vicinity, so this would be a significant amenity for the 
area. 

  

4. Mention has been made in public comment of an existing informal bicycle connection along the CDOT right-
of-way behind the existing buildings.  Community Cycles does not consider preserving this informal connection
to be of high priority.  However, the project should include reconstruction of the east side of 27th Way, 
including a bicycle facility (traditional lane or protected lane) and a wide sidewalk.  As part of this 
reconstruction, we also support removal of the right-turn bypass (slip) lane on Moorhead at 27th Way.  Such 
lanes are a product of car-centric design and are not consistent with pedestrian- and bicycle-friendly, livable 
streets design goals.  Removal of this lane, and reducing the turn radius at this corner, could also allow the 
office building to move closer to Moorhead, helping to better frame the street. 
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5. We consider the proposed five curb cuts to be excessive.  We request that the project be allowed one curb cut 
per building, for two total, in order to reduce the number of conflict points between bikes/pedestrians and motor 
vehicles entering/exiting the properties. 

  

Thank you for your consideration 

Community Cycle Advocacy Committee 

 
 
--  
Sue Prant 
Advocacy, Development and Walk & Bike Month Director 
Community Cycles 
3172 29th Street 
Boulder, CO 80301
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ATTN: Boulder Planning Commission  
 
January 15, 2014 
 
 
RE: Baseline Zero Development Concept Plan Review 
 
I am writing in response to the Concept Plan Review of the proposed Baseline Zero 
Development. My letter will focus on parking related issues and making the development more 
appropriate for the neighborhood context. 
 
First of all, parking management and TDM programs are essential. Prioritizing free parking 
amounts to reward excessive reliance on the automobile. If Boulder is to maintain or reduce SOV 
trip from its already low 52% level (Boulder Valley Employee Survey), parking reductions and 
TDM can assist in this. Excessive parking will increase rental prices by $10,000 – 20,000 per 
structured parking space- coming to $3.8 million – $7.5 million by not allowing for the requested 
375 parking spaces reduction. Parking amounts should more closely reflect the fact that only 
52% of Boulder employees drive as compared to the traditional engineering standards that 
account for the average of 91% of Americans who drive across the U.S. Progressive 
Transportation Demand Management ideas such as Parking reductions and TDM (Ecopass 
provisions, showers, Guaranteed Ride home programs, Zip Car ) are essential and are a natural 
fit with a building that is trying to be Net Zero. Steeper reductions in parking could be justified 
if: 1) paid parking is mandated and 2) a neighborhood parking program would be implemented to 
prevent spillover parking. 

 
Second, the developer and the community need to think more creatively about a cost effective 
way to bring neighborhood retail in conjunction with office space to this location. I have heard 
that a purely neighborhood retail option would not be likely given the likely costs of this new 
purchase and in relation to the existing lower rents at BaseMar. Allowing increased square 
footage through height allowances might bring the costs of retail and office down to the point 
where another desirable restaurant could be co-located – a demand that seems insatiable in South 
Boulder given the  popularity and success of such places as Southside Walnut, Under the Sun, 
Murphy’s, Southern Sun, etc. 
 
Thanks for your efforts to help Boulder achieve it’s TMP goals of 25% SOV trips by 2025! This 
is another development that might help to achieve that. 
 
Sincerely, 
 
Eric Stonebraker 
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January 16, 2014 
 
 
Members of Planning Board: 
 
On behalf of the Boulder Economic Council, the economic development arm of the Boulder Chamber, 
I’m writing in support of the Baseline Zero redevelopment Concept Plan. 
 
As noted in the staff memo to the Planning Board, the uses proposed in the Baseline Zero plan are 
consistent with the applicable land use and other policies of the Boulder Valley Comprehensive Plan.  
The office and hotel uses are allowed by-right in the Business Community-2 (BC-2) zone. 
 
The plan also aligns with strategies outlined in the Economic Sustainability Strategy (ESS) adopted by 
City Council last October.  The ESS highlights the need for high quality, large floor plate commercial 
space to meet the demand of growing larger primary employers in Boulder.  In response to this need, 
the ESS presents strategies to support upgraded and new commercial space for businesses in our major 
industries.  
 
We understand the importance of the Key Issues raised in the staff memo about massing and scale, and 
parking.  We also understand that the applicant intends to work with the city and neighborhood to 
address those issues during the Site Review process.   
 
Given the allowance of the Baseline Zero project under the BVCP, it’s alignment with the city’s Economic 
Sustainability Strategy, and the applicant’s willingness to work with the city on issues raised in the staff 
memo, we support the redevelopment Concept Plan. 
 
Thank you for giving our input your consideration.  Please let me know if you have any questions. 
 
Sincerely, 
 
Clif Harald 
Executive Director 
Boulder Economic Council 
 

 

Boulder Economic Council 
An affiliate of the Boulder Chamber 
2440 Pearl Street, Boulder, CO 80020 
303.442.1044   
www.BoulderEconomicCouncil.org 
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Meissner,  Susan

From: Shannon Cox Baker 
Sent: Thursday, January 16, 2014 1:09 PM
To: Van Schaack, Chandler; boulderplanningboard; better-boulder-steering-

committee@googlegroups.com
Cc: Driskell, David; Meissner,  Susan
Subject: Better Boulder Comments on Baseline Zero development proposal
Attachments: Better Boulder - Baseline Zero Comments.pdf

Dear Planning Board Members and Mr. Van Schaack, 
 
On behalf of the Better Boulder Steering Committee, I would like to thank you for this opportunity to 
submit our comments on the proposed 'Baseline Zero' development project.    
 
As you may have heard, Better Boulder is a newly formed organization created to support sustainable 
urbanism in Boulder.  We believe that well-designed density, combined with a focus on sustainable 
transportation, can help Boulder to meet many of our community goals – reducing carbon emissions, 
sustaining a dynamic economy, providing affordable housing, and providing a welcoming community 
for our young people and our seniors.  We plan to both weigh in on broad policy issues, and to be a 
voice for sustainable urbanism in the development review process. 
 
 
To that end, we would like to express our support for the Baseline Zero concept as well as our encouragement 
for the proposed sustainability features and progressive approach to transportation demand management.  While 
there is still room for improvement, with hard work and continued dialogue with the public, we are confident 
this new development could become an asset for the Martin Acres community and Boulder at large. 
 
Sincerely, 
 
Shannon Cox Baker (on behalf of the Better Boulder Steering Committee) 
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January 16, 2014 

 

Re: Proposed ‘Baseline Zero’ development project 

 

 

Dear Planning Board Members, 

 

Better Boulder is a newly formed organization created to support sustainable urbanism in 

Boulder.  We bring together members of the business community and environmental 

advocates to support changes to Boulder’s land use policies.  We believe that well-designed 

density, combined with a focus on sustainable transportation, can help Boulder to meet 

many of our community goals – reducing carbon emissions, sustaining a dynamic economy, 

providing affordable housing, and providing a welcoming community for our young people 

and our seniors.  We plan to both weigh in on broad policy issues, and to be a voice for 

sustainable urbanism in the development review process. 

 

With this perspective, we thank you for this opportunity to share with you our comments 

on the proposed Baseline Zero development.   

 

We believe that the Baseline Zero project has the potential to positively impact the Martin 

Acres community and the community as a whole.  We generally support the project for the 

following reasons: 

 

• The project’s sustainability features break new ground in Boulder and will set a 

strong precedent for future development projects; it is aligned with Boulder’s 

Climate Action Plan and makes a serious commitment to comprehensively 

addressing the built environment’s impact on climate change. 

• The proposed hotel is ideally situated to serve the University and the federal 

laboratories to the west; it will also add new beds when hundreds of others in south 

Boulder (Boulder Outlook, among others) are either outdated or slated for 

redevelopment. 

• We support the 45 foot height request as the compact, efficient design will activate 

an area that is dominated by compatible, commercial uses and is adjacent to a major 

interstate interchange. There are no residences immediately to the east whose 

mountain views would be impacted. 

• The proposed large format office space (180,000 SF) will come online at a time 

when larger format spaces are in high demand; moreover, office supply for 

Boulder’s tech and start up industry are underserved in the south Boulder market.  

• When the US bus rapid transit service begins in 2016, there will be significant 

regional transit service along the 28th Street corridor, with stops located within a 

few minutes walk, and this location is adjacent to multiple off-street bicycle paths 

and the Moorhead on-street bicycle lanes. 
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• We strongly support the parking reductions called for by the developer and believe 

that the project’s close proximity to multimodal transit opportunities will increase 

RTD bus ridership and activate the pedestrian/bike paths in the area.  We would 

like to see public bicycle and car share stations be incorporated into the TDM plan 

as there are no stations in the immediate vicinity. 

 

Thank you for your service to the community and for the opportunity to provide comments. 

 

 

Yours Sincerely, 

 

The Better Boulder Steering Committee 

 

Will Toor, co-chair 

Ken Hotard, co-chair 

Ed Byrne 

Shannon Cox Baker 

Bill Holicky 

Michael Leccesse 

Mimi Mather 

Gavin McMillan 

Morgan Rogers McMillan 

Sue Prant 

Mark Ruzzin 

Zane Selvins 

Adrian Sopher 

Stephen Sparn 

John Tayer 
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Meissner,  Susan

From: Angelique Espinoza
Sent: Thursday, January 16, 2014 9:19 PM
To: boulderplanningboard
Subject: Baseline Zero

- I would like to reference some points from John Tayer’s recent Guest Opinion in the Daily 
Camera 

- Thanks to many decades of planning and effort from civic leaders like yourselves to make 
Boulder a great place to live and work creatively, Boulder is a nationally recognized leader in 
innovation and entrepreneurship. 

- To quote, “We can afford to be proud of what we have accomplished together. We cannot 
afford to be complacent.” 

- It is your role to weigh the many considerations of any given project, but I would like to 
comment on some of this project’s exciting potential to be a part of smart planning for our 
continued success as a community and an innovation leader. 

- This project represents a bold, innovative approach to commercial building energy efficiency at 
a time when the City and Chamber are collaborating to achieve significant gains. The next 
generation technology utilizing natural renewable resources and materials inspires the 
imagination and sets a new bar for what is possible. 

- The location, adjacent to the University, invites the sort of collaborative research and business 
development that have contributed so successfully to our innovation economy in the past. 

- The fresh, contemporary design and active lifestyle amenities appeal to an entrepreneurial 
demographic of creative whose successful business ventures contribute so much to our 
community. 

- I would also note a few points from Clif Harald’s letter to you from the Boulder Economic 
Council.  

-The project complies with the applicable land use and other policies from the Boulder Valley 
Comp Plan 

-It aligns with the strategies outlined in the Council-adopted Economic Sustainability Strategy in 
that it helps meet the demand for high quality, large floor plate commercial spaces for growing 
primary employers. 

-We have heard from the applicant that he will work with the city and neighborhood to address 
massing, scale and parking issues as appropriate 

-In conclusion, given its exciting potential, it’s overall compliance, and the openness of the 
applicant to resolve outstanding issues, we at the Chamber and BEC would encourage you to 
move this project forward to site review. 
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Angelique Espinoza 

  

01.16.2014 and 01.30.2014 Agenda Item 5A 
Additional Public Correspondence 
Page 22 of 32



Meissner,  Susan

From: Gavin McMillan 
Sent: Thursday, January 16, 2014 2:24 PM
To: Van Schaack, Chandler; boulderplanningboard; Driskell, David; Meissner,  Susan
Subject: Letter from Martin Acres Neighbors
Attachments: Martin Acres Residents - Baseline Zero Supporters.pdf

Dear Planning Board Members and Mr. Van Schaack, 
 
I would like to submit the attached letter for your consideration in advance of tonight's Planning Board 
review of the proposed Baseline Zero project.  The individuals who have signed the attached letter would 
like to express our support of the project. Although we believe improvements can be made to the proposal, we 
are excited by the potential the project has to transform an underutilized and unsightly gateway to our 
neighborhood into an asset we can all appreciate.   
 
Thank you for the opportunity to comment.  We hope you will take the recommendations outlined in our letter 
into consideration.   

Sincerely,  
 
 
--  
Gavin McMillan 
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January 16, 2014 

 

Re: Baseline Zero development proposal 

 

Dear Planning Board Members, 

 

Thank you for this opportunity to share with you our perspective of the proposed Baseline Zero 

development.  As residents of Martin Acres, we are directly impacted by the proposed 

development.  It is the gateway into our neighborhood, which is rich in a history that belies its 

humble appearance.  As you probably know, Martin Acres is home to a diverse and eclectic mix 

of homeowners and renters – college students, retirees, young professionals, and single parents.  

A great many of us share our spaces with our parents, siblings, friends, and roommates – many 

of us live in multigenerational households.  Some of us have longstanding ties to the 

neighborhood and Boulder, others moved here much more recently.  We love our neighborhood 

for its affordability, its kid and dog friendly streets and paths, the great schools and parks in 

walking distance, and its proximity to so many desirable amenities.   

 

To that end, we believe that the Baseline Zero project – while not a perfect fit for the 

neighborhood – has the potential to positively impact the Martin Acres community.  We are 

largely supportive of the project and believe it is beneficial for the following reasons: 

 

• The blighted site currently supports underperforming and some already vacant retailers; 

it is an eyesore and it leaves a poor impression as one enters and leaves the 

neighborhood from 27
th

 Way and Moorhead.    

• The proposed, conceptual architecture and landscaping – while in need of further 

refinement – sets a high design standard at the entryway to a neighborhood that is 

slowly undergoing a renewal.  We feel the dominate use of natural, sustainable 

materials communicates a simplicity that is not prevalent in the area.  That said, the 

transition between the hotel and the single family homes is less than optimal; therefore, 

we encourage the developer to explore more complementary alternatives. 

• The proposed clean-up of the environmental contamination and restoration of the 

wetlands is commendable and will create an aesthetically pleasing amenity along the 

bike/pedestrian route on the property’s north side.  

• The proposed hotel is ideally situated to serve the neighborhood, which is dominated by 

small two and three bedroom homes; the additional beds will be welcomed by guests of 

the neighborhood. 

• We are not opposed to the 45 foot height request as the compact, efficient design will 

activate an area that is dominated by compatible, commercial uses.  Plus, the building’s 

eastern location will not block our views of the foothills. 

• We strongly support the parking reductions called for by the developer as long as a well-

developed TDM plan is implemented that facilitates alternative modes of transportation 

and discourages single occupant vehicle use. 

 

In the interest of preserving and enhancing the neighborhood’s image, character, and quality of 

life, we urge the developer to consider the following items as they move towards final design of 

the project: 
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• Creation of a comprehensive neighborhood parking district.  While the developer is 

seeking numerous opportunities to reduce the demand typically seen on parking 

including, enhancing transit routes and bicycle infrastructure, the neighborhood is 

already parking constrained and suffers the impact of commuters and day users.  The 

issuance and enforcement of neighborhood permits would ease the very real concerns 

of the neighborhood that the hotel and office users would not add to the current 

burden. We strongly recommend that issuance of a certificate of occupancy be 

contingent on the creation of a parking district. 

 

• A defining feature that embodies the neighborhood’s identity.  For example, a 

building-integrated mural facing the Baseline/36 ramp, a sculptural element or other 

form of public art in the open space/restored wetlands area, or even a sign at the 27th 

Way/Moorhead intersection that says 'Martin Acres.' 

 

• Integration of small-scale publically accessed retail or convenience amenities.  We 

disagree with the developer’s position that the project cannot support additional retail.  

That said, we also understand that retailers have parking, access and visibility 

requirements that are in conflict with the site constraints and building’s current design.  

As a compromise, we recommend that amenities intended to serve the property’s 

primary users – dry cleaners, quick-service food vendors, a coffee bar, FedEx/UPS drop 

off – face Moorhead and be accessible to public.  

 

• A hotel or office restaurant, bar or café that is also accessible and open to the 

public.  Assuming the office or hotel will include such a service for its tenants and 

guests, we believe that opening this space to the public would be an enormous amenity 

and heavily utilized by the neighborhood. 

 

• Improvements to the pedestrian/bike crossing at 27th Way and Moorhead. Mobility in 

this area is constrained and dangerous.  A traffic signal does not seem to be the optimal 

solution, but possibly a roundabout or other traffic calming feature would be 

advantageous in order to allow for pedestrians and cyclists to cross 27
th

 Way to the Base 

Mar Shopping Center or head north towards Baseline and the CU campus.   

 

• Incorporation of co-working or shared work space in the office portion of the building.  

There are many self-employed professionals, tech workers, and nontraditional students 

who currently live and work in south Boulder that would find this type of work space 

highly desirable.   

 

Thank you for your service to the community and for your consideration. 

 

Sincerely, 

 

Shannon, Chad, and Isla Baker: 3845 Elmhurst Place 

Matt Loscalzo: 3845 Elmhurst Place 

Gavin, Morgan, and Else McMillan: 3445 Martin Drive 

Jesse Sholinsky and Dana Romanoff: 405 S 38
th

 Street 

Lauren Romanoff: 405 S 38
th

 Street 
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Amy, Tom, and Ara Marquis: 2715 Elm Avenue 

Marjorie Leinbach: 2715 Elm Avenue 

Blake, Tina and Elle Ottersberg: 310 28
th

 Street 

Maureen, Patrick, Aidan, and Holden Cameron: 105 S 35
th

 Street 

Rich, Jude, and Luke Barone and Melanie Warner: 20 S 35
th

 Street 

Dani Vachon: 3015 Ash Avenue 
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Meissner,  Susan

From: DougsCO
Sent: Tuesday, January 21, 2014 10:43 PM
To: boulderplanningboard
Subject: baseline zero

Follow Up Flag: Flag for follow up
Flag Status: Completed

 R.e> Baseline Zero Proposed development  
  
Parking clots affect the entire Martin Acres subdivision, not only those who get blocked in by non-residents of the 
neighborhood around the project using the surrounding areas as a personal free park n ride or garage. 
  
Such infliction of commercial large scale projects that are out of scale with the neighborhood provide a "Welcome to 
Animal House" curb-not-appeal to the main entry-point to the small scale, modest residential area it is demanding to 
impose upon. 
  
The solutions to various existing issues has to be better enforcement on those misusing the neighborhood as a park and 
ride, and NOT restricting the home-owners and renters of homes from parking in front of their own house. 
  
Having even a free "PERMIT" violates our expectation of quiet enjoyment and access to our own homes. We can be 
assured that a PERMIT system will result in our own cars being towed or ticketed. Violators will accept the tickets as a 
lower cost method of parking than paid lots, and so forth. 
  
I am not a traffic or planning expert, just a small business operator. But even with my limited grasp on commercial 
development, I have been a commercial tenant in various shopping centers that had specific business types that 
overwhelm the limited parking. It ALWAYS starts out with a pretense of cooperation. Once things get thick, the 
cooperation from the offenders ends and the landlords do little to nothing to resolve the issues. They operate through 
management companies or law firms to insulate themselves from the dirty business of dealing with neighbors. 
  
Back to Martin Acres.... 10,000 parking rules n regulation signs do not create compliance, they create an eyesore.  
  
Managing a traffic and parking clot is far less effective than stemming one before it is created, as all crime is best 
prevented than reported. 
  
Exceptions to building codes and zoning should be very rare and unusual, and only when the existing zoning is outdated 
and inapplicable to the nature of the surrounding area. Such would indicate a need for rezoning to match the predominant 
use of the area. Within the margin of Martin Acres is RESIDENTIAL, a few small compatible business types.... and a few 
outsized examples of what bad planning, lack of zoning controls and political juice have pressed upon the neighborhood. 
  
  
Personally, common sense, if such a notion should apply to zoning, would suggest neighborhoods should only have 
limited retail / restaurant / services type commercial space at the peripheries, or natually buffered from homes if not at the 
edges. Such careful placement supports small business, serves the local community, and has a very light traffic impact, 
as they tend to have clients throughout the day, and for short visits on the way in and out of the already existing trips to 
the neighborhood. 
  
Gee, that sounds almost GREEN, greener than a lawn on the roof or other nonsense that the developer is bragging upon 
for the Super8 and office building. 
  
The sort of thing proposed is best for large, undeveloped tracts off of major highways, in un designated or already zoned 
for such use tracts. 
  
I conclude with two questions: 
  
1. What are the chances the developers' CEO would successfully put this monstrosity  next to the Mayors home, or that 
of a City Council member ? 
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2. Does the developer live in a home near the proposed development ? Does he/she/it have any personal skin in this 
other than a quick build and run ? 
  
Jeffrey Rosen 
Martin Acres Resident 

01.16.2014 and 01.30.2014 Agenda Item 5A 
Additional Public Correspondence 
Page 28 of 32



Meissner,  Susan

From: Mike Marsh
Sent: Tuesday, January 21, 2014 10:49 AM
To: boulderplanningboard; Van Schaack, Chandler
Subject: Baseline Zero: surveyed height of Brookside Apts.
Attachments: Brookside Apartment Surveyor's Letter.jpg

Dear Planning Board members and Mr. Van Schaack: 
 
Thank you for allowing our neighborhood association working group to present at your meeting last Thursday.
 
I wanted to follow up and give you all a copy of the actual surveyor's letter (attached) re: the true height of the 
Brookside Apartments above Moorhead Ave.  I can provide the original, stamped version of this letter if 
requested. 
 
This is one of those situations where several factual statements can be claimed at the same time.  On the one 
hand, the Baseline Zero developer is correct in using one technical definition of height which states that the 
lowest point on the property, within 25 feet of the roof peak, is taken into account to describe a building's 
"height." Thus, we recognize and do not dispute that Brookside's original City documentation from 1992 
contained this reference of Brookside Building B as 45'.  But that's not how tall the buildings are, from a real 
standpoint. 
 
The much more compelling factor is that a full 12' of the alleged height of Brookside Apts. is below the street 
level of Moorhead.  Thus, it never factors into the visual plane, perceived height, or any sense of scale.   
 
It turns out that the very front part of the property line of Brookside Apts. descends very rapidly, below the 
street level of Moorhead Ave., to the sub‐street level culvert of Skunk Creek and the Skunk Creek bicycle path, 
12' below Moorhead.   That point is on their property and is within 25' of the referenced building.  Thus, a full 
12' of what the developer claims as the "height" of the Brookside Apts. is, in fact, below street level.  One 
never sees, or senses, those 12'.  From a planning perspective, and a visual impact perspective, those 12 
subterranean feet are irrelevant.  
 
This is why we hired a surveyor to measure the true height of the Brookside Apts.  We purposely asked him to 
survey Building B, alleged to be the very tallest building at Brookside.  He found that the building is 32.9' above 
Moorehead street level, as you can see on the attached surveyor's letter.   
 
Why is this important?  It's the developer's main line of reasoning to justify his height modification request.  
He alleges that his buildings won't be that much higher than the Brookside Apts.  But this is not true.  Baseline 
Zero's proposed 55' of above‐street‐level height would be 61% higher than Brookside's actual 32.9' height.  
And Baseline Zero's 70' height (counting the roof appurtenances) would be more than double (200%) the true 
height of the Brookside Apts., and four times (400%) higher than the Martin Acres homes around it. 
 
The 32.9' height of Brookside Apts. also confirms our statement that there is no precedence in Martin Acres 
for breaking Boulder's time‐honored 3‐story height limit.  The 3‐story limit is very important to our 
neighborhood's sense of place, identity, and unity.  The only other structures referenced by the developer are 
the Creekside Apartments, which are well across 27th Way from Martin Acres.  Those apartments are outside 
our neighborhood's boundaries (which are defined as US 36, Table Mesa, Broadway, and 27th Way.)  Also 
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referenced at Thursday's meeting was the CU Law School's height.  This surprised everyone from the 
neighborhood who was present.  Because the Law School "might as well be on the moon," as the expression 
goes, since it is so far outside of the perceived environment of Martin Acres.  No one in the neighborhood has 
any awareness of the Law School's height, or existence, even.  We can't see the Law School anywhere in the 
neighborhood except maybe the final, most northwestern 20 feet of the neighborhood, on the far, CU side of 
Boulder Gas.  Whereas it would be impossible to ignore Baseline Zero from the entire length of Moorhead 
Ave, and most of Martin Acres, as it towers four times over the height of the Moorehead Ave houses it 
overlooks, and twice the height of Brookside Apts. 
 
Please do not grant the requested height modification for Baseline Zero.  Thank you. 
 
Respectfully submitted, 
 
Mike Marsh 
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Meissner,  Susan

From: rmheg
Sent: Tuesday, January 21, 2014 7:29 PM
To: boulderplanningboard
Subject: baseline zero

Follow Up Flag: Flag for follow up
Flag Status: Completed

I wanted to let the planning board know about my significant concerns regarding this development.  The corner of 
Moorhead and 27th Way as well as Baseline and 27th Way is already such a mess.  It has a  high traffic area of 
pedestrian, bicycles, and cars.  I can't imagine how horrific the traffic is going to be if this development goes forward.  It 
just does not fit the scale of what would be appropriate for that corner.  Moorhead is already going to have an increase of 
traffic from the new development on the opposite end at Table Mesa and Moorhead.   
  
I am also very concerned with the request for a reduction of parking.  Martin Acres already had many traffic concerns 
because CU does not have adequate parking for its students. Lasley Lane is lined with cars of people who park there and 
then get on the bus to go the rest of the way to CU.  This development will push more parking issues into Martin Acres.   
I have a home based practice.  I can only maintain my home based practice if I don't disrupt my neighbors parking.  Why 
would this business have an exception. 
  
The request for a height variance is also inappropriate.  These developers seem to feel like they can purchase this land 
and do whatever they want, irregardless of the neighborhood and their impact on the people who live here.  I hope 
Boulder says NO. 
Rosemary Hegarty PT,CCRT 
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