
MEMORANDUM 
 

TO: Planning Board  
FROM: Sloane Walbert, Case Manager 
DATE: February 12, 2016 
SUBJECT: Call Up Item: Approval of a Minor Amendment to an Approved Site Plan to install two vendor 

kiosks and a walk-in cooler made from repurposed shipping containers in the public plaza 
between 1710 and 1750 29th St. within the Twenty Ninth Street shopping center. The kiosks 
will be for alcohol service and will include fenced areas with controlled points of entry. The 
project includes railings, outdoor seating, umbrellas, planters and other landscaping and 
furniture elements, including a public turf area adjacent to the new vendors. Approval includes 
an amendment to the Twenty Ninth Street Signage Program to include the central portion of 
the plaza in the sign program as a Type 4 Storefront type. The project site is zoned Business – 
Regional 1 (BR-1). Case No. LUR2015-00119. 

 

 
Background.  The subject development is generally located between 28th and 30th Streets and Arapahoe 
Avenue and Walnut Street (refer to Figure 1). The project site is located within the Business Regional - 1 
(BR-1) zone district, defined in the land use code as, “business centers of the Boulder Valley, containing a 
wide range of retail and commercial operations, including the largest regional-scale businesses, which serve 
outlying residential development; and where the goals of the Boulder Urban Renewal Plan are implemented” 
(section 9-5-2(c)(2)(I), B.R.C. 1981).  
 
The project site is located within the Twenty 
Ninth Street shopping center. The current 
configuration was approved as a Site 
Review Amendment (#LUR2004-00007) to 
redevelop the original Crossroads Mall PUD 
(Planned Unit Development). The 
amendment approval was for the 
construction of an outdoor retail and 
entertainment complex and associated 
circulation with approximately 877,000 sq ft 
of commercial, office and entertainment 
floor area.  
 
A large portion of the city’s commercial 
activity takes place in the Boulder Valley 
Regional Center (BVRC), making this 
subcommunity a major regional destination 
area due to its abundance of shopping, 
restaurants, services, and jobs. Twenty 
Ninth Street is a major draw for the city. 
Within  the BVRC, the development pattern 
shifts from a grid of streets and alleys west 
of Folsom to a more auto-oriented pattern 
to the east featuring longer “super-blocks” 
lined with retail and surface parking lots.  
 

 Subject 

Property 

Figure 1: Vicinity Map 
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As shown in Figure 2, the project site is located northeast of the intersection of Canyon Boulevard and 29th 
Street within the Twenty Ninth Street shopping center near to the Century Theaters. The proposal includes a 
re-envisioning of the public plaza, which is elevated from the street level and is most easily accessible by 
stairs from 29th Street. The project site is located adjacent to a number of restaurants, offices and numerous 
retail businesses. 
 

 
 
 
The plaza was designed and intended as an active public space surrounded by retail and restaurant uses, 
but has largely become more of “dead space.” The original approval included a customer service kiosk, 
display areas for artwork and science exhibits, a performance area and outdoor seating areas. Refer to 
Figures 3 and 4 below. The current proposal in intended to activate the space as originally intended. 
 

 

Figure 2: Project Site 

Figure 3: Original Approved Plans 
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Subsequently, in 2011 a minor modification to the PUD was approved for the installation of a concrete slab 
with removable railing within the plaza for an ice/roller-skate rink. This proposal involved the removal of the 
customer service kiosk and large planters and trees from the plaza. In 2015, the property owner received 
approval to remove the ice rink and replace the concrete pavers and to reinstall outdoor seating in the plaza. 
 
Project Proposal.  The current proposal includes the following: 
 

 The addition of three container buildings constructed from repurposed shipping containers for two 
new tenants in the central portion of the plaza, two measuring 8 feet by 40 feet and one measuring 8 
feet by 24 feet. The containers would total 832 square feet. 

 The containers will be utilized by restaurant/tavern uses and will be surrounded by outdoor seating 
areas. The plaza area being served by these two vendors will be separated from the rest of the 
plaza with railings and planters. They will also be separated from each other due to liquor licensing 
laws. 

 The addition of an artificial turf area on the east end of the plaza, to be open to all users of the 
center. The turf area is proposed to contain outdoor furniture, umbrellas, lawn games and other 
items to enliven the space.  

 An amendment to the Twenty Ninth Street Signage Program to include the central portion of the 
plaza in the sign program as a Type 4 Storefront type. Building signs were not previously approved 
for the central portion of the plaza in the sign program. Storefront Type 4 is classified as “single level 
entertainment Interior Building Sign Zone.” 

 
Refer to Attachment C for approved plans. 
 
Review Process.  The property is subject to an approved PUD and subsequent Site Review (PUD #P-81-
67, LUR2004-00007). A Minor Amendment to an Approved Site Plan is required to modify the intent of the 
original approval, which takes a different approach to how to activate the public space. In addition to 
modifying the intent of the approval, any additions exceeding 10 percent of the overall floor area in an 
approved PUD are subject to the Minor Amendment process. A Minor Site Review Amendment is subject to 
Planning Board call-up per Land Use Code section 9-2-14(l), B.R.C. 1981. 
 

Figure 4: Original Conceptual Representation of Plaza 
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Project Analysis: Overall, the proposal was found to be consistent with the criteria for Minor Amendments 
to Approved Site Plans found in section 9-2-14(l), B.R.C. 1981. The criteria for a Minor Amendment requires 
an evaluation of a project with specific Site Review criteria in subsections 9-2-14(h)(2)(A), (C), and (F), 
B.R.C. 1981, Open Space, Landscaping, and Building Design respectively. Please refer to Attachment B for 
staff’s complete analysis of the review criteria.   
 
Public Comment:  Required public notice was provided in the form of written notifications of the application 
to property owners within 600 feet 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 has not received any inquiries or public comments regarding the proposal. 
 
Conclusion:  Staff finds that the application for a Minor Amendment meets the criteria of section 9-2-14(l), 
B.R.C. 1981. The proposal was approved by staff on February 10, 2016 and the decision may be called up 
before Planning Board on or before February 24, 2016. There is one Planning Board hearing scheduled 
during the required 14-day call-up period on February 18, 2016. Questions about the project or decision 
should be directed to the Case Manager, Sloane Walbert at (303) 441-4231 or 
walberts@bouldercolorado.gov.  
 
Attachments. 
Attachment A: Staff Disposition 
Attachment B: Site Review Criteria Checklist 
Attachment C: Approved Plan Set 
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Attachment A:  Staff Disposition 
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Attachment B:  City Code Criteria Checklist 
 

Section 9-2-14 (l), B.R.C. 1981, “Minor Amendments to Approved Site Plans” 

(1) Standards: Changes to approved building location, or additions to existing buildings which exceed the limits of 
a minor modification, may be considered through the minor amendment process, if the following standards are met: 

The proposal exceeds the limits of a minor modification because it alters the intent of the original approval for the 
public plaza space, particularly the installation of railings. The proposal is a minor amendment because the plaza 
was approved for vendor kiosks as part of the original approval. The new shipping containers would change the 
“approved building locations.”  

N/A   (A) In a residential zone as set forth in section 9-5-2, "Zoning Districts," B.R.C. 1981, all approved dwelling 
units within the development phase have been completed; 

Not applicable. The project site is zoned BR-1. 

N/A   (B) In residential zones, dwelling unit type is not changed; 

Not applicable. The project site is zoned BR-1. 

N/A   (C) The required open space per dwelling unit requirement of the zone is met on the lot of the detached 
dwelling unit to be expanded, and 

Not applicable. The development does not contain detached dwelling units. 

N/A    (D) The total open space per dwelling unit in the development is not reduced by more than ten percent of 
that required for the zone; or 

Not applicable. The proposal will minimally reduce the open space and will not reduce open space beyond 
that required for the zone. 

N/A   (E) If the residential open space provided within the development or an approved phase of a development 
cannot be determined, the detached dwelling unit is not expanded by more than ten percent and there is no 
variation to the required setbacks for that lot; 

Not applicable. The proposal does not involve a detached dwelling unit. 

        (F) For a building in a nonresidential use module, the building coverage is not increased by more than 
twenty percent, the addition does not cause a reduction in required open space, and any additional 
required parking that is provided, is substantially accommodated within the existing parking arrangement; 

The building coverage will be increased by 832 square feet from the current configuration for the shipping 
containers. The original approval for Twenty Ninth Street was 877,063 square feet and the increase in 
coverage is less than one percent. This coverage is located on pavers in the plaza, which is located above 
the parking garage, and will not impact drainage. The proposed project does not cause a reduction in 
required open space. 

Twenty Ninth Street contains over 50,000 square feet of leasable area and less than 30 percent of the total 
floor area is occupied by restaurants, taverns, or brewpubs. Hence, one parking space is required per 250 
square feet of floor area for the proposal. The shipping containers will add 832 square feet, which requires 
4 parking spaces. Currently, 3,036 spaces are required and 3,316 spaces are provided in the shopping 
center. Thus, the required vehicular parking can be accommodated. 

In terms of bike parking, one space is required per 750 square feet of floor area. Hence, the development is 
required to provide the minimum of four spaces. The proposal includes the addition of u-racks adjacent to 
the existing racks for short-term bike parking, located on 29th St. next to the stairs up to the plaza. The long-
term bike spaces will be located in the existing underground garage directly below the plaza and will be for 
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employees only.  

        (G) The portion of any building over the permitted height under section 9-7-1, "Schedule of Form and Bulk 
Standards," B.R.C. 1981, is not increased; 

No portion of any building is over the permitted height. 

        (H) The proposed minor amendment does not require public infrastructure improvements or other off-site 
improvements. 

As the project site is located within the completed Twenty Ninth Street PUD, all of the required public 
infrastructure improvements have already been completed and no further improvements are required. 

(2) Amendments to the Site Review Approval Process: Applications for minor amendment shall be approved 
according to the procedures prescribed by this section for site review approval, except: 

        (A) If an applicant requests approval of a minor amendment to an approved site review, the city manager 
will determine which properties within the development would be affected by the proposed change. The 
manager will provide notice pursuant to subsection 9-4-3(b), B.R.C. 1981, of the proposed change to all 
property owners so determined to be affected, and to all property owners within a radius of six hundred feet 
of the subject property. 

        (B) Only the owners of the subject property shall be required to sign the application. 

        (C) The minor amendment shall be found to comply with the review criteria of subparagraphs (h)(2)(A), 
(h)(2)(C), and (h)(2)(F) of this section, and 

See checklist below. 

        (D) The minor amendment is found to be substantially consistent with the intent of the original approval, 
including conditions of approval, the intended design character and site arrangement of the development, 
and specific limitations on additions or total size of the building which were required to keep the building in 
general proportion to others in the surrounding area or minimize visual impacts. 

        (E) The city manager may amend, waive, or create a development agreement. 
 
Subparagraphs (h)(2)(A), (h)(2)(C), and (h)(2)(F) of section 9-2-14: 
(h) Criteria for Review: No site review application shall be approved unless the approving agency finds that: 
 
(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 quality of the open space in the development will be greatly improved with the proposal. The 
addition of vendors with outdoor seating and the public turf area will re-energize the under-utilized 
outdoor plaza with activities and functions similar to those that were originally envisioned and approved 
through the original Site Review. The proposal will incorporate outdoor seating, lighting, umbrellas, 
planters, and other landscaping and furniture elements. The existing hardscape plaza is completely 
bare apart from the paving materials and light poles. It is currently a dead space for the shopping 
center, with a lack of places to sit and gathering points. The space will be highly accessible to all users 
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of the center. 

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

Not applicable. The proposal will not impact private open space for the residential use. 

N/A    (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; 

Not applicable; there are no notable natural features associated with the project site. 

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

Open space is distributed throughout the development and provides a relief to the density. The addition 
of outdoor seating, planters, and other landscaping and furniture elements will serve to break up the 
currently bare plaza and provide a relief to the density within the project 

        (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 proposed public turf area on the east side of the plaza will serve as a gathering place and for 
informal recreation, with table tennis, jenga, scrabble, dominos, etc. It is an appropriate size for the 
purpose and will be easily accessible for the users of the center. 

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

Not applicable; there are no sensitive environmental features or natural areas on the developed site. 

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

The development is existing and no opportunities exist to connect to a larger open space system. 

(C)  Landscaping: 

         (i) The project provides for aesthetic enhancement and a variety of plant and hard surface materials, and 
the selection of materials provides for a variety of colors and contrasts and the preservation or use of 
local native vegetation where appropriate; 

The proposal will greatly enhance the aesthetic of the public plaza and includes a variety of planter 

types, outdoor furniture and an area of artificial turf. The planters will contain a variety of grasses and 

perennials. The plaza is currently hardscape and no native vegetation exists. 

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

Not applicable; the site is developed and contains no important native species, plant communities of 
special concern, threatened and endangered species. 

         (iii) The project provides significant amounts of plant material sized in excess of the landscaping 
requirements of sections 9-9-12, "Landscaping and Screening Standards," and 9-9-13, "Streetscape 
Design Standards," B.R.C. 1981; and 

The plaza was never intended to contain a significant amount of plant material. However, the proposal 
includes the addition of 39 planters in the plaza, which will contain a variety of grasses and perennials. 
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N/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. 

Not applicable; the plaza is not bound by any public rights of way. 

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

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

The building height, mass, scale, architecture and configuration are compatible with the approved 
Twenty Ninth Street Design Guidelines. According to the design guidelines, the character of the 
development is contemporary styling with an emphasis on transparency, color, and non-traditional 
forms. The architecture of the buildings surrounding the plaza are characterized by stucco, sandstone 
tile, painted steel columns, beams and lattice work. There are also repeating linear wooden shade 
structures elements at the balcony level above and wooden slats on the storefront directly to the south. 
The ribbed steel containers, railings and wood screening are compatible with these elements. The new 
railings will match the existing railings on the balcony above in material and color.  

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

  The maximum height of the shipping containers is 9’-6”. This is consistent with the formerly approved 
customer service kiosk.  

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

There will be no impact on other properties following the proposed expansion, as the containers are 
located within the central part of the Twenty Ninth Street PUD and will be shaded by the surrounding 
buildings. 

         (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 project is compliant with the approved Twenty Ninth Street Design Guidelines in terms of color, 
materials, landscaping signs and lighting. The ribbed steel containers, railings and wood screening are 
compatible with character of the development. The new railings will match the existing railings on the 
balcony above in material and color.  

         (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; 

The central district of the development was intended to be pedestrian oriented and contain the majority 
of the common area amenities. The area was also intended to have an entertainment focus. The 
proposal will activate the plaza space and meet this intent. The proposal is designed to facilitate 
pedestrian flows. The railings are required for liquor licensing but could be removed if the shipping 
containers were ever utilized by other uses.  

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

All of the public facilities required as part of the original Twenty Ninth Street PUD have been 
constructed, so this criterion is not applicable. 

 N/A     (vii)  For residential projects, the project assists the community in producing a variety of housing types, such 

Agenda Item 4B     Page 10 of 40



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

N/A     (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; 

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

A preliminary lighting plan has been provided. Two previously approved light poles that have been 
removed from the plaza will be re-installed at the same locations. They will match the existing light 
poles.  

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

The proposal will not interact with the natural environment because it will be located interior to an 
existing development. 

         (xi)  Buildings minimize or mitigate energy use; support on-site renewable energy generation and/or energy 
management systems; construction wastes are minimized; the project mitigates urban heat island 
effects; and the project reasonably mitigates or minimizes water use and impacts on water quality; 

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. This 
requirement is considered aggressive and represents a significant step toward improved energy 
efficiency in buildings in balance with the cost impact for new construction. As discussed as a part of 
the adoption process in October, 2013, the recently adopted codes if supported by continued 
improvements in cost-efficient building and energy management technology, could achieve a “net zero” 
building code by 2031 (in which buildings, on balance, produce as much energy as they consume). 

         (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 proposal is consistent with the approved Twenty Ninth Street Design Guidelines and will be 
consistent with the rest of the shopping center in terms of materials and colors. The ribbed steel 
containers, railings and wood screening are compatible with character of the development. The 
structures are intended to have a one to five-year life, but may be in place longer. 

         (xiii)  Cut and fill are minimized on the site, the design of buildings conforms to the natural contours of the 
land, and the site design minimizes erosion, slope instability, landslide, mudflow or subsidence, and 
minimizes the potential threat to property caused by geological hazards; 

No cut and fill are required for the proposed building addition. Standard met. 

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

 N/A     (xv) In the urbanizing areas located on the major streets shown on the map in Appendix A to this title near 
the Boulder Valley Comprehensive Plan boundaries between Area II and Area III, the buildings and 
site design establish a sense of entry and arrival to the City by creating a defined urban edge and a 
transition between rural and urban areas. 
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REVISED STOREFRONT TYPES LUR2015-00119 FEB 05, 2016

INCLUDE PLAZA

AREA IN

STOREFRONT

TYPE 4
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F E B R U A R Y  5 ,  2 0 1 5   
 

  

City of Boulder Planning and Development Services 

Boulder, CO 80302 

 
 
R E S P O N S E  T O  C I T Y  C O M M E N T S ;  L U R 2 0 1 5 - 0 0 1 1 9   R E V I S E D  
 
 
D E A R  C A S E  M A N A G E R  &  C I T Y  S T A F F ,  
 

The following written statement addresses the City Comments for the Minor Amendment Application 

for the outdoor plaza between 1710 and 1750 29th Street at the 29th Street Mall. 

 

 
A D D R E S S I N G :  
 

1710 29th Street, Suite 1048 

1710 29th Street, Suite 1050  

 
 
B U I L D I N G  A N D  H O U S I N G  C O D E S :  
 

1.� Each tenant space will be equipped with an automatic sprinkler system to meet code re-

quirements. 

 

2.� The tenant spaces have been relocated to the center of the courtyard to allow for the code-

required 20-foot clear opening to the sky as well as minimum 10-foot egress clearance 

around the perimeter and 20-foot clearance to adjacent storefronts. There will be a one-

hour separation between the two tenant spaces. For code purposes, these tenant spaces are 

not considered kiosks due to their size exceeding 300sf total, even if they are not con-

ceived as permanent buildings. 

 
B U I L D I N G /  S I T E  D E S I G N :  

1.� Please refer to the revised drawing package. The steel shipping containers will be painted 

to match the hues of the surrounding buildings, but with a brighter chroma. The shade um-

brellas also very closely match the green stucco of the building to the north. All of the ele-

ments have been chosen to harmonize with the existing buildings, elements, and paving 

colors. The structures are intended to have a one to five-year life, but may be in place 

longer. Leases are conceived as being one year to begin with.  

2.� The two vendors will need to be separated from the general public areas and from each 

other by liquor licensing requirements if they serve alcohol. If there are other uses, the rail-

ings around the perimeter can be removed. 

3.� The ribbed steel containers with folding-up shades fit in well with many elements of the 

29th Street architectural look and feel in general, such as: the existing language of painted 

steel columns, beams, lattice work and even trashcans, the repeating linear wooden shade 

structures elements at the balcony level above, the wooden slats of the existing storefront 

directly to the south. The new railings will match the existing railings on the balcony above 

in material and color. The screened areas for outdoor storage adjacent to the container 

buildings also relate to these repeating linear elements, but with tighter spacing. The new 

Agenda Item 4B     Page 38 of 40



2 

 

planters will also be very close matches to the colors of surrounding walls or other architec-

tural elements. Even the colors in the landscape materials and some of the furnishings are 

designed to harmonize with the building and paving elements. Some elements in the furni-

ture and interiors of the container buildings will not be designed to harmonize so much as 

to create a playful mixture and variety. Signs and lighting will also harmonize with the ex-

isting. All of the existing lighting is planned to remain in place. 

 

F E E S  

Macerich understands this and has or will address this separately. 

 

L A N D S C A P I N G  

1.� Please refer to the 7_Site Development Plan sheet SD-3. The landscape plan has been 

thoroughly revised, as have railings, planters, and plant species. Colors of all of these ele-

ments have been designed to harmonize with surrounding elements. 

2.� See above. Plantings have been chosen to be low water-use varieties. It is intended that 

colorful perennial flowers will be early season types that will fill in until the longer grasses 

in the centers of the planters have time to grow in. Watering will be done by hand in ac-

cordance with the already-established watering and maintenance program the Mall has 

been using for the past 8+ years. 

3.� Stone mulch has been replaced with bark mulch. Soils and mulching will be designed in 

accordance with City landscaping standards and to reduce evaporation and chemical use. 

 

L E G A L  D O C U M E N T S :  

Macerich understands this and has or will address this separately. 

 

P A R K I N G :  

1.� Parking counts have been calculated for the tavern uses. Table 9-4 in Section 9-9-6 of the 

Boulder code refers to “floor area” and makes no reference to the area of outdoor seating. 

We feel this is an important distinction, and should be consistent with other restaurants 

and taverns in Boulder that have outdoor seating areas that have not been calculated into 

parking counts. Given the context, we must consider that most of these patrons are already 

coming to the mall for other reasons. The number of users is likely to be similar to the 

number of skaters when the rink occupied this plaza, and that use was more likely to have 

generated unique destination auto trip visits than these ones. The floor areas of the build-

ings in this revised plan is only 832sf. At 1 parking space for every 250sf, we’d need an 

additional 4 vehicle parking spaces (and we’d need an additional 4 bicycle spaces, as 4 is 

the minimum). These are the numbers that we are showing in the attached chart. However, 

if we were to take the most conservative view of these tenants that their customers will not 

also be patrons of the mall and we calculate the total area of the outdoor seating areas 

separated by railings (and including the buildings), rather than the floor area of the build-

ings alone, we arrive at 6,830sf. At 1 parking space for 250sf, these uses would require an 

additional 28 spaces. There is currently a surplus of 280 more spaces provided at 29th 

Street than what is required (see attached chart). Thus, when the proposed development is 

complete, even if we assume the most conservative view of the parking requirements, there 

will still be a surplus of 252 spaces. 

2.� 4 new bicycle spaces are required. However, according to this most conservative argument 

above, the addition of the 6,830sf of tavern uses would require 10 new bicycle parking 
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spaces; 3 long term and 7 short term. We propose to provide these new bike racks/ spaces 

adjacent to existing racks (refer to Site Development Plan). 

 

P L A N  D O C U M E N T S :  

1.� Please refer to revised signage diagram. We are requesting in this Amendment that the area 

of signage for signs areas 3 and 4 be extended to include the center of the plaza (see at-

tached diagram labelled “Revised-Storefront-Types-3.pdf”). We propose to amend this dia-

gram to allow for sign types B, E, J, M, N in the center of this plaza as a logical extension 

of the existing approved signage program (see attached diagram labelled “Pages-from-

Twenty-Ninth-Street-Sign-Program.pdf”). 

2.� See 7_Site Development Plans for details related to landscaping, railings, details, and ex-

isting character. We are assuming that the details of furniture within the tenant spaces are 

not subject to Site Review requirements and as such may change with tenants and other 

considerations without the need to amend this Amendment. 

3.� See 2 above. 

4.� See 2 above. 

5.� See 8_Architectural Plans sheet A-2, A-3 (Elevations), and 7_Site Development Plan sheet 

SD-2 (Site Plan). Please note that with the revised location of the container structures in 

the middle of the plaza, the doorways on the periphery of the plaza are not encumbered by 

the back side of the containers as before, but open up to an active plaza environment as 

originally envisioned. 

6.� See 7_Site Development Plan sheet SD-5 Plaza Lighting Plan. The pole lights that currently 

exist will remain in place, as will all of the other lighting in the plaza. Two pole lights with 

downward casting light will be re-installed in the same location where they previously ex-

isted but were removed. This replaces the existing, previously approved lighting plan for the 

space. The design intent is for a generally low light level to create a romantic evening am-

biance. Existing light fixtures will provide adequate lighting for safety considerations as cur-

rently exists. It is anticipated that the light spill from the interior lighting of the container 

buildings as well as small, portable, solar-powered luminaires set on tables will provide a 

little more lighting when the container buildings are open for business. When closed for 

business, it is anticipated that the area within the railings will be closed off after dark so 

that higher light levels will not be necessary. 

 

Thank you very much in advance for your attention. Please feel free to call us with any questions. 
 
 
S I N C E R E L Y ,  
 

 

 

 

Roger Thorp, AIA, LEED AP, NCARB 

Lead Architect 

Thorp Associates, P.C. 

970.586.9528 

David A. Biek, 

Consultant Architect 

Arcadea Architecture 

303.449.6605 
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