
Figure 1: Current Conditions 

MEMORANDUM 
 

TO: Planning Board  
FROM: Sloane Walbert, Case Manager 
DATE: April 28, 2015 
SUBJECT: Call-Up Item: Minor subdivision review, case no. LUR2015-00008, for the creation of a second 

residential lot with frontage on 15th Street. Lot 1A to be 7,605 square feet and Lot 2A to be 7,404 
square feet. This approval is subject to potential call-up on or before May 11, 2015. 

 
 

Attached is the disposition of the conditional approval (see Attachment A) of a Minor Subdivision for the 
subdivision of a residential property within the Residential Low – 1 (RL-1) zoning district to create an additional 
lot that will front on 15th Street. All structures on the property have been demolished (refer to Figure 1, Current 
Conditions). Each resulting lot will contain building envelopes suitable for the construction of single-family 
homes. Pursuant to section 9-12-5(a), B.R.C. 1981, a Minor Subdivision is required to subdivide the property 
(see Attachment B for Approved Final Plat). 
 
Background.  The subject property is a 0.34-acre 
lot located on the southeast corner of Bluebell 
Avenue and 15th Street in the East Chautauqua 
neighborhood (refer to Figure 2, Vicinity Map). The 
property was originally platted per the Interurban 
Park Addition in 1908. The property previously 
contained a single-family home that was 
constructed in 1951, a carport and stone landscape 
walls, as seen in the aerial photo on the next page. 
All structures have been removed from the property 
to accommodate the new property line (refer to 
Figure 1 and Attachment B). Vehicular access to 
both lots will be from 15th Street. In addition, a 5-
foot public utility easement will be dedicated on the 
plat for existing services that cross the proposed 
lot lines. 

The project site is zoned Residential - Low 1 (RL-1), which is defined as “single-family detached residential 
dwelling units at low to very low residential densities.” The minimum lot area in RL-1 zoning is 7,000 square feet. 
Both proposed lots meet this minimum lot area requirement. Following subdivision, both lots will be limited to a 
single dwelling unit (unless accessory dwelling units are proposed and approved pursuant to section 9-6-3(a), 
“Accessory Units,” B.R.C. 1981). Future development will be subject to compatible development standards, 
including side yard bulk plane, side yard wall articulation, maximum building coverage, and floor area ratio (FAR) 
requirements. 
 
Public Comment.  Required public notice was provided in the form of written notifications to adjacent property 
owners of the subject property. In addition, a public notice sign was posted on the property. Therefore, all public 
notice requirements of section 9-4-3, “Public Notice Requirements,” B.R.C. 1981 were met. Staff received 
comments from one neighbor concerned about the size and height of homes that could be build on each lot. 
Based on marketing materials that were placed on the property, they are concerned about new structures 
blocking views. Refer to Attachment C for public comment. Staff explained that the size and scale of any 
proposed homes would be determined by the applicable zoning standards, including compatible development 
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Figure 2: Vicinity Map 

standards and solar access standards. The application was also sent to the neighborhood association for 
comment. 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Conclusion.  Staff finds that this application meets the Minor Subdivision criteria set forth in section 9-12-5(e), 
B.R.C. 1981. Further, the subdivision meets the minimum lot area requirements (Table 8-1: Intensity Standards) 
and the Standards for Lots and Public Improvements (Section 9-12-12). Refer to Attachment D for staff analysis 
of the land use code criteria. 
 
This application was approved by Planning and Development Services staff on April 27, 2015 and the decision 
may be called-up before Planning Board on or before May 11, 2015.  One Planning Board meeting is scheduled 
within the 14-day call-up period, on May 7, 2015. Questions about the project or decision should be directed to 
Sloane Walbert at 303-441-4231 or via email walberts@bouldercolorado.gov. 
 
Attachments. 
Attachment A: Disposition of Approval 
Attachment B: Approved Final Plat for Interurban Park Addition Replat A 
Attachment C: Public Comments Received 
Attachment D: Analysis of City Code Criteria 
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ATTACHMENT C 
 
2/18/15 - Phone conversation with Dean Dinair (neighbor at 1507 Bluebell Ave.). 
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ATTACHMENT D 
 

SECTION 9-12-5(E), B.R.C. 1981 – MINOR SUBDIVISION 

    (a) Scope: A minor subdivision is a division of land that is already served by city services, will not require the 
extension of streets or public improvements and will not result in more than one additional lot. 

(b) Limitations: The provisions of this section shall not apply to a replat that: 

    (1) Requires any variations to section 9-12-12, "Standards for Lots and Public Improvements," B.R.C. 1981; 

See below. 

    (2) Requires the dedication of public or private access easements or public right of way for new streets, alleys 
or shared access driveways; 

    (3) Requires the extension of a public improvement such as a street, alley, water main or sewer main, or 
requires any engineering plans, including but not limited to drainage reports for any public or private 
improvement; 

    (4) Is located on lands containing slopes of fifteen percent or greater; 

    (5) Requires the removal of an existing principal building; or 

   (6) Is located in a nonresidential zone district described in section 9-5-2, "Zoning Districts," B.R.C. 1981. 

  The subject property is located in an RL-1 zone district. 

(c) Application Requirements: The subdivider shall submit to the City the following items: 

    (1) An application for a minor subdivision on a form provided by the city manager and the fee prescribed by 
section 4-20-43, "Development Application Fees," B.R.C. 1981; 

    (2) A preliminary plat meeting all of the requirements of section 9-12-6, "Application Requirements for a 
Preliminary Plat," B.R.C. 1981; 

   (3) A final plat meeting all of the requirements of section 9-12-8, "Final Plat," B.R.C. 1981; 

    (4) A title commitment or attorney memorandum based upon an abstract of title, current as of the date of 
submitting the minor subdivision; 

    (5) A lot line and boundary verification required by section 9-12-9, "Lot Line and Boundary Verification," B.R.C. 
1981, if the requirements of section 9-12-9, "Lot Line and Boundary Verification," B.R.C. 1981, have not 
been met on the original plat; and 

    (6) A shadow analysis for any existing buildings that is drawn in compliance with section 9-9-17, "Solar 
Access," B.R.C. 1981, and any other standards as may be required by the city manager. 

All structures were demolished prior to final approval of the subdivision; hence, no shadow analysis is 
necessary. 

(e) Standards for Minor Subdivisions: The city manager will approve the minor subdivision after finding that the 
following standards have been met: 

    (1) The land is in a residential zoning district described in section 9-5-2, "Zoning Districts," B.R.C. 1981; 

    (2) The division of land will create no more than one additional lot; 

    (3) The division of land will not require the extension of any public improvements, including, without limitation, 
the extension of roads or utilities to serve the property; 
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    (4) If the minor subdivision is a replat of a previously approved subdivision, the document shall be named with 
the same name as that of the original subdivision and shall indicate thereon that it is a replat of the original 
subdivision. Newly adjusted or created lots shall be designated to adequately indicate that original lot lines 
have been adjusted with a similar lot name; and 

   (5) The lots and existing structures will comply with the lot standards of section 9-12-12, "Standards for Lots 
and Public Improvements," B.R.C. 1981, and the solar access requirements of section 9-9-17, "Solar 
Access," B.R.C. 1981. 

    (f) Dedication and Vacation of Easements: Right-of-way necessary to bring an existing street or alley up to a 
current city standard, or public easements for utilities or sidewalks may be dedicated on a minor subdivision 
plat. The City may approve the vacation of city utility easements on the replat. 

 
SECTION 9-12-12(A) – STANDARDS FOR LOTS 

(1) Standards for Lots: Lots meet the following conditions: 

    (A) Each lot has access to a public street. 

    (B) Each lot has at least thirty feet of frontage on a public street. 

    (C) No portion of a lot is narrower than thirty feet. 

   (D) Lots and existing structures meet all applicable zoning requirements of this title and section 9-9-17, "Solar 
Access," B.R.C. 1981. 

  The minimum lot area in RL-1 zoning is 7,000 square feet. Both proposed lots meet this minimum 
requirement. Also, the minimum lot per dwelling unit is 7,000 square feet. With the minor subdivision both 
lots will be limited to a single dwelling unit. Development on these lots will be subject to compatible 
development regulations. 

   (E) Lots with double frontage are avoided, except where necessary to provide separation from major arterials 
or incompatible land uses or because of the slope of the lot. 

    (F) Side lot lines are substantially at right angles or radial to the centerline of streets, whenever feasible. 

    (G) Corner lots are larger than other lots to accommodate setback requirements of section 9-7-1, "Schedule of 
Form and Bulk Standards," B.R.C. 1981. 

The corner lot (Lot 1A) is larger to accommodate the minimum 12.5' side yard landscaped setback from a 
street. 

    (H) Residential lots are shaped so as to accommodate a dwelling unit within the setbacks prescribed by the 
zoning district. 

    (I) Lots shall not be platted on land with a ten percent or greater slope, unstable land or land with inadequate 
drainage unless each platted lot has at least one thousand square feet of buildable area, with a minimum 
dimension of twenty-five feet. The city manager may approve the platting of such land upon finding that 
acceptable measures, submitted by a registered engineer qualified in the particular field, eliminate or 
control the problems of instability or inadequate drainage. 

N/A (J) Where a subdivision borders an airport, a railroad right-of-way, a freeway, a major street or any other major 
source of noise, the subdivision is designed to reduce noise in residential lots to a reasonable level and to 
retain limited access to such facilities by such measures as a parallel street, a landscaped buffer area or 
lots with increased setbacks. 

    (K) Each lot contains at least one deciduous street tree of two-inch caliper in residential subdivisions, and each 
corner lot contains at least one tree for each street upon which the lot fronts, located so as not to interfere 
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with sight distance at driveways and chosen from the list of acceptable trees established by the city 
manager, unless the subdivision agreement provides that the subdivider will obtain written commitments 
from subsequent purchasers to plant the required trees. 

    (L) The subdivider provides permanent survey monuments, range points and lot pins placed by a Colorado 
registered land surveyor. 

N/A (M) Where an irrigation ditch or channel, natural creek, stream or other drainage way crosses a subdivision, the 
subdivider provides an easement sufficient for drainage and maintenance. 

    (N) Lots are assigned street numbers by the city manager under the city's established house numbering 
system, and before final building inspection the subdivider installs numbers clearly visible and made of 
durable material. 

 (O) For the purpose of ensuring the potential for utilization of solar energy in the city, the subdivider places 
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: 

N/A (i) Placement of Open Space and Streets: Open space areas are located wherever practical to protect 
buildings from shading by other buildings within the development or from buildings on adjacent properties. 
Topography and other natural features and constraints may justify deviations from this criterion. 

     (ii) Lot Layout and Building Siting: Lots are oriented and buildings sited in a way which maximizes the solar 
potential of each principal building. Lots are designed so that it would be easy to site a structure which is 
unshaded by other nearby structures and so as to allow for owner control of shading. Lots also are 
designed so that buildings can be sited so as to maximize the solar potential of adjacent properties by 
minimizing off-site shading. 

N/A (iii) Building Form: The shapes of buildings are designed to maximize utilization of solar energy. Existing and 
proposed buildings shall meet the solar access protection and solar siting requirements of section 9-9-17, 
"Solar Access," B.R.C. 1981. 

N/A (iv) Landscaping: The shading impact of proposed landscaping on adjacent buildings is addressed by the 
applicant. When a landscape plan is required, the applicant shall indicate the plant type and whether the 
plant is coniferous or deciduous. 
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