
 

MEMORANDUM 
 

TO: Planning Board  
FROM: Sloane Walbert, Case Manager 
DATE: March 14, 2016 
SUBJECT: Call-Up Item: SITE REVIEW AND NONCONFORMING USE REVIEW for the 

reconfiguration of 96 existing apartment units at the Cavalier Apartments at 2900 E. Aurora 
Ave. and an associated 16 percent parking reduction (case nos. LUR2015-00107 and 
LUR2016-00009). The project site is zoned Residential - High 5 (RH-5). The call-up period 
expires on March 21, 2016. 

 

 
Background.   The 4.6-acre project site is located south of and adjacent to E. Aurora Ave., between 28th and 
30th Streets. The property is located approximately a quarter mile from the University of Colorado campus with 
easy access via an underpass of U.S. 36 and multi-use path at the westernmost terminus of E. Aurora Ave. The 
southeast section of campus contains the law, engineering and business buildings. Refer to Figure 1 for a 
Vicinity Map. 

 

 

Figure 1: Vicinity Map 
 

The project site is located in the Residential - High 5 (RH-5) zone district, which is defined as “high density 
residential areas primarily used for a variety of types of attached residential units, including, without limitation, 
apartment buildings, and where complementary uses may be allowed” (section 9-5-2(c)(1)(F), B.R.C. 1981). 
Refer to Figure 2 on the following page. At the time of development, the property was zoned MR-3 (Multi-Family 
Residence District). Subsequently, the property was zoned HR-E (High Density Residential - Established). 

Project Site 

University of 
Colorado 
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Figure 2: Zoning Map 
 

In 2004, the area to the northwest along the 28th Street frontage road was rezoned from Transitional Business – 
Developing (TB-D) to Residential - High 3 (RH-3). The RH-3 zone was established as a new zoning district in 
2004 to implement strategies from Resolution 922 adopted by City Council at the culmination of the 
Jobs/Population study that would permit higher housing densities on parcels adjoining the University of 
Colorado. In addition, RH-3 was established to meet the city goal of providing more housing in the community, 
particularly in this case for students. 
 
The character of the area is identifiably high-density residential with a variety of multi-family, high density 
residential developments surrounding the project site, including the Spanish Towers (805 29th St.) to the 
southwest, Kensington Apartments (2950 Bixby Ave.) to the south, Montclair Court Condos (2850 E. Aurora 
Ave.) to the west, Blue Sky Lofts (2905 E. Aurora Ave.) to the northwest and the Sterling University Peaks 
Apartments (2985 E. Aurora Ave) to the northeast. Refer to Attachment E for a survey of surrounding uses. 
 
The property consists of two developments built at separate times (refer to Figure 3). According to permit 
records, a building permit was issued in 1964 for 144 units at 2900 E. Aurora Ave. Another developer took over 
the project in 1965 and constructed 149 units with 148 on-site parking spaces. Subsequently, a building permit 
was issued in 1971 for the property at 2898 E Aurora Ave. for a 72-unit apartment building with 108 on-site 
parking spaces. Documentation from 1975 describes both properties as legal nonconforming uses. Ninety six of 
the existing units are considered efficiency living units. An efficiency living unit is defined as “a dwelling unit that 
contains a bathroom and kitchen and does not exceed a maximum floor area hundred seventy five square feet” 
(section 9-16, B.R.C. 1981).  
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Figure 3: Development Addressing 

 
For the purposes of applying the intensity standards in the land use code, two ELUs are equivalent to one 
dwelling unit per the land use code section 9-8-7, B.R.C. 1981. The existing development is considered a legal 
“nonconforming use” because the use of the site was approved and developed prior to the current zoning 
standards and does not meet current residential density requirements. The property exceeds the maximum 
permitted density in the RH-5 zone district with 37 dwelling units per acre where 27.2 units per acre are 
permitted. Additionally, the property does not meet the minimum useable open space per dwelling unit with 433 
square feet of open space per dwelling unit where 600 square feet are required. The city’s code recognizes and 
allows for the continuance and expansion of legal nonconforming uses as discussed in the “Process” section 
below. 
 

 
Figure 4: East Building 

 

 
Figure 5: West Building 

2898 E Aurora Ave 2900 E Aurora Ave 
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Project Proposal.  The applicant is proposing to renovate the existing apartment units at the Cavalier Apartments, 
including the reconfiguration of 96 existing units. The following changes to the existing floor plans are part of the 
proposal: 

 Conversion of 36 one-bedroom units in the east building to two-bedroom, one-bath units; 

 Conversion of 12 two-bedroom units in the east building to three-bedroom, two-bath units; 

 Conversion of 48 one-bedroom units in the west building to two-bedroom, one-bath units. 
 
In total, 96 bedrooms and 12 new bathrooms will be added to the buildings. All units within the development will 
receive new interior finishes. All proposed conversions are internal and no additional units or floor area will be 
added to the site. The units proposed for reconfiguration currently contain long galley-style rooms (refer to 
Figure 6 below). Many of the subject bedrooms currently contain room separators that informally separate the 
rooms. The proposal would improve the function of these units. 

 

 
Figure 6: Proposed Changes to Floor Plans 

 
Note that the occupancy restrictions in section 9-8-5, B.R.C. 1981 are based on dwelling unit, not bedrooms. 
Members of a family plus one or two roomers or up to four unrelated persons may occupy a unit in the RH-5 
zone district. Up to two people may occupy an efficiency living unit (section 9-8-7, B.R.C. 1981). Since the 
number of efficiency living units will not increase with the proposal, the allowable occupancy of the property will 
not increase. 
 
In order to meet the criteria for modifications to nonconforming uses and the site review criteria, the development 
proposal also includes several site improvements (refer to Attachment D for the applicant’s proposed plans). 
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The following is included in the proposal: 

 Life safety upgrades to the apartment buildings, including a new fire sprinkler system; 

 Conversion of two existing maintenance buildings and six internal utility/laundry rooms to provide 336 
long-term, secure bike parking spaces on grid style and vertical racks. This amount of bike parking 
exceeds the total requirement of 330 spaces; 

 Provision of 186 short-term, public bike parking spaces dispersed throughout the site on inverted “u” 
racks. This amount of bike parking exceeds the total requirement of 110 spaces; 

 Closure of one of the five curb cuts and drive accesses onto E. Aurora Ave. Reconfiguration of the 
parking lot to eliminate the western driveway and curb cut, which results in the removal of 3 parking 
spaces. The area of the removed access will be converted to landscaping with 4 new trees; 

 Conversion of the existing leasing office structure to a clubhouse for use by residents of the property 
with a small office/work space and workout area. The conversion will add 1,025 square feet of usable 
interior open space meeting the requirements of section 9-9-11(f), “Special Open Space Requirements 
Applicable to Residential Uses,” B.R.C. 1981; 

 Provision of a new trash and recycling enclosure on the northwest corner of the property with screening 
that is consistent with the current code requirements pursuant to section 9-9-18, “Trash Storage and 
Recycling Areas,” B.R.C. 1981. Two existing trash and recycling enclosures will be upgraded with 
compatible new metal gates to provide full screening; 

 Replacement of the existing 4.5-foot sidewalk on E. Aurora Avenue with a 6-foot attached sidewalk, 
which can accommodate the existing power line poles and is consistent with surrounding properties; 

 Updating the landscape to provide additional parking lot landscaping, parking lot screening, street trees 
and trash screening pursuant to sections 9-9-12, “Landscaping and Screening Requirements” and 9-9-
13, “Streetscape Design Standards,” B.R.C. 1981. The proposal includes the addition of 36 new trees; 

 Upgrading site lighting to meet the outdoor lighting standards of section 9-9-16, B.R.C. 1981. A 
comprehensive photometric analysis and plan were prepared to demonstrate full compliance with the 
standards; 

 Maintenance of building exterior façades elements, including new windows and paint; and 

 A robust Transportation Demand Management (TDM) Plan, which includes unbundled parking and the 
provision of excess bicycle parking, Eco Passes and a transportation information center within the 
community center. 

 
Review Process.  As noted above, the project site is considered a legal nonconforming use with respect to 
density. The development proposal is considered an expansion of a nonconforming use as defined in chapter 9-
16, “Definitions,” B.R.C. 1981, because the proposal will increase the required parking and will add bedrooms.  
 

“Expansion of nonconforming use" means any change or modification to a nonconforming use that 
constitutes: 

(1) An increase in the occupancy, floor area, required parking, traffic generation, outdoor storage, 
or visual, noise, or air pollution;  
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(2) Any change in the operational characteristics which may increase the impacts or create adverse 
impacts to the surrounding area including, without limitation, the hours of operation, noise, or 
the number of employees;  

(3) The addition of bedrooms to a dwelling unit, except a single-family detached dwelling unit; or  
(4) The addition of one or more dwelling units.” 

 
Pursuant to section 9-10-3(c)(2), “Standards for Changes to Nonstandard Buildings, Structures and Lots, and 
Nonconforming Uses,” B.R.C. 1981, applications for Nonconforming Use Review are reviewed for consistency with 
the criteria set forth in subsection 9-2-15(e) and (f), B.R.C. 1981. Generally, the Nonconforming Use Review criteria 
are focused on minimizing adverse impacts to surrounding properties, maintaining consistency surrounding uses as 
well as area character, and improving the appearance of the property and decreasing the level of nonconformity of 
the site.  
 
The proposal increases the required parking to 288 spaces where 242 are proposed to be provided. Per section 9-9-
6(f)(2), “Residential Parking Reductions,” B.R.C. 1981, parking reductions for residential projects may only be 
granted as part of a Site Review approval under section 9-2-14, "Site Review," B.R.C. 1981. The addition of 
bedrooms to the nonconforming use are analyzed and documented through Use Review and the proposed parking 
reduction is analyzed and documented through the Site Review. 
 
Analysis.  The proposal was found to be consistent with the Use Review criteria pursuant to subsections 9-2-
15(e) “Criteria for Review” and (f) “Additional Criteria for Modifications to Nonconforming Uses” and the Site 
Review criteria pursuant to subsection 9-2-14(h) “Criteria for Review,” B.R.C. 1981. The proposed renovation of 
the buildings will have minimal negative impact on the use of nearby properties and is compatible with the 
surrounding area. The property is located less than a quarter mile from the University of Colorado campus. The 
addition of bedrooms will not change the character of the area, a high density zoning district that currently has a 
number of apartment buildings primarily rented to university students. The changes proposed to the site provide 
quality bike parking, upgraded site lighting, and additional landscaping and usable open space. The site 
upgrades will improve the physical appearance of the site. 
 
In terms of the requested parking reduction, the submitted TDM Plan, parking study and traffic impact analysis 
demonstrate that potential traffic increases can be accommodated within the existing transportation network and 
that any additional parking demand can be accommodated on the site. Staff finds the request for a 16 percent 
parking reduction to be acceptable given the nature of occupancy, the site’s proximity to the University of 
Colorado and major transit corridors, and the applicant’s proposed Transportation Demand Management (TDM) 
plan. The proposal is consistent with several comprehensive plan policies, in particular policy 6.10 “Managing 
Parking Supply.” Refer to Attachments B and C for staff’s complete criteria analysis. 
 
Public Comment.  Required public notice was given in the form of written notification mailed to all property 
owners within 600 feet of the subject property and a sign posted on the property for at least 10 days. Separate 
notices were mailed for the Nonconforming Use Review, on Nov. 4, 2015, and the Site Review, on Jan. 20, 
2016. All notice requirements of section 9-4-3, “Public Notice Requirements,” B.R.C. 1981 have been met. In 
response to the required public notice, numerous comments have been received (refer to Attachment F). 
Generally, the comments express concerns regarding: 

 Area is already overcrowded and overburdened by student rental units. Density should not be 
increased; 

 Increased traffic in an area that is already congested; 
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 Street parking is already limited. A parking reduction would put pressure on the street parking, making 
the current situation worse. 

 Proposal would have detrimental effect on the neighborhood's quality of life with increased traffic, 
crime, parking problems, trash and noise issues. 

 
The applicant held a meeting with the Spanish Towers Home Owner’s Association on Feb. 10, 2016 to discuss 
their concerns. After the applicant presented their proposal, members of the HOA in attendance expressed 
enthusiasm about the proposed investment in the property but voiced concerns about the lack of on-street 
parking, crime and trash management. 
 
Conclusion.  Staff finds that the proposed project meets the relevant criteria of section 9-2-15, “Use Review” 
and section 9-2-14(h)(2), “Site Review,” B.R.C. 1981, specifically subsection K, “Additional Criteria for Parking 
Reductions.” Refer to Attachments B and C for a complete analysis of the Use Review and Site Review criteria. 
 
Parking reductions under 50 percent do not require Planning Board review. Thus, the applications are subject to 
a staff level decision and 14-day Planning Board call-up period. The proposal was approved by Planning and 
Development Services staff on March 7, 2016 and the decision may be called up before Planning Board on or 
before March 21, 2016. There is one Planning Board hearing scheduled during the required 14-day call-up 
period on March 17, 2016. Questions about the project or decision should be directed to the Case Manager, 
Sloane Walbert at (303) 441-4231 or at walberts@bouldercolorado.gov. 

 
Attachments:  
A. Disposition of Approval 
B. Analysis of Use Review Criteria 
C. Analysis of Site Review Criteria 
D. Applicant’s Proposed Plans 
E. Surrounding Uses 
F. Public Comment 
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ATTACHMENT B: Analysis of Use Review Criteria 

Overall, the project was found to be consistent with the criteria for Use Review set forth in subsections 9-2-15(e) 
and (f), B.R.C. 1981. 

Section 9-10-3. Changes to Nonstandard Buildings, Structures, and Lots and Nonconforming Uses: 

(c) Nonconforming Uses: 

(1) Nonconforming Changes to Conforming Use Prohibited: No conforming use may be changed to a 
nonconforming use, notwithstanding the fact that some of the features of the lot or building are 
nonstandard or the parking is nonconforming. 

(2) Standards for Changes to Nonconforming Uses: The city manager will grant a request for a change of use, 
which is the replacement of one nonconforming use with another, if the modified or new use does not 
constitute an expansion of a nonconforming use. Any other change of use that constitutes expansion of a 
nonconforming use must be reviewed under procedures of section 9-2-15, "Use Review," B.R.C. 1981. 

(3) Nonconforming Only as to Parking: The city manager will grant a request to change a use that is 
nonconforming only because of an inadequate amount of parking to any conforming use allowed in the 
underlying zoning district upon a finding that the new use will have an equivalent or less parking 
requirement than the use being replaced. 

 
Section 9-2-15(e), B.R.C. 1981, “Use Review” 

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

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

The project site is zoned Residential - High 5 (RH-5), which is defined as “high density residential areas 
primarily used for a variety of types of attached residential units, including without limitation, apartment 
buildings, and where complementary uses may be allowed” (section 9-5-2)(c)(1)(F), B.R.C. 1981). The 
use is nonconforming due to density, as described below under (2)(D). 

      (2) Rationale: The use either: 

N/A    (A) Provides direct service or convenience to or reduces adverse impacts to the surrounding 
uses or neighborhood; 

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

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

       (D) Is an existing legal nonconforming use or a change thereto that is permitted under 
subsection (f) of this section; 

Agenda Item 4B     Page 12 of 132

https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH2REPR_9-2-15USRE
https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH2REPR_9-2-15USRE
https://www.municode.com/library/co/boulder/codes/municipal_code?nodeId=TIT9LAUSCO_CH5MOZOSY_9-5-2ZODI


 

The existing development is considered a “nonconforming use” due to the density, which 
was established prior to the current zoning standards. The property exceeds the maximum 
permitted density in the RH-5 zone district with 37 dwelling units per acre where 27.2 units 
per acre are permitted. Additionally, the property does not meet the minimum useable open 
space per dwelling unit with 433 square feet of open space per dwelling unit where 600 
square feet is required. The proposed renovation constitutes an expansion of a 
nonconforming use, since it will add bedrooms.  

This application for an expansion of an existing legal nonconforming use is permitted under 
subsection (e). Please see nonconforming use review criteria below for analysis of criteria. 

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

The proposed renovation of the buildings is reasonably compatible with, and has minimal negative 
impact on, the use of nearby properties. The proposed reconfiguration of units will improve the 
function of the units and formalize space that is commonly used for two occupants. The allowable 
occupancy will not increase with the addition of bedrooms. The addition of landscaping, elimination of 
a curb-cut and addition of dedicated short- and long-term bike parking will reduce impacts.  

The proposed addition of bedrooms is compatible with the surrounding area. The property is located 
approximately a quarter mile from the University of Colorado campus. The character of the area is 
identifiably residential with a variety of multi-family, high density residential development surrounding 
the project site. Given that the nonconforming density will remain on the site as is, and that the site is 
located within an RH-5 zoning district where there are a number of university student rentals, the 
expansion of the nonconforming use in terms of number of bedrooms with equivalent occupancy will 
be compatible in the context. 

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

The proposed expansion will not affect the existing infrastructure compared to the existing level of 
impact of the nonconforming use. The occupancy on the site will remain the same and the proposed 
expansion would have a negligible impact on existing infrastructure. 

      (5) Character of Area: The use will not change the predominant character of the surrounding area;  

The development proposal will not change the predominant character of the area. The character of the 
area is identifiably residential with a variety of multi-family, high density residential development 
surrounding the project site, including the Spanish Towers (805 29th St.) to the southwest, Kensington 
Apartments (2950 Bixby Ave.) to the south, Montclair Court Condos (2850 E. Aurora Ave.) to the west, 
Blue Sky Lofts (2905 E. Aurora Ave.) to the northwest and the Sterling University Peaks Apartments 
(2985 E. Aurora Ave) to the northeast. In addition, the project site is in proximity to the redevelopment 
of the Outlook Hotel located at 800 28th St., the Lotus Building located at 900 28th Street, the 
Province located at 950 28th St., and Landmarks Lofts II located at 970 28th St., all of which are 
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student oriented developments ranging in density from 22 dwelling units per acre to 64 dwelling units 
per acre. 

The addition of bedrooms will not change the character of the area, a high density zoning district that 
currently has a number of apartment buildings primarily rented to university students. 

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

Not applicable, the proposal does not include the conversion of dwelling units. 

(f) “Additional Criteria for Modifications to Nonconforming Uses”: No application for a change to a 
nonconforming use shall be granted unless all of the following criteria are met in addition to the criteria set forth 
above: 

      (1) Reasonable Measures Required: The applicant has undertaken all reasonable measures to reduce or 
alleviate the effects of the nonconformity upon the surrounding area, including, without limitation, 
objectionable conditions, glare, adverse visual impacts, noise pollution, air emissions, vehicular traffic, 
storage of equipment, materials, and refuse, and on-street parking, so that the change will not 
adversely affect the surrounding area. 

The changes proposed to the site provide quality bike parking and additional landscaping. The 
conversion of two existing maintenance buildings and six internal utility/laundry rooms will provide 336 
long term, secure bike parking spaces. In addition, 186 short term, public bike parking spaces will be 
dispersed throughout the site on inverted “u” racks. The removal of one of the existing curb-cuts, 
addition of landscaping to serve as screening and upgraded outdoor lighting will reduce impacts on 
adjacent properties. Overall, landscape improvements will alleviate the effects of the nonconforming 
upon the surrounding area. Additionally, the conversion of the existing leasing office structure to a 
clubhouse for use by residents will provide additional quality open space for residents. A new trash 
enclosure with screening should reduce refuse and/or junk on the property. These improvements are 
considered reasonable measures given the constraints of the existing site layout. 

      (2) Reduction in Nonconformity/Improvement of Appearance: The proposed change or expansion will 
either reduce the degree of nonconformity of the use or improve the physical appearance of the 
structure or the site without increasing the degree of nonconformity. 

The project site is nonconforming as to density. No dwelling units are being added to the property, 
there is no change to the use category (attached housing), and the allowable occupancy of the 
property will not change. Hence, the degree of nonconformity is not increasing. The provision of short- 
and long-term bike parking will exceed the current code requirements. Upgrades to the site lighting will 
meet the outdoor lighting standards of section 9-9-16, B.R.C. 1981. While full compliance with the 
landscape standards is not possible given the constraints of the current site design, removing the 
cobble and planting appropriate low maintenance drought tolerant vegetation is a significant site 
improvement. All parking lots will be screened from the street and adjacent properties and contain 
additional interior lot landscaping. These measures will reduce the degree of nonconformity of the use. 
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Additionally, the site upgrades will improve the physical appearance of the site. The changes will 
provide additional usable outdoor space for residents, quality bike parking and additional landscaping. 
The proposal includes the addition of a trash enclosure, which is compatible with the existing 
enclosures, and upgraded outdoor lighting. The renovation will include exterior maintenance of the 
buildings like new paint and windows.  

      (3) Compliance With This Title/Exceptions: The proposed change in use complies with all of the 
requirements of this title: 

  N/A   (A) Except for a change of a nonconforming use to another nonconforming use; and 

Not Applicable. The existing apartment use will remain. 

  N/A   (B) Unless a variance to the setback requirements has been granted pursuant to section 9-2-3, 
"Variances and Interpretations," B.R.C. 1981, or the setback has been varied through the 
application of the requirements of section 9-2-14, "Site Review," B.R.C. 1981. 

      (4) Cannot Reasonably Be Made Conforming: The existing building or lot cannot reasonably be utilized or 
made to conform to the requirements of chapter 9-6, "Use Standards," 9-7, "Form and Bulk 
Standards," 9-8, "Intensity Standards," or 9-9, "Development Standards," B.R.C. 1981. 

The existing nonconforming use cannot reasonable be made to conform to the intensity standards of 
chapter 9-8. The scope and cost of demolishing the nonconforming use that has been operated in this 
manner for decades is not proportional to the proposal being requested. 

  N/A   (5) No Increase in Floor Area over Ten Percent: The change or expansion will not result in a cumulative 
increase in floor area of more than ten percent of the existing floor area. 

Not applicable, there is no increase in floor area as part of the proposal. 

  N/A   (6) Approving Authority May Grant Zoning Variances: The approving authority may grant the variances 
permitted by subsection 9-2-3(d), B.R.C. 1981, upon finding that the criteria set forth in subsection 9-
2-3(h), B.R.C. 1981, have been met. 

Modifications are requested to the parking standards, under review through the Site Review criteria. 
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ATTACHMENT C: Analysis of Site Review Criteria 
 

Section 9-9-6(f) Motor Vehicle Parking Reductions: 

(2) Residential Parking Reductions: Parking reductions for residential projects may be granted as part of a 
site review approval under Section 9-2-14, "Site Review," B.R.C. 1981. 

Section 9-2-14(h), B.R.C. 1981, “Site Review” 

No site review application shall be approved unless the approving agency finds that: 

(1) Boulder Valley Comprehensive Plan: 

   (A) The proposed site plan is consistent with the land use map and the service area map and, on balance, 
the policies of the Boulder Valley Comprehensive Plan. 

The BVCP designates this site as HR – High Density Residential. The proposal is consistent with the 
land use map and service area plan and is consistent with the following policies of the BVCP: 

 2.03 Compact Development Pattern 

 2.09 Neighborhoods as Building Blocks 

 2.10 Preservation and Support for Residential Neighborhoods 

 2.16 Mixed Use and Higher Density Development 

 2.32 Physical Design for People 

 2.35 Outdoor Lighting/Light Pollution 

 2.37 Enhanced Design for Private Sector Projects 

 6.08 Transportation Impact 

 6.10 Managing Parking Supply 

 7.06 Mixture of Housing Types 

 7.07 Preserve Existing Housing Stock 

 7.09 Housing for a Full Range of Households 

 7.10 Balancing Housing Supply with Employment Base 

Resolution 922 was adopted by the City Council in 2003 in part to "consider the potential for higher 
housing densities on parcels adjoining the University of Colorado". The land use designation of 
several properties to the northwest were changed in the early 2000s from Transitional Business to 
High Density Residential land use to implement this policy. There is a desire on the city's part to see 
additional high density housing in this area. 

When assessing parking demand related to a request for a parking reduction, staff looks to the 
BVCP criteria for the city’s values regarding parking, which are expressed in the Boulder Valley 
Comprehensive Plan (BVCP) policy 6.10, Managing Parking Supply that states, “Providing for 
vehicular parking will be considered as a component of a total access system of all modes of 
transportation - bicycle, pedestrian, transit and vehicular - and will be consistent with the desire to 
reduce single occupant vehicle travel, limit congestion, balance the use of public spaces and 
consider the needs of residential and commercial areas. Parking demand will be accommodated in 
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the most efficient way possible with the minimal necessary number of new spaces. The city will 
promote parking reductions through parking maximums, shared  parking, unbundled parking, 
parking districts and transportation demand management programs.” 

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

The comprehensive plan designation of High Density Residential includes an intent statement of density 
for “more than 14 dwelling units per acre.” The development is a legal nonconforming use that exceeds 
density standards. The proposed project does not include additional dwelling units. However, since the 
existing density on the site is a legal nonconforming use and this proposal does not add any additional 
density to the site, this subparagraph is inapplicable. 

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

N/A (ii) The maximum number of units that could be placed on the site without waiving or varying any of 
the requirements of Chapter 9-8, "Intensity Standards," B.R.C. 1981. 

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

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

 (2) Site Design: Projects should preserve and enhance the community's unique sense of place through creative 
design that respects historic character, relationship to the natural environment, multi-modal transportation 
connectivity and its physical setting. Projects should utilize site design techniques which are consistent with the 
purpose of site review in subsection (a) of this section and enhance the quality of the project. In determining 
whether this subsection is met, the approving agency will consider the following factors: 

    (A) Open Space: Open space, including, without limitation, parks, recreation areas, and playgrounds: 

    (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; 

Today, the project site is limited in its open space amenities and landscape quality and quantity. 
As part of the development proposal, the applicant will bring the project site closer into 
compliance with the landscape standards as well as create a new functional open space in the 
form of a new community center. Existing open space areas will be improved with new 
landscaping. 

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

Not applicable, the proposed development will not incorporate detached residential units. 

    (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; 
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There are no environmentally sensitive species or habitats on the site. The site is primarily 
paved. The proposed landscaping will be an improvement over what exists today and will 
provide for a significant increase in the amount of trees onsite. 

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

The proposed open space on-site provides a relief to the proposed project density for all 
residents and will serve both active and passive recreational activities with a combination of 
open areas including a dog park, picnic areas, and a swimming pool with patio. The proposal 
will provide screening for the parking lots from the street and adjacent properties, which will 
provide a relief to the density.  

   (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 open space will serve both active and passive recreational activities with a 
combination of open areas, formal and informal planting areas, as well as communal, grade 
level open spaces. Additionally, the conversion of the existing leasing office structure to a 
clubhouse for use by residents will provide additional quality open space for residents. A 
fitness center will provide indoor recreation opportunities for the residents. 

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

Not applicable, there are no environmentally sensitive species or habitats on the site. 

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

Not applicable. There is no established area-wide or city-wide open space system in the area. 

 N/A (B) Open Space in Mixed Use Developments (Developments that contain a mix of residential and 
non-residential uses) 

      (C) Landscaping 

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

Today the project site is limited in the quantity and quality of its existing landscape, not meeting 
many of the current standards, including interior parking lot landscaping and screening 
standards, and street tree requirements. As part of the development proposal, the applicant will 
provide interior parking lot landscaping and screening that will also provide relief to the site 
paving and soften the parking area as well as provide a buffer to the surrounding development. 
The proposed landscape will provide for a variety of plant and hard surface materials. 

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. There are no known threatened and endangered species existing on-site. 
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    (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 

  Overall, the proposed landscape is an improvement over the existing dilapidated site 
conditions that will provide an aesthetic enhancement. The proposal will bring the site closer 
into compliance with the landscape standards. To provide plantings in excess of the 
landscaping requirements would require the removal of a significant amount of parking. 

    (iv) The setbacks, yards and useable open space along public rights of way are landscaped to 
provide attractive streetscapes, to enhance architectural features and to contribute to the 
development of an attractive site plan. 

  The proposed landscape and streetscape plans will be a significant improvement over what 
currently exists onsite and will provide for a variety of plant and hard surface materials to 
provide a pleasant pedestrian environment. 

   (D) Circulation: Circulation, including, without limitation, the transportation system that serves the 
property, whether public or private and whether constructed by the developer or not: 

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

     (ii) Potential conflicts with vehicles are minimized; 

     (iii) Safe and convenient connections are provided that support multi-modal mobility through and  
between properties, accessible to the public within the project and between the project and 
the existing and proposed transportation systems, including, without limitation, streets, 
bikeways, pedestrianways and trails; 

  Connections to transportation systems, streets, bikeways and pedestrian ways are safe, 
convenient, and accessible through the site through a series of pedestrian paths as well as a 
designated bike route on E. Aurora Ave. The proposal includes the replacement of the 
existing attached 4.5-foot sidewalk on E. Aurora Ave. with a 6-foot wide sidewalk. 

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

  Alternatives to the automobile are being promoted through a Transportation Demand 
Management Plan, installation of bike racks, covered and secure bike storage, the provision 
of convenient pedestrian connections throughout the site to surrounding properties as well as 
to the nearby pedestrian underpass connection underneath 28th Street to the university. 
There are a total of 522 bike parking spaces proposed to be provided on the site: 186 short-
term spaces and 336 interior long-term bike storage spaces. 

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

  The proposed TDM will provide a shift away from single-occupant vehicle use to alternate 
modes with the installation of bike racks and the provision of Eco Passes to encourage 
alternate modes of transit. The proposal also includes unbundled parking and a 
transportation information center within the leasing office. 
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     (vi) On-site facilities for external linkage are provided with other modes of transportation, where 
applicable; 

  Visitor bike racks are planned on site to encourage external pedestrian and bicycle linkages. 

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

   There is no significant street system within the project. Curb cuts have been minimized to 
provide only necessary access to the existing parking areas. 

     (viii) The project is designed for the types of traffic expected, including, without limitation, 
automobiles, bicycles, and pedestrians, and provides safety, separation from living areas, 
and control of noise and exhaust. 

   The site has been well-designed for the expected traffic needs. Based on the proximity of 
the site to the university and the pedestrian underpass, a great deal of bicycle and 
pedestrian traffic is anticipated to continue through and around the site.  

     (E)Parking 

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

  The parking area that serves the development is existing on the project site. Today, the 
existing parking area does not meet the interior parking lot landscape or screening 
standards. While the parking area is existing and its general layout will not be altered, the 
development proposal does includes improvements to the existing parking area, including 
eliminating a curb cut, reconfiguring one of the parking areas, and additional screening. 

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

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

  The parking is located where existing parking is located. The reorganization of the parking 
area and closure of a curb cut will reduce the visual impact that exists today. 

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

  As described above, to provide plantings in excess of the landscaping requirements would 
require the removal of a significant amount of parking. 
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    (F) Building Design, Livability, and Relationship to the Existing or Proposed Surrounding Area 

N/A  (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, orientation is not being altered as part of the development 
proposal. The existing building will remain. 

 N/A (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 building height, mass, scale, orientation is not being altered as part of the development 
proposal. The existing building will remain. 

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

The building height, mass, scale, orientation is not being altered as part of the development 
proposal. The existing building will remain. 

     (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 property is located less than a quarter mile from the University of Colorado campus. 
The character of the area is identifiably residential with a variety of multi-family, high density 
residential development surrounding the project site. No major changes are proposed to the 
building facades. The renovation will include exterior maintenance of the buildings like new 
paint and windows. 

    (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; 

Although the scope of the redevelopment of the project site is limited, improvements will 
occur to the building exterior, including windows and repainting, and site, including 
landscape improvements. The applicant is proposing closing a curb cut along E. Aurora 
Ave., upgrading the existing sidewalk on E. Aurora to a 6-foot attached sidewalk, as well as 
parking lot and streetscape improvements. All of the aforementioned improvements will 
create a safer, more vibrant pedestrian experience that is well connected and where 
pedestrian/vehicular conflicts are minimized. 

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

     (vii) For residential projects, the project assists the community in producing a variety of housing 
types, such as multifamily, townhouses and detached single family units, as well as mixed 
lot sizes, number of bedrooms and sizes of units; 

The project will reconfigure 96 existing units to provide 96 additional bedrooms in an area 
that has a high demand for student residential. This will provide additional housing 
opportunities by increasing the variety in number of bedrooms provided in each unit. The 
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proposed reconfiguration of units will improve the function of the units and formalize space 
that is commonly used for two occupants. The allowable occupancy will not increase with 
the addition of bedrooms.  

     (viii) For residential projects, noise is minimized between units, between buildings, and from 
either on-site or off-site external sources through spacing, landscaping, and building 
materials; 

The development proposal includes landscape improvements including along the side yards 
which will provide a buffer between the adjacent properties and the project site. 

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

A lighting plan has been provided which includes upgrading the site lighting to meet the 
outdoor lighting standards of section 9-9-16, B.R.C. 1981. The upgrades will augment 
security, energy conservation, safety, and aesthetics on the site. 

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

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

The addition of landscaping will mitigate urban heat island effects. 

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

  Although the development proposal includes improvements and updates to the existing 
building exterior, the exterior materials will remain the same, including brick and lap siding. 

 N/A (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; 

There will be no grading as a result of the development proposal. 

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 

The project site is not located within an urbanizing area; it is located in Area I. 

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

N/A (G) Solar Siting and Construction: For the purpose of ensuring the maximum potential for utilization of 
solar energy in the City, all applicants for residential site reviews shall place streets, lots, open spaces, 
and buildings so as to maximize the potential for the use of solar energy in accordance with the 
following solar siting criteria: 
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 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. 

 N/A (ii)  Layout and Building Siting: Lots are oriented and buildings are sited in a way which 
maximizes the solar potential of each principal building. Lots are designed to facilitate siting 
a structure which is unshaded by other nearby structures. Wherever practical, buildings are 
sited close to the north lot line to increase yard space to the south for better owner control 
of shading. 

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

 N/A (iv) Landscaping: The shading effects of proposed landscaping on adjacent buildings are 
minimized. 

 N/A (H) Additional Criteria for Poles Above the Permitted Height: No site review application for a pole 
above the permitted height will be approved unless the approving agency finds all of the following: 

 N/A (i) The light pole is required for nighttime recreation activities, which are compatible with the 
surrounding neighborhood, or the light or traffic signal pole is required for safety, or the 
electrical utility pole is required to serve the needs of the city; and 

 N/A (ii) The pole is at the minimum height appropriate to accomplish the purposes for which the pole 
was erected and is designed and constructed so as to minimize light and electromagnetic 
pollution. 

N/A (I) Land Use Intensity Modifications 

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

(a) The density of a project may be increased in the BR-1 district through a reduction of the lot 
area requirement or in the Downtown (DT), BR-2, or MU-3 districts through a reduction in the 
open space requirements. 

(b) The open space requirements in all Downtown (DT) districts may be reduced by up to one 
hundred percent. 

(c) The open space per lot requirements for the total amount of open space required on the lot 
in the BR-2 district may be reduced by up to fifty percent. 

(d) Land use intensity may be increased up to 25 percent in the BR-1 district through a 
reduction of the lot area requirement. 

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

N/A (J) Additional Criteria for Floor Area Ratio Increase for Buildings in the BR-1 District 
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   (K) Additional Criteria for Parking Reductions: The off-street parking requirements of Section 9-7-1, 
“Schedule of Form and Bulk Standards,” B.R.C. 1981, may be modified as follows: 

    (i) Process: The city manager may grant a parking reduction not to exceed fifty percent of the 
required parking. The planning board or city council may grant a reduction exceeding fifty 
percent. 

The proposed parking reduction is 16 percent. 

(ii) Criteria: Upon submission of documentation by the applicant of how the project meets the 
following criteria, the approving agency may approve proposed modifications to the parking 
requirements of Section 9-9-6, "Parking Standards," B.R.C. 1981 (see tables 9-1, 9-2, 9-3 and 
9-4), if it finds that: 

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

The nature of the occupancy is primarily student renters. The nature of occupancy for 
student rentals in Boulder is such that there is a known need for long-term storage of 
vehicles owned by student renters rather than a need for daily-use parking. In addition, 

the site is located in an area that affords numerous non‐auto opportunities for travel. 
The University of Colorado campus is located a quarter mile to the west of the site with 
access via the Aurora Avenue underpass at US 36. The site is located in close 
proximity to the 30th Street and 29th Street multimodal corridors, including the 28th Street 

multi‐use path, 30th Street on‐street bicycle lanes, and various transit routes. Given 

these non‐auto travel opportunities, it is expected that many residents of this site do not 
need to rely on automobiles for a significant portion of their daily trips. 

The addition of bedrooms will have minimal effects on parking generation. Findings of a 
regularly updated student survey prepared by the University of Colorado’s 
Transportation and Parking Services Department support the claim that most students 
walk or bike to classes, particularly when in close proximity to campus. As summarized 
in the table on the following page, which is taken from the most recent survey, 73 
percent of students surveyed walked, biked or rode the bus to campus daily.  

The applicant has submitted a robust Transportation Demand Management (TDM) Plan 
as part of the proposal, which includes unbundled parking and the provision of excess 
short-term and long-term bicycle parking, Eco Passes and a transportation information 
center within the community center. These measures would meet the needs of the 
proposed occupants while also addressing a number of comprehensive plan policies 
such as provision on higher density residential along transit corridors, ensuring a 
commitment to a walkable city, and managing the parking supply. A parking study 
conducted as part of the TDM indicates that all site-generated parking demand can be 
accommodated on the site. Refer to the TDM and Traffic Impact Analysis in 
Attachment D for more information. 
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N/A (b) The parking needs of any nonresidential uses will be adequately accommodated 
through on-street parking or off-street parking; 

Not applicable; the development proposal is solely residential. 

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

Not applicable; the development proposal is solely residential. 

N/A (d) If joint use of common parking areas is proposed, varying time periods of use will 
accommodate proposed parking needs; and 

 Not applicable; the development proposal is solely residential. 

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

The nature of occupancy is anticipated to be student rentals, which have a well 
documented need for auto storage more than frequent parking turnover. As described 
above, the student population has a high use of alternative modes of transit particularly 
during the weekday hours when school is in session, nearly 75 percent. Similarly, it has 
been found that some students do not own cars in this close proximity to campus. 
Given the proximity to campus, the nature of occupancy is not likely to change.  

N/A (L) Additional Criteria for Off-Site Parking: The parking required under Section 9-9-6, "Parking 
Standards," B.R.C. 1981, may be located on a separate lot if the following conditions are met: 

(i) The lots are held in common ownership; 

(ii) The separate lot is in the same zoning district and located within three hundred feet of the lot that 
it serves; and 

(73% of Students 

Walk/Bike/Bus) 

CU Student Commuting Patterns 

University of Colorado Student Survey 
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(iii) The property used for off-site parking under this subparagraph continues under common 
ownership or control. 
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FTH# 15063  2900 E. Aurora

Traffic Impact Analysis

2/12/2016

Table 1 -  Intersection Level of Service Summary
Existing Existing + Project

Intersection and AM Peak PM Peak AM Peak PM Peak
Lane Groups Delay LOS Delay LOS Delay LOS Delay LOS

SIGNAL CONTROL

30th Street & Baseline Road 31.6 C 25.8 C 31.6 C 25.9 C
   Eastbound Left 51.5 D 16.2 B 51.6 D 16.4 B
   Eastbound Through+Right 17.8 B 17.6 B 17.8 B 17.6 B
   Westbound Left 22.3 C 20.1 C 22.3 C 20.2 C
   Westbound Through 38.7 D 30.1 C 38.7 D 30.2 C
   Westbound Right 28.2 C 24.7 C 28.2 C 24.8 C
   Northbound Left 23.6 C 33.0 C 23.6 C 33.0 C
   Northbound Through+Right 26.4 C 37.7 D 26.4 C 37.7 D
   Southbound Left 22.0 C 27.3 C 22.0 C 27.3 C
   Southbound Through 25.9 C 34.6 C 25.9 C 34.6 C
   Southbound Right 16.4 B 32.9 C 16.5 B 33.1 C

30th Street & E. Aurora Ave 12.3 B 9.3 A 12.6 B 9.4 A
   Eastbound Left+Through+Right 37.9 D 43.3 D 40.3 D 43.9 D
   Westbound Left+Through+Right 40.0 D 41.1 D 40.0 D 41.4 D
   Northbound Left 4.3 A 6.1 A 4.4 A 6.4 A
   Northbound Through+Right 7.2 A 6.3 A 7.2 A 6.3 A
   Southbound Left 19.6 B 4.6 A 19.6 B 4.6 A
   Southbound Through+Right 4.0 A 4.7 A 4.0 A 4.7 A

STOP CONTROL

E. Aurora Ave & 28th Street Frontage Rd 3.4 A 5.3 A 3.6 A 5.4 A
   Westbound Left+Through 10.7 B 10.6 B 10.8 B 10.7 B
   Northbound Right+Through 0.0 A 0.0 A 0.0 A 0.0 A
   Southbound Left+Through 3.4 A 3.4 A 3.5 A 3.7 A

Note:  Delay represented in average seconds per vehicle.

15063_LOS.xls

Agenda Item 4B     Page 54 of 132



Original ScaleProject # Date Drawn by Figure #

o purT r a n s p o r Gnoitt a

VICINITY MAP

2900 E. AURORA AVENUE TRAFFIC IMPACT ANALYSIS

15063 1"=500' 2/12/16 SGT 1
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Original ScaleProject # Date Drawn by Figure #

o purT r a n s p o r Gnoitt a

SITE PLAN

2900 E. AURORA AVENUE TRAFFIC IMPACT ANALYSIS

15063 1"=100' 2/12/16 SGT 2
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Original ScaleProject # Date Drawn by Figure #

o purT r a n s p o r Gnoitt a

EXISTING TRAFFIC VOLUMES

2900 E. AURORA AVENUE TRAFFIC IMPACT ANALYSIS

15063 NTS 2/12/16 SGT 3

Agenda Item 4B     Page 57 of 132



Original ScaleProject # Date Drawn by Figure #

o purT r a n s p o r Gnoitt a

NEW SITE TRIPS

2900 E. AURORA AVENUE TRAFFIC IMPACT ANALYSIS

15063 NTS 2/12/16 SGT 4
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Original ScaleProject # Date Drawn by Figure #

o purT r a n s p o r Gnoitt a

EXISTING + NEW SITE TRIPS

2900 E. AURORA AVENUE TRAFFIC IMPACT ANALYSIS

15063 NTS 2/12/16 SGT 5
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LEVEL�OF�SERVICE�DEFINITIONS�
�
�
In� rating� roadway�and� intersection�operating� conditions�with�existing�or� future� traffic�
volumes,�“Levels�of�Service”�(LOS)�A�through�F�are�used,�with�LOS�A�indicating�very�good�
operation� and� LOS� F� indicating� poor� operation.� � Levels� of� service� at� signalized� and�
unsignalized� intersections� are� closely� associated� with� vehicle� delays� experienced� in�
seconds�per�vehicle.��More�complete�level�of�service�definitions�and�delay�data�for�signal�
and�stop�sign�controlled�intersections�are�contained�in�the�following�table�for�reference.�
�

�
Level�

�of�Service�
�Rating�

�
Delay�in�seconds�per�vehicle�(a)� �

Definition��
Signalized�

�
Unsignalized�

�
A�

�
0.0�to�10.0�

�
0.0�to�10.0�

Low�vehicular�traffic�volumes;�primarily�free�flow�operations.��Density�is�
low�and�vehicles�can�freely�maneuver�within�the�traffic�stream.��Drivers�
are�able�to�maintain�their�desired�speeds�with�little�or�no�delay.�

�
B�

�
10.1�to�20.0�

�
10.1�to�15.0�

Stable�vehicular�traffic�volume�flow�with�potential�for�some�restriction�
of�operating�speeds�due�to�traffic�conditions.��Vehicle�maneuvering�is�
only�slightly�restricted.��The�stopped�delays�are�not�bothersome�and�
drivers�are�not�subject�to�appreciable�tension.�

�
C�

�
20.1�to�35.0�

�
15.1�to�25.0�

Stable�traffic�operations,�however�the�ability�for�vehicles�to�maneuver�is�
more�restricted�by�the�increase�in�traffic�volumes.��Relatively�satisfactory�
operating�speeds�prevail,�but�adverse�signal�coordination�or�longer�
vehicle�queues�cause�delays�along�the�corridor.�

�
D�

�
35.1�to�55.0�

�
25.1�to�35.0�

Approaching�unstable�vehicular�traffic�flow�where�small�increases�in�
volume�could�cause�substantial�delays.��Most�drivers�are�restricted�in�
ability�to�maneuver�and�selection�of�travel�speeds�due�to�congestion.��
Driver�comfort�and�convenience�are�low,�but�tolerable.�

�
E�

�
55.1�to�80.0�

�
35.1�to�50.0�

Traffic�operations�characterized�by�significant�approach�delays�and�
average�travel�speeds�of�oneKhalf�to�oneKthird�the�free�flow�speed.��
Vehicular�flow�is�unstable�and�there�is�potential�for�stoppages�of�brief�
duration.��High�signal�density,�extensive�vehicle�queuing,�or�corridor�
signal�progression/timing�are�the�typical�causes�of�vehicle�delays�at�
signalized�corridors.�

�
F�

�
>�80.0�

�
>�50.0�

Forced�vehicular�traffic�flow�and�operations�with�high�approach�delays�
at�critical�intersections.��Vehicle�speeds�are�reduced�substantially�and�
stoppages�may�occur�for�short�or�long�periods�of�time�because�of�
downstream�congestion.�

 
(a)��Delay�ranges�based�on�2010�Highway�Capacity�Manual�criteria.�

�
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HCM Signalized Intersection Capacity Analysis EXISTING

5: 30th St. & Baseline Rd. AM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (vph) 648 548 28 30 671 255 48 37 21 155 50 227
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 0.97 0.95 1.00 0.95 1.00 1.00 0.95 0.97 1.00 1.00
Frt 1.00 0.99 1.00 1.00 0.85 1.00 0.95 1.00 1.00 0.85
Flt Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00
Satd. Flow (prot) 3433 3502 1770 3539 1583 1770 3352 3433 1863 1583
Flt Permitted 0.12 1.00 0.37 1.00 1.00 0.72 1.00 0.67 1.00 1.00
Satd. Flow (perm) 437 3502 692 3539 1583 1345 3352 2426 1863 1583
Peak-hour factor, PHF 0.93 0.80 0.54 0.50 0.80 0.69 0.67 0.84 0.88 0.67 0.92 0.79
Adj. Flow (vph) 697 685 52 60 839 370 72 44 24 231 54 287
RTOR Reduction (vph) 0 6 0 0 0 245 0 17 0 0 0 0
Lane Group Flow (vph) 697 731 0 60 839 125 72 51 0 231 54 287
Turn Type pm+pt NA pm+pt NA Perm pm+pt NA pm+pt NA pm+ov
Protected Phases 1 6 5 2 7 4 3 8 1
Permitted Phases 6 2 2 4 8 8
Actuated Green, G (s) 51.4 41.9 32.6 28.1 28.1 30.8 26.4 34.0 28.0 46.3
Effective Green, g (s) 52.4 43.5 34.6 29.7 29.7 32.8 28.0 36.0 29.6 48.3
Actuated g/C Ratio 0.52 0.44 0.35 0.30 0.30 0.33 0.28 0.36 0.30 0.48
Clearance Time (s) 5.0 5.6 5.0 5.6 5.6 5.0 5.6 5.0 5.6 5.0
Vehicle Extension (s) 2.0 2.5 1.5 2.5 2.5 0.5 2.0 1.5 2.0 2.0
Lane Grp Cap (vph) 807 1523 298 1051 470 464 938 943 551 764
v/s Ratio Prot c0.17 0.21 0.01 0.24 0.01 0.02 c0.02 0.03 c0.07
v/s Ratio Perm c0.29 0.06 0.08 0.04 0.07 0.11
v/c Ratio 0.86 0.48 0.20 0.80 0.27 0.16 0.05 0.24 0.10 0.38
Uniform Delay, d1 26.2 20.2 22.1 32.4 26.8 23.5 26.3 22.0 25.5 16.3
Progression Factor 1.64 0.83 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 8.4 1.0 0.1 6.3 1.4 0.1 0.1 0.0 0.4 0.1
Delay (s) 51.5 17.8 22.3 38.7 28.2 23.6 26.4 22.0 25.9 16.4
Level of Service D B C D C C C C C B
Approach Delay (s) 34.2 34.9 25.0 19.6
Approach LOS C C C B

Intersection Summary
HCM 2000 Control Delay 31.6 HCM 2000 Level of Service C
HCM 2000 Volume to Capacity ratio 0.68
Actuated Cycle Length (s) 100.0 Sum of lost time (s) 16.0
Intersection Capacity Utilization 58.1% ICU Level of Service B
Analysis Period (min) 15
c    Critical Lane Group
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HCM Signalized Intersection Capacity Analysis EXISTING

64: 30th St. & Aurora Ave. AM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (vph) 36 1 29 34 7 193 14 1068 18 132 434 28
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 1.00 1.00 1.00 0.95 1.00 0.95
Frt 0.94 0.89 1.00 1.00 1.00 0.99
Flt Protected 0.97 0.99 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1706 1644 1770 3530 1770 3507
Flt Permitted 0.53 0.95 0.43 1.00 0.18 1.00
Satd. Flow (perm) 934 1568 806 3530 333 3507
Peak-hour factor, PHF 0.63 0.63 0.63 0.88 0.88 0.88 0.85 0.85 0.85 0.83 0.83 0.83
Adj. Flow (vph) 57 2 46 39 8 219 16 1256 21 159 523 34
RTOR Reduction (vph) 0 26 0 0 87 0 0 1 0 0 4 0
Lane Group Flow (vph) 0 79 0 0 179 0 16 1276 0 159 553 0
Turn Type Perm NA Perm NA Perm NA Perm NA
Protected Phases 8 4 6 2
Permitted Phases 8 4 6 2
Actuated Green, G (s) 21.0 21.0 76.5 76.5 76.5 76.5
Effective Green, g (s) 22.0 22.0 78.0 78.0 78.0 78.0
Actuated g/C Ratio 0.20 0.20 0.72 0.72 0.72 0.72
Clearance Time (s) 5.0 5.0 5.5 5.5 5.5 5.5
Vehicle Extension (s) 2.0 2.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 190 319 582 2549 240 2532
v/s Ratio Prot 0.36 0.16
v/s Ratio Perm 0.08 c0.11 0.02 c0.48
v/c Ratio 0.41 0.56 0.03 0.50 0.66 0.22
Uniform Delay, d1 37.4 38.7 4.3 6.5 8.0 4.9
Progression Factor 1.00 1.00 1.00 1.00 0.92 0.78
Incremental Delay, d2 0.5 1.4 0.1 0.7 12.2 0.2
Delay (s) 37.9 40.0 4.3 7.2 19.6 4.0
Level of Service D D A A B A
Approach Delay (s) 37.9 40.0 7.2 7.5
Approach LOS D D A A

Intersection Summary
HCM 2000 Control Delay 12.3 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.64
Actuated Cycle Length (s) 108.0 Sum of lost time (s) 8.0
Intersection Capacity Utilization 70.1% ICU Level of Service C
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis EXISTING

186: 28th St Frontage Rd & Aurora Ave. AM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 9 26 63 18 15 19
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.63 0.63 0.67 0.67 0.63 0.63
Hourly flow rate (vph) 14 41 94 27 24 30
Pedestrians 13 89 124
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 4.0 4.0 4.0
Percent Blockage 1 7 10
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 287 244 134
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 287 244 134
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 98 94 98
cM capacity (veh/h) 633 705 1435

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 56 121 54
Volume Left 14 0 24
Volume Right 41 27 0
cSH 685 1700 1435
Volume to Capacity 0.08 0.07 0.02
Queue Length 95th (ft) 7 0 1
Control Delay (s) 10.7 0.0 3.4
Lane LOS B A
Approach Delay (s) 10.7 0.0 3.4
Approach LOS B

Intersection Summary
Average Delay 3.4
Intersection Capacity Utilization 28.4% ICU Level of Service A
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis EXISTING

5: 30th St. & Baseline Rd. PM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (vph) 424 719 68 80 622 180 160 86 56 371 169 485
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 0.97 0.95 1.00 0.95 1.00 1.00 0.95 0.97 1.00 1.00
Frt 1.00 0.99 1.00 1.00 0.85 1.00 0.94 1.00 1.00 0.85
Flt Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00
Satd. Flow (prot) 3433 3490 1770 3539 1583 1770 3331 3433 1863 1583
Flt Permitted 0.24 1.00 0.30 1.00 1.00 0.48 1.00 0.60 1.00 1.00
Satd. Flow (perm) 852 3490 559 3539 1583 898 3331 2160 1863 1583
Peak-hour factor, PHF 0.92 0.92 0.85 0.80 0.89 0.90 0.96 0.82 0.82 0.85 0.87 0.92
Adj. Flow (vph) 461 782 80 100 699 200 167 105 68 436 194 527
RTOR Reduction (vph) 0 6 0 0 0 118 0 53 0 0 0 0
Lane Group Flow (vph) 461 856 0 100 699 82 167 120 0 436 194 527
Turn Type pm+pt NA pm+pt NA Perm pm+pt NA pm+pt NA pm+ov
Protected Phases 1 6 5 2 7 4 3 8 1
Permitted Phases 6 2 2 4 8 8
Actuated Green, G (s) 68.8 56.9 51.0 44.1 44.1 34.1 25.0 35.9 25.9 45.6
Effective Green, g (s) 69.8 58.5 53.0 45.7 45.7 36.1 26.6 37.9 27.5 47.6
Actuated g/C Ratio 0.58 0.49 0.44 0.38 0.38 0.30 0.22 0.32 0.23 0.40
Clearance Time (s) 5.0 5.6 5.0 5.6 5.6 5.0 5.6 5.0 5.6 5.0
Vehicle Extension (s) 2.0 2.0 1.5 2.5 2.5 0.5 2.0 1.5 2.0 2.0
Lane Grp Cap (vph) 940 1701 326 1347 602 343 738 798 426 627
v/s Ratio Prot 0.08 c0.25 0.02 0.20 0.04 0.04 c0.05 0.10 c0.14
v/s Ratio Perm 0.20 0.12 0.05 0.11 0.12 0.19
v/c Ratio 0.49 0.50 0.31 0.52 0.14 0.49 0.16 0.55 0.46 0.84
Uniform Delay, d1 14.4 20.9 19.9 28.7 24.3 32.6 37.7 32.3 39.8 32.8
Progression Factor 1.12 0.80 1.00 1.00 1.00 1.00 1.00 0.83 0.86 0.73
Incremental Delay, d2 0.1 1.0 0.2 1.4 0.5 0.4 0.0 0.4 0.3 8.9
Delay (s) 16.2 17.6 20.1 30.1 24.7 33.0 37.7 27.3 34.6 32.9
Level of Service B B C C C C D C C C
Approach Delay (s) 17.1 28.0 35.4 31.1
Approach LOS B C D C

Intersection Summary
HCM 2000 Control Delay 25.8 HCM 2000 Level of Service C
HCM 2000 Volume to Capacity ratio 0.67
Actuated Cycle Length (s) 120.0 Sum of lost time (s) 16.0
Intersection Capacity Utilization 76.8% ICU Level of Service D
Analysis Period (min) 15
c    Critical Lane Group
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HCM Signalized Intersection Capacity Analysis EXISTING

64: 30th St. & Aurora Ave. PM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (vph) 43 1 38 15 2 107 42 661 25 118 969 56
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 1.00 1.00 1.00 0.95 1.00 0.95
Frt 0.94 0.88 1.00 0.99 1.00 0.99
Flt Protected 0.97 0.99 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1701 1635 1770 3520 1770 3510
Flt Permitted 0.71 0.96 0.23 1.00 0.36 1.00
Satd. Flow (perm) 1234 1580 427 3520 671 3510
Peak-hour factor, PHF 0.75 0.75 0.75 0.93 0.93 0.93 0.95 0.95 0.95 0.93 0.93 0.93
Adj. Flow (vph) 57 1 51 16 2 115 44 696 26 127 1042 60
RTOR Reduction (vph) 0 26 0 0 94 0 0 2 0 0 4 0
Lane Group Flow (vph) 0 83 0 0 39 0 44 720 0 127 1099 0
Turn Type Perm NA Perm NA Perm NA Perm NA
Protected Phases 8 4 6 2
Permitted Phases 8 4 6 2
Actuated Green, G (s) 21.0 21.0 88.5 88.5 88.5 88.5
Effective Green, g (s) 22.0 22.0 90.0 90.0 90.0 90.0
Actuated g/C Ratio 0.18 0.18 0.75 0.75 0.75 0.75
Clearance Time (s) 5.0 5.0 5.5 5.5 5.5 5.5
Vehicle Extension (s) 2.0 2.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 226 289 320 2640 503 2632
v/s Ratio Prot 0.20 c0.31
v/s Ratio Perm c0.07 0.02 0.10 0.19
v/c Ratio 0.37 0.14 0.14 0.27 0.25 0.42
Uniform Delay, d1 42.9 41.0 4.2 4.7 4.6 5.5
Progression Factor 1.00 1.00 1.26 1.28 0.77 0.78
Incremental Delay, d2 0.4 0.1 0.9 0.2 1.1 0.4
Delay (s) 43.3 41.1 6.1 6.3 4.6 4.7
Level of Service D D A A A A
Approach Delay (s) 43.3 41.1 6.3 4.7
Approach LOS D D A A

Intersection Summary
HCM 2000 Control Delay 9.3 HCM 2000 Level of Service A
HCM 2000 Volume to Capacity ratio 0.41
Actuated Cycle Length (s) 120.0 Sum of lost time (s) 8.0
Intersection Capacity Utilization 68.6% ICU Level of Service C
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis EXISTING

186: 28th St Frontage Rd & Aurora Ave. PM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 12 54 44 22 24 30
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.66 0.66 0.86 0.86 0.86 0.86
Hourly flow rate (vph) 18 82 51 26 28 35
Pedestrians 27 79 98
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 4.0 4.0 4.0
Percent Blockage 2 7 8
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 261 189 104
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 261 189 104
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 97 89 98
cM capacity (veh/h) 652 766 1454

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 100 77 63
Volume Left 18 0 28
Volume Right 82 26 0
cSH 742 1700 1454
Volume to Capacity 0.13 0.05 0.02
Queue Length 95th (ft) 12 0 1
Control Delay (s) 10.6 0.0 3.4
Lane LOS B A
Approach Delay (s) 10.6 0.0 3.4
Approach LOS B

Intersection Summary
Average Delay 5.3
Intersection Capacity Utilization 29.6% ICU Level of Service A
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis EXISTING + PROJECT

5: 30th St. & Baseline Rd. AM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (vph) 649 548 28 30 671 255 48 37 21 156 50 231
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 0.97 0.95 1.00 0.95 1.00 1.00 0.95 0.97 1.00 1.00
Frt 1.00 0.99 1.00 1.00 0.85 1.00 0.95 1.00 1.00 0.85
Flt Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00
Satd. Flow (prot) 3433 3502 1770 3539 1583 1770 3352 3433 1863 1583
Flt Permitted 0.12 1.00 0.37 1.00 1.00 0.72 1.00 0.67 1.00 1.00
Satd. Flow (perm) 437 3502 692 3539 1583 1345 3352 2426 1863 1583
Peak-hour factor, PHF 0.93 0.80 0.54 0.50 0.80 0.69 0.67 0.84 0.88 0.67 0.92 0.79
Adj. Flow (vph) 698 685 52 60 839 370 72 44 24 233 54 292
RTOR Reduction (vph) 0 6 0 0 0 245 0 17 0 0 0 0
Lane Group Flow (vph) 698 731 0 60 839 125 72 51 0 233 54 292
Turn Type pm+pt NA pm+pt NA Perm pm+pt NA pm+pt NA pm+ov
Protected Phases 1 6 5 2 7 4 3 8 1
Permitted Phases 6 2 2 4 8 8
Actuated Green, G (s) 51.4 41.9 32.6 28.1 28.1 30.8 26.4 34.0 28.0 46.3
Effective Green, g (s) 52.4 43.5 34.6 29.7 29.7 32.8 28.0 36.0 29.6 48.3
Actuated g/C Ratio 0.52 0.44 0.35 0.30 0.30 0.33 0.28 0.36 0.30 0.48
Clearance Time (s) 5.0 5.6 5.0 5.6 5.6 5.0 5.6 5.0 5.6 5.0
Vehicle Extension (s) 2.0 2.5 1.5 2.5 2.5 0.5 2.0 1.5 2.0 2.0
Lane Grp Cap (vph) 807 1523 298 1051 470 464 938 943 551 764
v/s Ratio Prot c0.17 0.21 0.01 0.24 0.01 0.02 c0.02 0.03 c0.07
v/s Ratio Perm c0.29 0.06 0.08 0.04 0.07 0.11
v/c Ratio 0.86 0.48 0.20 0.80 0.27 0.16 0.05 0.25 0.10 0.38
Uniform Delay, d1 26.2 20.2 22.1 32.4 26.8 23.5 26.3 22.0 25.5 16.4
Progression Factor 1.64 0.83 1.00 1.00 1.00 1.00 1.00 1.00 1.00 1.00
Incremental Delay, d2 8.4 1.0 0.1 6.3 1.4 0.1 0.1 0.1 0.4 0.1
Delay (s) 51.6 17.8 22.3 38.7 28.2 23.6 26.4 22.0 25.9 16.5
Level of Service D B C D C C C C C B
Approach Delay (s) 34.2 34.9 25.0 19.6
Approach LOS C C C B

Intersection Summary
HCM 2000 Control Delay 31.6 HCM 2000 Level of Service C
HCM 2000 Volume to Capacity ratio 0.68
Actuated Cycle Length (s) 100.0 Sum of lost time (s) 16.0
Intersection Capacity Utilization 58.2% ICU Level of Service B
Analysis Period (min) 15
c    Critical Lane Group
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HCM Signalized Intersection Capacity Analysis EXISTING + PROJECT

64: 30th St. & Aurora Ave. AM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (vph) 42 1 34 34 7 193 15 1068 18 132 434 30
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 1.00 1.00 1.00 0.95 1.00 0.95
Frt 0.94 0.89 1.00 1.00 1.00 0.99
Flt Protected 0.97 0.99 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1706 1644 1770 3530 1770 3505
Flt Permitted 0.50 0.94 0.43 1.00 0.18 1.00
Satd. Flow (perm) 883 1563 805 3530 333 3505
Peak-hour factor, PHF 0.63 0.63 0.63 0.88 0.88 0.88 0.85 0.85 0.85 0.83 0.83 0.83
Adj. Flow (vph) 67 2 54 39 8 219 18 1256 21 159 523 36
RTOR Reduction (vph) 0 26 0 0 87 0 0 1 0 0 5 0
Lane Group Flow (vph) 0 97 0 0 179 0 18 1276 0 159 554 0
Turn Type Perm NA Perm NA Perm NA Perm NA
Protected Phases 8 4 6 2
Permitted Phases 8 4 6 2
Actuated Green, G (s) 21.0 21.0 76.5 76.5 76.5 76.5
Effective Green, g (s) 22.0 22.0 78.0 78.0 78.0 78.0
Actuated g/C Ratio 0.20 0.20 0.72 0.72 0.72 0.72
Clearance Time (s) 5.0 5.0 5.5 5.5 5.5 5.5
Vehicle Extension (s) 2.0 2.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 179 318 581 2549 240 2531
v/s Ratio Prot 0.36 0.16
v/s Ratio Perm 0.11 c0.11 0.02 c0.48
v/c Ratio 0.54 0.56 0.03 0.50 0.66 0.22
Uniform Delay, d1 38.5 38.7 4.3 6.5 8.0 4.9
Progression Factor 1.00 1.00 1.00 1.00 0.92 0.78
Incremental Delay, d2 1.8 1.4 0.1 0.7 12.2 0.2
Delay (s) 40.3 40.0 4.4 7.2 19.6 4.0
Level of Service D D A A B A
Approach Delay (s) 40.3 40.0 7.2 7.5
Approach LOS D D A A

Intersection Summary
HCM 2000 Control Delay 12.6 HCM 2000 Level of Service B
HCM 2000 Volume to Capacity ratio 0.64
Actuated Cycle Length (s) 108.0 Sum of lost time (s) 8.0
Intersection Capacity Utilization 70.1% ICU Level of Service C
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis EXISTING + PROJECT

186: 28th St Frontage Rd & Aurora Ave. AM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 10 29 63 18 16 19
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.63 0.63 0.67 0.67 0.63 0.63
Hourly flow rate (vph) 16 46 94 27 25 30
Pedestrians 13 89 124
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 4.0 4.0 4.0
Percent Blockage 1 7 10
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 290 244 134
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 290 244 134
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 97 93 98
cM capacity (veh/h) 630 705 1435

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 62 121 56
Volume Left 16 0 25
Volume Right 46 27 0
cSH 684 1700 1435
Volume to Capacity 0.09 0.07 0.02
Queue Length 95th (ft) 7 0 1
Control Delay (s) 10.8 0.0 3.5
Lane LOS B A
Approach Delay (s) 10.8 0.0 3.5
Approach LOS B

Intersection Summary
Average Delay 3.6
Intersection Capacity Utilization 28.5% ICU Level of Service A
Analysis Period (min) 15
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HCM Signalized Intersection Capacity Analysis EXISTING + PROJECT

5: 30th St. & Baseline Rd. PM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (vph) 428 719 68 80 622 182 160 86 56 372 169 487
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 0.97 0.95 1.00 0.95 1.00 1.00 0.95 0.97 1.00 1.00
Frt 1.00 0.99 1.00 1.00 0.85 1.00 0.94 1.00 1.00 0.85
Flt Protected 0.95 1.00 0.95 1.00 1.00 0.95 1.00 0.95 1.00 1.00
Satd. Flow (prot) 3433 3490 1770 3539 1583 1770 3331 3433 1863 1583
Flt Permitted 0.24 1.00 0.30 1.00 1.00 0.48 1.00 0.60 1.00 1.00
Satd. Flow (perm) 850 3490 560 3539 1583 898 3331 2160 1863 1583
Peak-hour factor, PHF 0.92 0.92 0.85 0.80 0.89 0.90 0.96 0.82 0.82 0.85 0.87 0.92
Adj. Flow (vph) 465 782 80 100 699 202 167 105 68 438 194 529
RTOR Reduction (vph) 0 6 0 0 0 120 0 53 0 0 0 0
Lane Group Flow (vph) 465 856 0 100 699 82 167 120 0 438 194 529
Turn Type pm+pt NA pm+pt NA Perm pm+pt NA pm+pt NA pm+ov
Protected Phases 1 6 5 2 7 4 3 8 1
Permitted Phases 6 2 2 4 8 8
Actuated Green, G (s) 68.8 56.9 50.9 44.0 44.0 34.1 25.0 35.9 25.9 45.7
Effective Green, g (s) 69.8 58.5 52.9 45.6 45.6 36.1 26.6 37.9 27.5 47.7
Actuated g/C Ratio 0.58 0.49 0.44 0.38 0.38 0.30 0.22 0.32 0.23 0.40
Clearance Time (s) 5.0 5.6 5.0 5.6 5.6 5.0 5.6 5.0 5.6 5.0
Vehicle Extension (s) 2.0 2.0 1.5 2.5 2.5 0.5 2.0 1.5 2.0 2.0
Lane Grp Cap (vph) 942 1701 326 1344 601 343 738 798 426 629
v/s Ratio Prot 0.09 c0.25 0.02 0.20 0.04 0.04 c0.05 0.10 c0.15
v/s Ratio Perm 0.20 0.11 0.05 0.11 0.12 0.19
v/c Ratio 0.49 0.50 0.31 0.52 0.14 0.49 0.16 0.55 0.46 0.84
Uniform Delay, d1 14.4 20.9 20.0 28.7 24.3 32.6 37.7 32.4 39.8 32.7
Progression Factor 1.13 0.80 1.00 1.00 1.00 1.00 1.00 0.83 0.86 0.74
Incremental Delay, d2 0.1 1.0 0.2 1.4 0.5 0.4 0.0 0.4 0.3 8.9
Delay (s) 16.4 17.6 20.2 30.2 24.8 33.0 37.7 27.3 34.6 33.1
Level of Service B B C C C C D C C C
Approach Delay (s) 17.2 28.1 35.4 31.2
Approach LOS B C D C

Intersection Summary
HCM 2000 Control Delay 25.9 HCM 2000 Level of Service C
HCM 2000 Volume to Capacity ratio 0.68
Actuated Cycle Length (s) 120.0 Sum of lost time (s) 16.0
Intersection Capacity Utilization 77.0% ICU Level of Service D
Analysis Period (min) 15
c    Critical Lane Group
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HCM Signalized Intersection Capacity Analysis EXISTING + PROJECT

64: 30th St. & Aurora Ave. PM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement EBL EBT EBR WBL WBT WBR NBL NBT NBR SBL SBT SBR
Lane Configurations
Volume (vph) 47 1 41 15 2 107 48 661 25 118 969 63
Ideal Flow (vphpl) 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900 1900
Total Lost time (s) 4.0 4.0 4.0 4.0 4.0 4.0
Lane Util. Factor 1.00 1.00 1.00 0.95 1.00 0.95
Frt 0.94 0.88 1.00 0.99 1.00 0.99
Flt Protected 0.97 0.99 0.95 1.00 0.95 1.00
Satd. Flow (prot) 1701 1635 1770 3520 1770 3507
Flt Permitted 0.69 0.96 0.23 1.00 0.36 1.00
Satd. Flow (perm) 1201 1578 423 3520 671 3507
Peak-hour factor, PHF 0.75 0.75 0.75 0.93 0.93 0.93 0.95 0.95 0.95 0.93 0.93 0.93
Adj. Flow (vph) 63 1 55 16 2 115 51 696 26 127 1042 68
RTOR Reduction (vph) 0 26 0 0 94 0 0 2 0 0 4 0
Lane Group Flow (vph) 0 93 0 0 39 0 51 720 0 127 1106 0
Turn Type Perm NA Perm NA Perm NA Perm NA
Protected Phases 8 4 6 2
Permitted Phases 8 4 6 2
Actuated Green, G (s) 21.0 21.0 88.5 88.5 88.5 88.5
Effective Green, g (s) 22.0 22.0 90.0 90.0 90.0 90.0
Actuated g/C Ratio 0.18 0.18 0.75 0.75 0.75 0.75
Clearance Time (s) 5.0 5.0 5.5 5.5 5.5 5.5
Vehicle Extension (s) 2.0 2.0 3.0 3.0 3.0 3.0
Lane Grp Cap (vph) 220 289 317 2640 503 2630
v/s Ratio Prot 0.20 c0.32
v/s Ratio Perm c0.08 0.02 0.12 0.19
v/c Ratio 0.42 0.14 0.16 0.27 0.25 0.42
Uniform Delay, d1 43.4 41.0 4.3 4.7 4.6 5.5
Progression Factor 1.00 1.00 1.27 1.28 0.77 0.78
Incremental Delay, d2 0.5 0.1 1.0 0.2 1.1 0.5
Delay (s) 43.9 41.1 6.4 6.3 4.6 4.7
Level of Service D D A A A A
Approach Delay (s) 43.9 41.1 6.3 4.7
Approach LOS D D A A

Intersection Summary
HCM 2000 Control Delay 9.4 HCM 2000 Level of Service A
HCM 2000 Volume to Capacity ratio 0.42
Actuated Cycle Length (s) 120.0 Sum of lost time (s) 8.0
Intersection Capacity Utilization 68.8% ICU Level of Service C
Analysis Period (min) 15
c    Critical Lane Group
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HCM Unsignalized Intersection Capacity Analysis EXISTING + PROJECT

186: 28th St Frontage Rd & Aurora Ave. PM

2900 E. AURORA TRAFFIC IMPACT ANALYSIS Synchro 8 Report
Fox Tuttle Hernandez Transportation Group

Movement WBL WBR NBT NBR SBL SBT
Lane Configurations
Volume (veh/h) 13 55 44 24 27 30
Sign Control Stop Free Free
Grade 0% 0% 0%
Peak Hour Factor 0.66 0.66 0.86 0.86 0.86 0.86
Hourly flow rate (vph) 20 83 51 28 31 35
Pedestrians 27 79 98
Lane Width (ft) 12.0 12.0 12.0
Walking Speed (ft/s) 4.0 4.0 4.0
Percent Blockage 2 7 8
Right turn flare (veh)
Median type None None
Median storage veh)
Upstream signal (ft)
pX, platoon unblocked
vC, conflicting volume 269 190 106
vC1, stage 1 conf vol
vC2, stage 2 conf vol
vCu, unblocked vol 269 190 106
tC, single (s) 6.4 6.2 4.1
tC, 2 stage (s)
tF (s) 3.5 3.3 2.2
p0 queue free % 97 89 98
cM capacity (veh/h) 644 765 1452

Direction, Lane # WB 1 NB 1 SB 1
Volume Total 103 79 66
Volume Left 20 0 31
Volume Right 83 28 0
cSH 738 1700 1452
Volume to Capacity 0.14 0.05 0.02
Queue Length 95th (ft) 12 0 2
Control Delay (s) 10.7 0.0 3.7
Lane LOS B A
Approach Delay (s) 10.7 0.0 3.7
Approach LOS B

Intersection Summary
Average Delay 5.4
Intersection Capacity Utilization 29.6% ICU Level of Service A
Analysis Period (min) 15
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Station No. 24 - 30th Street North of Baseline Road Linear Regression Analysis
Year Field Regression

1983 14,385 15,316 Regression Statistics
1984 13,731 15,464 Multiple R 0.808755584

1985 15,630 15,611 R Square 0.654085595

1986 16,068 15,759 Adjusted R Square 0.642927066

1987 16,102 15,906 Standard Error 1053.969102

1988 17,419 16,054 Observations 33

1989 15,625 16,201

1990 15,430 16,349 ANOVA

1991 16,204 16,496 df SS MS F Significance F
1992 17,136 16,644 Regression 1 65115351.64 65115351.64 58.6175458 1.23662E-08

1993 16,999 16,791 Residual 31 34436376.91 1110850.868

1994 17,419 16,939 Total 32 99551728.54

1995 16,609 17,086

1996 16,526 17,234 Coefficients Standard Error t Stat P-value Lower 95% Upper 95%Lower 95.0%Upper 95.0%
1997 17,057 17,381 Intercept -277222.839 38518.09551 -7.19721043 4.3022E-08 -355781.0125 -198665 -355781 -198665

1998 17,457 17,529 X Variable 1 147.5233957 19.2684635 7.656209624 1.2366E-08 108.2251053 186.8217 108.2251 186.8217

1999 17,822 17,676

2000 17,834 17,824 Linear Regression Growth Rate: 0.83%
2001 19,286 17,971

2002 21,018 18,119

2003 20,384 18,267

2004 18,234 18,414

2005 20,062 18,562

2006 19,489 18,709

2007 19,277 18,857

2008 18,061 19,004

2009 17,746 19,152

2010 18,070 19,299

2011 17,954 19,447

2012 19,547 19,594

2013 19,994 19,742

2014 19,965 19,889

2015 18,783 20,037

2035 22,987

Station No. 24 - 30th Street North of Baseline Road Linear Regression Analysis
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ATTACHMENT E: Survey of Surrounding Uses 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Note: Estimated dwelling units per acre is based on Boulder County Assessor information and city records. 

 

a 
b c 

e 

g 

f 

h 

a 

b 

c 

d 

e 

g 

h 

2985 E Aurora Ave 
Sterling University Peaks 

40 du/a 

2885 E Aurora Ave 
East Village Flats 
18 du/a 

2990 E Aurora to 825 30th St 
4-plex & 5-plex buildings 
25 du/a 

SUBJECT PROPERTY 
2900 E Aurora Ave 
Cavalier Apartments 

37 du/a 

2850 E Aurora Ave 
Montclair Court 
29 du/a 

805 29th St 
Spanish Towers 
50 du/a 

2905 E Aurora Ave 
Blue Sky Lofts 
75 du/a 

2950 Bixby Ln 
Kensington Apartments 
40 du/a 

f 

d 
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From: Chris Donnally
To: Walbert, Sloane
Subject: 2900 E Aurora Avenue // LUR2015-00107
Date: Sunday, November 15, 2015 9:59:39 PM

Sloane:

I am writing to you about the application to add 108 new bedrooms to the apartment
community at 2900 E. Aurora Ave.  I am against this application because it does not add
additional parking or provide any information as to how parking will be allocated or
improved.  In counting up the parking spaces, it doesn't appear that there will be anywhere
close to 1 space per bedroom for what is likely to be 80% plus student housing.

Therefore, the overflow parking is likely to impact surrounding residential single family home
neighborhoods.  As an owner of a single family home in the baseline neighborhood, I have
serious concerns.  

I also do not like the fact that this application appears to go for maximum density without
remodeling the exterior of what is an eyesore building.  It just seems like low investment
improvements to take advantage of a hot student rental market.  The information provided
does not propose any mitigating factors to reassure long-term concerns from the
surrounding neighborhoods.

Please contact me with any questions and I would like to be informed on the planning
board's final decision.

Regards,
Chris Donnally
Owner of 745 31st Street
720.216.7287
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From: Bart Manchester
To: Walbert, Sloane
Subject: 2900 E aurora
Date: Monday, November 16, 2015 5:19:44 PM

Hello - I writing to ask a question about the proposed project and also request
notice of further decisions and activity.
I need to read the criteria linked in the mail to us, but one of my largest concerns is
around parking.  The parking in our area and aurora is already atrocious, adding
~100 more people to that street with no change or perhaps reduced parking sounds
brutal.

Please include me in the list of people interested in updates and please forward any
information you can about the proposal.

Thanks,
Earl Manchester
#113 2800 aurora 
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From: Philip Wegener
To: Walbert, Sloane
Subject: Concerning 2900 E. Aurora
Date: Tuesday, November 17, 2015 8:56:02 AM

Hello Sloane,

I received your letter concerning the property at 2900 E. Aurora. I
personally do not know this building but reading the letter it seems
like a good thing. We need to increase density close to CU because it is
too hard to find rentals for students.

Thanks, Philip Wegener and Juanjuan Yu
--
PHILIP WEGENER
PHOTOGRAPHY & VIDEO
PO BOX 1151, BOULDER, CO 80306
303-444-8414/ Cell 303-641-6122
philip@philipwegener.com http://cp.mcafee.com/d/k-
Kr4xASyMMevojd7ar9KVJWX3yr2pJWX3yrWpJeXb3b1EVjhhdFEITjhhuuodCdf8v6t0kgGSuxYrlfH7kaYhGpdAaJDEv6RjWNR2L4qCjuLnIeosvW_efcIT7nWZOWqbOf8IzCrETjWyaqRQRrLcsG7DR8OJMddECQjt-
d7abP2bzzbMUSyr01b4V7Omcuh-7NVsSIjAv9o5b4V7Omcuh-7NVsSyMC-r4GMJYoiwhd42pEVLsQg3n6y0grzmeCQTPt4Lt1dh6WtI0
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From: Jeff Barber
To: Walbert, Sloane
Subject: Cavalier Apartments nonconforming use
Date: Sunday, January 24, 2016 8:57:14 AM

Sloane,
As owners of a condo in Spanish Towers, my wife and I would like to voice an opinion of the subject
project request for approval from the city’s planning department of a non-conforming use
application.
 
Of particular concern is the useable open space and reduction of parking space.  This project

boarders Bixby Av and is adjacent to 29th street.  These streets are full of cars already and parking
can be difficult for those living in the area.  The combined effect of reducing the parking spaces on
this property and increase in population by ~100 people (average per bedroom population will likely
be higher than a 1:1) will put severe pressure on the street parking which is already full a large part
of the time.  Add visitors to the mix and the car count will likely reach, or exceed 100.  This is not a
good idea and one which will never be reversed, should it be approved. 
 
The planning board should conduct an “environmental” parking assessment by studying the current
% of occupied parking positions and superimpose 100 more cars that will need to park on the
street.  I think you will see quickly this is not in the best interest of the Boulder residents. 
 
We respectfully request further study be conduction, should the planning board show initial
favorable opinion towards approval.  The results of which might prevent a bad situation from being
approved.
 
Thank you for considering our opinion and request.
 
Jeff & Lisa Barber
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From: Chris Donnally
To: Walbert, Sloane
Subject: Re: 2900 E Aurora Avenue // LUR2015-00107 & LUR2016-00009
Date: Monday, January 25, 2016 11:10:58 PM

Sloane:

I received an updated application announcement for Cavalier Apartments.  I see that a site
review will now be completed with regard to the parking reduction.  That is an
improvement...I think.

However, I just want to reemphasize that I am against the proposed parking plan
and reduction allowance because:
*  This is a student oriented housing complex where students, either admittedly or not, are
likely to own  vehicle.
*  The new bedrooms have the potential to add up to 100 new vehicles to an already
crowded situation. 
*  The lack of parking will overflow onto the surrounding neighborhoods and hurt already
tenuous street parking.
*  The applicant is going to get a hefty rental revenue increase out of the proposed addition.
 I'd estimate it at around $900K a year.  The least they can do is do some significant capital
expenditure to improve the parking situation so that it doesn't impact the surrounding
neighborhoods.  I don't know if that looks like a parking garage or underground parking, etc.
  If they aren't willing to do the capital expenditure, I don't believe the City of Boulder should
give them a free pass.
*  The applicant notes in their narrative that they are not changing the current parking non-
conformity (9%) but this is disingenuous at best considering the bedroom expansion and the
intended tenant audience of students.

Regard,
Chris Donnally
Owner of 745 31st Street
720.216.7287

From: Walbert, Sloane <WalbertS@bouldercolorado.gov>
Sent: Monday, November 23, 2015 12:17 PM
To: Chris Donnally
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Subject: RE: 2900 E Aurora Avenue // LUR2015-00107
 
Dear Chris,
 
My sincere apologies for the delay in responding. I was out sick for a week and now I am playing
catch up. Thank you for your input. It will be considered in staff’s analysis and will be forwarded to
the Planning Board for consideration. I will also be sure to include in all project updates.
 
The proposal is to remodel the buildings and provide additional bedrooms in some of the units. The
proposal also includes converting the current leasing office structure into community center and
existing maintenance buildings into long-term bike storage. The proposal will not add floor area or
additional units. Technically, occupancy restrictions in the city are based on dwelling unit, not
bedrooms, and the allowable occupancy of the property will not increase. That said they are
undergoing a nonconforming use review to ensure that the proposal will not substantially adversely
affect the surrounding area.
 
The applicant is currently proposing the addition of parking spaces. However, they would still be
below the required amount. In general, the city supports parking reductions when the occupancy is
primarily that of students. There is a well documented alternative transportation mode use by
students, especially in this site’s context within biking and walking distance to campus. The applicant
is proposing to close one of the access points on Aurora Ave., increase landscaping and provide
additional bike storage.
 
If you are interested, you can view the applicant’s plans at
http://gisweb.bouldercolorado.gov/agswebsites/pds/development-review/. Enter the case number
(LUR2015-00107) or address (2900 E AURORA) in the upper right hand corner. Double click on the
property and the application materials will be listed in the left column.

 

Current Development Review
Cases in Boulder
gisweb.bouldercolorado.gov

The city uses the Development Review Process
to evaluate proposed land uses and
developments. Boulder community members
have opportunities to comment on ...
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Please let me know if you have additional questions or would like to provide additional input.
 
Regards,
 
Sloane Walbert
Planner I, Department of Community Planning and Sustainability
City of Boulder
1739 Broadway, 3rd Floor
P.O. Box 791
Boulder, CO  80306-0791
(303) 441-4231  Direct
WalbertS@bouldercolorado.gov
 
From: Chris Donnally [mailto:cdonnally@hotmail.com] 
Sent: Sunday, November 15, 2015 10:00 PM
To: Walbert, Sloane
Subject: 2900 E Aurora Avenue // LUR2015-00107
 
Sloane:
 
I am writing to you about the application to add 108 new bedrooms to the apartment
community at 2900 E. Aurora Ave.  I am against this application because it does not add
additional parking or provide any information as to how parking will be allocated or
improved.  In counting up the parking spaces, it doesn't appear that there will be anywhere
close to 1 space per bedroom for what is likely to be 80% plus student housing.
 
Therefore, the overflow parking is likely to impact surrounding residential single family home
neighborhoods.  As an owner of a single family home in the baseline neighborhood, I have
serious concerns.  
 
I also do not like the fact that this application appears to go for maximum density without
remodeling the exterior of what is an eyesore building.  It just seems like low investment
improvements to take advantage of a hot student rental market.  The information provided
does not propose any mitigating factors to reassure long-term concerns from the
surrounding neighborhoods.
 
Please contact me with any questions and I would like to be informed on the planning
board's final decision.
 
Regards,
Chris Donnally
Owner of 745 31st Street
720.216.7287
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From: Paul Eltabib
To: Walbert, Sloane
Subject: Cavalier Appartments
Date: Tuesday, January 26, 2016 7:21:55 PM

Please beware that any approval to increase bedrooms will creat a parking disaster, increase noise and
crimes and reduce the property value in the area.
Best Regards,
Paul
303-641-4005

Sent from my iPad
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From: Anna P
To: Walbert, Sloane; Spanish Towers HOA David Property Manager
Subject: Cavalier Apartments Unit Expansion
Date: Wednesday, January 27, 2016 8:33:47 AM

Dear City of Boulder Council,

I would like to express my opinion and rejection in regards to Cavalier Apartments redesign
and expansion of unit number. As one of the owners in Spanish Towers, I do see risks and
issues associated with the redesign and increase in numbers of units of the Cavalier site
proposed by Brickstone partners and Sloane Walbert.

First, I would like to note that the site already does not conform with current zoning. The
area where Cavalier lies is zoned RH-5, which is intended for high-density residential.
Cavalier already includes 220 units on a 4.64-acre piece of land on which current zoning
would allow only 126 units. Brickstone’s plan is to increase this number of units by
converting one-bedroom to two-bedroom and two-bedroom to three bedrooms. Note, that
there is no plan to add additional parking in the project.

Secondly, I think such approach will results in significant increase in traffic and might cause
parking issues in the area, which already rather densely populated. The project also

encompasses the removal of some walk passes from this complex to Bixby and 29th, which
could results in increase in noise and even crime issues, considering mostly student
population in the area.  

To summarize I would strongly encourage the city of boulder to disapprove Cavalier unit
increase.  

Thank you for your consideration,

Kind Regards,

Anna Pishchulina

+1 (720) 507 6027
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From: Polly Palmer
To: Walbert, Sloane
Subject: changes to Cavalier Apartments
Date: Wednesday, January 27, 2016 3:11:54 AM

Dear Mr. Walbert,

My husband and I own a unit in Spanish Towers (805 29th Street, Boulder) and want to
register a strong protest against the redevelopment of and proposed changes to the Cavalier
Apartments northeast of Spanish Towers.  

Adding 96 bedrooms to the complex and reducing parking by 8% will pose too many
problems to our area -- none the least is the lowering of the quality of life for residents of
the Cavalier Apartments.  Cramming more people into smaller and smaller units has the
potential for fueling mental health issues as residents begin to feel more like animals in a
cage than joyful human beings living in pleasant surroundings.  With an increase in density
also comes the potential for higher crime rates in the area, congested traffic flow, and
another dip in quality of life.

We have owned our apartment in Spanish Towers for over 30 years and definitely consider
it a special property.  Please reconsider any changes to the Cavalier Apartments which
negatively impacts the high quality of life which this portion of the city now enjoys.

Thank you for your kind consideration of our opinion,

Polly Palmer and Hamid Baghestani
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From: MSN
To: Walbert, Sloane
Subject: Opposition to Expansion of Cavalier Apartments
Date: Wednesday, January 27, 2016 5:42:45 AM

To whom it may concern:

I would like to express my sincere and strong opposition to the proposed expansion of the Cavalier
Apartments. I am an owner in Spanish Towers at 29th and Bixby, and have strong concerns in changing
the zoning to increase the density in this area. This proposed expansion will, undoubtably, increase
congestion, traffic, crime, along with reduced parking availability contributing to all of the above. The
area around 29th and Bixby currently has issues involving high density to include crime and parking. To
change existing zoning would further exacerbate those current problems, increase costs to the city,
reduce the quality of life in that area for the current residents, and diminish property values to the
current property owners. I ask you take these issues into account and decline the request to change
zoning for the Cavalier Apartments.

Sincerely,
Al Berlinberg
805 29th St Unit 554
Boulder, CO 80303

Sent from my iPad
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From: Stephen Daudt
To: Walbert, Sloane
Subject: Cavalier Apartments
Date: Wednesday, January 27, 2016 6:47:04 AM

Dear Boulder Planning Department,

I am troubled by the planned expansion of the Cavalier Apartments. I need to park
in the area about twice a month (for 10 years) and have found the available parking
more and limited each year.  If buildings are increased in density they must provide
reasonable options for transportation to their facility. 

The city must provide better roadways and transit; the property must provide more
storage for any projected and increase in vehicles.  The costs to do so must be
carried by those who benefit from the change. Unless this is done the City and the
properties are harming the residents, safety and quality of life in the City. The cities
response of let the increase occur and people will reduce their driving is ignoring the
problem not confronting it.

Stephen Daudt
720 236 0900
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From: Tom Tunner
To: Walbert, Sloane
Cc: Spanish Towers office; Dave Shaw - ST HOA President 1/9/2012
Subject: 2900 E Aurora Apartments zoning variance
Date: Wednesday, January 27, 2016 8:47:22 AM

Dear Sloane Walbert,

 

I'm an owner at 805 29th Street (Spanish Towers) near this project and I'm writing to express my
concern about the potential zoning variance at 2900 E Aurora.  My concern is parking.  Parking is
already congested and the new building currently under construction (another zoning variance) next to
Spanish Towers is going to congest parking even further.  Meanwhile 2900 E Aurora is going to add 96
new bedrooms and, although I don't quite understand the letter that was sent, it appears they're even
proposing to reduce parking?!?! 

 

I understand developers want to maximize their investments, often with no regard for the surrounding
community, but that's why the city has zoning laws.  If every requested zoning variance is approved by
the city then why do we even have zoning laws?

 

Tom Tunner

805 29th Street

Boulder, CO 80303

tunner@sprintmail.com

303-808-4133
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From: Paul Eltabib
To: Walbert, Sloane
Subject: Re: Cavalier Appartments
Date: Wednesday, January 27, 2016 10:40:16 AM

Thank you Sloane so much for your kind email and action
We all care and love the wonderful city of Boulder and we all try our best to improve
the quality of life here.
We already have a huge apartment building in process on the 28 set frontage road
west of Spanish towers and God knows what kind of impact will place on the area
we need no more Please
Regards,
Paul

Sent from my iPad

On Jan 27, 2016, at 8:54 AM, Walbert, Sloane <WalbertS@bouldercolorado.gov>
wrote:

Dear Paul,
 
Thank you for the feedback. Your comments will be taken into consideration during
staff’s review and will be forwarded to the Planning Board.
 
If you are interested, you can view the plans for the proposal at
http://gisweb.bouldercolorado.gov/agswebsites/pds/development-review/. Input the
address or case number in the upper right hand corner to search for the application.
Once you select the property, the application materials and plans will be listed on the
left hand side.
 
I will be sure to keep you updated as the projects progresses. Thank you,
 
Sloane Walbert, AICP
Planner I, Department of Planning, Housing and Sustainability
City of Boulder
1739 Broadway, 3rd Floor
P.O. Box 791
Boulder, CO  80306-0791
(303) 441-4231  Direct
WalbertS@bouldercolorado.gov
 
 
-----Original Message-----
From: Paul Eltabib [mailto:drsolom@aol.com] 
Sent: Tuesday, January 26, 2016 7:22 PM
To: Walbert, Sloane
Subject: Cavalier Appartments
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From: Maggi Trimble
To: Walbert, Sloane
Subject: Cavalier Apartments Review Comments
Date: Wednesday, January 27, 2016 9:24:23 AM

Dear Sloane Walbert,

I am writing to you regarding the notice I recently received in the mail detailing
proposed changes to the Cavalier Apartments. I am the owner of a unit in Spanish
Towers, a nearby apartment complex. I am very opposed to the concept of having an
additional 96 bedrooms in this complex while decreasing the amount of parking
provided by the building. It is shocking to me that the city is even considering a plan
like this. The parking in this area is already very crowded and has been for many
years. I feel like the city is once again taking advantage of this area of Boulder and
attempting to crowd a huge amount of people into a small area to raise their own tax
income at the detriment of the residents. Adding this many residents to such a small
area will increase crime in the area and decrease property values. Property values
are already being negatively impacted by other apartment complexes being added
and enlarged in the area. The other additional complexes are going to negatively
impact parking problems in the area as well. My main concern though is the impact
on the quality of life in the area by increasing parking problems, crime rates, and
noise issues with such a huge influx in residences in the area.

It is also concerning that the city of Boulder thinks it is okay to continue to cram
students in increasingly small spaces at a premium price. The fact that the city would
consider a plan where two bedroom units are a total of 610 square feet is disturbing
to me and clearly shows the lack of touch with reality of how small 610 square feet is.
Before approving this plan, you should go into a 610 square foot apartment and
visualize it as a two bedroom and you will see how ridiculous a concept this is. I
understand that rent is high in Boulder but adding these bedrooms will not save
money for students, it will just make more money for landlords. Boulder housing
problems already take advantage of students as it is and setting a precedent by
approving this plan will not help students. It will only help landlords.

Thank you for taking the time to hear my complaints.

I hope you reject the proposal for adding bedrooms to this already overcrowded and
over-priced apartment complex. I also hope the city will not continue to review
proposals which are so out of code. The zoning rules are there for a reason and
should be enforced by the city.

Thank you.

Maggi Trimble
Owner of Spanish Towers Unit 304
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From: Susan Walanski
To: Walbert, Sloane
Cc: Spanish Towers; Mia Borderie
Subject: Proposed zoning changes for the cavalier apartments
Date: Wednesday, January 27, 2016 11:56:07 AM

Definitely not for the proposed update that will allow more residents and less
parking at the Cavalier Apartments.

As a 20-year resident-owner at the Spanish Towers next door, I feel this area has
been more than maxed out with the new condos up and down 28th st/frontage road
including the very ugly, overly tall apartments going up where the Outlook Hotel
once stood. 

Frankly I think the builders in this area have been given way too many
zone/ordinance exceptions for both height and occupancy over the last 10-15 years
and I'd really like to see the Boulder City Planning board stick to the rules they
created but seem to routinely ignore.

Thank you for the opportunity to submit my comments.

-- Susan Walanski
    http://SusansBakeryBoulder.com
    720-722-1137
    orders@SusansBakeryBoulder.com

    http://Facebook.com/susansbakery
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From: Don
To: Walbert, Sloane
Subject: Cavalier Apartmentswal
Date: Wednesday, January 27, 2016 2:24:00 PM

Hi Sloane,
I left a message for you to call me.  I am in complete opposition to the nonconforming use being
proposed as well as numerous owners at Spanish Towers.  Parking is the main issue.  Adding 96 beds
obvious means more residents with vehicles.  Already, there is an issue with parking along Bixby and

29th and this nonconformance is even implying a reduction of off street parking making the current
situation significantly worst.  Recently Spanish Towers owners were overruled with the construction
of over 300 student beds to their west in some cases blocking incredible views of the front range. 
There is even talk of allowing stair access to the east of this construction that will provide additional

parking pressure on Bixby and 29th.  When are the hearings on this proposal scheduled?
Don
 
Sent from Mail for Windows 10
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From: Brian Field
To: Walbert, Sloane
Subject: Cavalier apartments redevelopment
Date: Thursday, January 28, 2016 3:57:50 PM

Sloane,

I’m writing in regards to the proposed redevelopment of the Cavalier Apartments. I”m the neighboring
property owner to the east along the entire property line. I developed and own the four properties just
east of Cavalier Apartments. I’m opposed to allowing Cavalier to redevelop for a few reasons.

First the traffic on E. Aurora St. is getting very busy at the intersection of E. Aurora and 30th. St. My
driveway is often blocked by the traffic traveling east on Aurora which makes for a very dangerous west
turn on to Aurora when traveling south on 30th st. Turning west on to Aurora trying to get in to my
driveway is a real problem and sometimes backs up traffic on to 30th st.  The four buildings East of
Cavalier has a total of 19 units, so this traffic problem is occurring on a regular basis.  As you are aware
the 30th st & Aurora intersection is already considered one of Boulder's most dangerous intersection
before adding additional density to this block. Parking is a problem as well. The Cavalier Apartments
have a very restrictive parking policy forcing many of their residents to park on the street. With all of
the new development at the Frontage road at the West end of this block, the parking problem is getting
bad. Additionally, the residents of this neighborhood are trying to use my property as a  driving short
cut, driving on my private property trying to avoid the traffic on 30th st. Again a very dangerous
situation as some vehicles race through my property. There has been more than one accident on my
private property due to this traffic. One accident that required evacuation of my building.

Also I find this consideration of allowing an already nonconforming property to become more
nonconforming to be unfair. It was very difficult for me to develop my four buildings along 30th when I
was going through this process. By allowing this already large property to become larger is just not
right.

I just want to write to voice my opposition on this proposed project. At the very least I would like to
make it a requirement for the redevelopment of the Cavalier Apartments to construct a permanent
Fence, or Wall between our properties. The original fence was removed by the Cavalier Apartments a
few years ago allowing their residents to trespass on to my property to use my garbage service and the
garbage service of the neighbors across Bixby. Garbage service is privately paid for in Boulder and it is
illegal for improper dumping.  The Cavalier residents do not like to walk to their own trash service area
so they use the closest dumpster in the neighborhood.

Thank you for taking the time to read my email and I hope my view will be taken in to consideration.

Brian Field
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From: joannaindenver@hotmail.com on behalf of Joanna F. Johnson
To: Walbert, Sloane
Subject: Cavalier Apartments - use & site review
Date: Thursday, January 28, 2016 10:22:34 AM

Dear Sloane Walbert,

As a long-time condominium owner at 805 29th Street (Spanish Towers), I am writing to you
to express my opinion that the City of Boulder’s planning board should NOT allow a change
to the occupancy/density rate of the Cavalier Apartments property.

This small section of the City is already very dense and adding additional bedrooms to the
Cavalier Apartments property will only increase tension, parking problems, noise, trash and,
in my opinion, a decrease to existing property values.

I encourage  you and the City of Boulder Planning Department NOT to allow greater
density/bedrooms at this property during your upcoming "NONCONFORMING USE REVIEW
AND SITE REVIEW".

Thank you,

Joanna F. Johnson   

P 303-522.3686  F 270.513.3686  E joanna@e2businessgifts.com
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From: Jmfuww
To: Walbert, Sloane
Subject: CAVALIER APARTMENTS
Date: Friday, January 29, 2016 9:47:11 AM

REFERENCE # LUR2015-00107 and LUR2016-00009

Mr Walbert, 

Good Morning. My name is John Faraone and my wife and I have owned a condominium at The Flat
Irons at 2800 E. Aurora, next to the Cavalier Apartments since 2004.  We are concerned about this
potential project for a number of reasons. To start, if I read the notice correctly, the Cavalier is already
"non conforming" use because it exceeds the maximum permitted density in the RH-5 zone District
and useable open space per dwelling unit". Adding 96 Bedrooms with the potential of an additional 1.5
people per new unit ( college students) that could equate to up to an additional 144 people within the
complex.
Parking is already a challenge on Aurora with the Student population as it is. With the additional 96
units and the increase in cars to support those units along with a parking reduction of 8% in
the residential zone district we believe is not a good overall decision.
We are all for the improvement to the surrounding area, but feel that building units just to maximize
space with no plan to accommodate parking is not in the best interest and integrity of the Boulder
Area. Therefore are asking that you deny this request.
If you would like to contact me, please feel free to email me or call me at 213 361 4531
Thank you 
John Faraone
Owner
2800 E. Aurora Ave
Boulder Colorado
#202
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From: Mike Sandham
To: Walbert, Sloane
Subject: remodel of Cavalier Apartments
Date: Friday, January 29, 2016 10:39:53 AM

Mr. Walbert,

 I just received a notice that there is a proposal by the Cavalier 
Apartments to add additional 96  bedrooms to that facility. I am a native 
of Boulder and have witnessed the recent development of the area east of 
the University of Colorado campus. It has exploded.  if you walk or drive 
through this area, you will become aware of how incredibly crowded it has 
become along 28th, 29th, and Bixby streets not only with new apartments 
but with the availability of parking spaces for the residents and workers in 
the area.

The zoning board instituted regulations for this area for a reason, so I am 
not sure why this regulation is even being considered for any changes! 

I would think that adding more bedrooms to what already exists could 
jeopardize the safety of the area in terms of increased crime, increased 
traffic, and lack of already crowded parking. 

I strongly oppose this proposal.

Sincerely

Joyce Sandham
 Property Owner at Spanish Towers
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From: Monique
To: Walbert, Sloane
Subject: Cavalier Apartments - Protest
Date: Saturday, January 30, 2016 1:38:18 PM

Dear Mr. Walberts
I am writing in regards to information that I just received detailing the proposed changes to the
Cavalier Apartments just to the northeast of Spanish Towers.
I have several rental units in Spanish Towers and am contacting you to beseech you to not let this
continue. The changes that include adding 96 bedrooms but reducing the parking to not conform to
the current zoning use! This will greatly impact our property by increasing traffic, parking, and noise
issues. Please do not let this proceed!
We already suffered with the rebuilding at the Outlook Hotel location.
Thank you for your consideration
Sincerely
R. Monique Simons
NSB Rentals LLC
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From: Family Shaw
To: Walbert, Sloane
Subject: Cavalier Apartments review request
Date: Sunday, January 31, 2016 3:15:46 PM

To Planning & Development Services
    Attn: Sloane Walbert

     I am writing this letter to state my objections to the review requests by Cavalier Apartments ( review
# LUR2015-00107 and LUR2016-00009 ).

     I believe these requests should be denied because of the negative impact to the well being of the
neighborhood. Providing a variance so that the developer can make a better return for his investment
does not help the neighborhood or the city. The neighborhood and city should have top priority. Spanish
Towers and Kensington Apartments charge tenants to use the apartment's parking so some tenants
choose to park along Bixby and 29th Street.  The ACC complex along 28th Street is constructing stairs
and walkways so that tenants can leave the ACC complex and cut through the Spanish Tower's parking
lot in order to access their parked cars along Bixby and 29th Streets.  It is a given that if the Cavalier
Apartment requests are granted, Cavalier tenants will have more impact to the parking along Bixby and
29th Streets. Adding 96 additional tenants and reducing the parking at the Cavalier Apartment complex
does not make sense. Providing a long term bike storage for Cavalier tenants would not do enough to
balance the very negative impact on the neighborhood's well being.

     Besides the neighborhood's well being, the quality of life and living environment for the tenants
should be considered.  The Cavalier Apartments should not provide another dormitory for the University
of Colorado.  The Cavalier Apartments should provide rental options for the general public.   The city
should recognize that by packing renters into smaller units with more tenants in the building, the quality
of life and living conditions deteriorates.  ( More trash, noise, congestion )

     I strongly object to granting these requests and hope that they are denied for the sake of the
neighborhood's well being and the quality of life for the tenants.  This would be in the best interest for
our city.

Sincerely,
Alice Shaw
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From: Kent & Diane Zaitz
To: Walbert, Sloane
Cc: zaitz@q.com
Subject: Cavalier Apartments Nonconforming Use Review
Date: Monday, February 01, 2016 9:49:47 AM

To: City of Boulder Planning and Development
Re: Nonconforming Use Review and Site Review for 2900 E. Aurora Ave, Cavalier
Apartments

Hello Sloane,
We appreciate the opportunity to address the Cavalier Apartments proposed changes.  This
request to add 96 additional bedrooms to a complex that is already above the maximum
permitted density currently is of grave concern to us.  This area is already congested and
parking is an ongoing issue.  Converting to higher density is not warranted or allowed from a
zoning perspective, and will impact and add additional stress to the area and surrounding
property values and quality of living. 

As a homeowners at Montclair Court Condominiums, we consider this to be a zoning,
property right and quality of life violation.  Please do not grant this nonconforming use, and
note that our neighborhood adamantly opposes this application.  We trust that this will not be
approved.
 
Thank you for your time and efforts,
Kent and Diane Zaitz
Montclair Court Condominiums
2850 E. Aurora Ave #309
303-444-7591
zaitz@q.com
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From: Scott Barton
To: Walbert, Sloane
Subject: Nonforming use notice- Cavalier Apartments- 2900 E. Aurora Ave- Review # LUR2015-00107 and LUR2016-

00009
Date: Wednesday, February 03, 2016 7:41:23 AM
Attachments: image003.png

Mr. Walberts,
We received a letter of non-conforming use review with the above review numbers and address. 
Jeff Lawson is the applicant.
However, we do not own Cavalier Apartments.
 
We own The Province at Boulder and The Lotus, both of which are nearby but have different
addresses.
 
Is this notice being sent to us as a nearby property owner?
 
Sincerely,
Scott
 
 
Scott Barton
VP of Acquisitions and Development
 

999 South Shady Grove Road, Suite 600
Memphis, TN  38120
(NYSE: EDR)
(901) 259-2582
www.EdRtrust.com
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John Schott 

Voicemail 

Proposal is against the zoning.  

He is against the proposal. 

They should actually add parking. 
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David Bright 

Voicemail 

Opposed to proposal. Area is already overcrowded. 
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From: Dave Bright
To: Walbert, Sloane
Subject: Comments on Cavalier Apartment Reconfiguration
Date: Thursday, February 04, 2016 5:56:15 PM

Ms. Walbert:
 
I am an owner of Unit 202 in the Montclair Court Condominiums, and I received your call on Feb 4,
2016, in response to the voice mail I left you on Jan 25.
 
I am adamantly opposed to the application for increasing the density of units and reducing the
parking at the Cavalier Apartments at 2900 E. Aurora Ave.
 
The City of Boulder has already approved substantial increases in the density of student rental units
in this area without adequate associated parking and supporting amenities, at the Outlook Hotel
Redevelopment, and the 2885 E Aurora Ave student housing projects.  Approving yet another high
density redevelopment project in this area would be irresponsible, would substantially overload the
market with rental units, would further exacerbate the already inadequate parking, and would
undoubtedly degrade property values.
 
The City of Boulder Planning Department is charged with developing and enforcing reasonable
zoning requirements that ensure the quality of new developments and the interests of existing
property owners.  As such, it should not grant variances to established zoning requirements for
redevelopment proposals such as the Cavalier Apartments, which essentially subdivide existing
properties into much higher density projects without adding parking and amenities that would
improve the values and quality of a neighborhood, rather than degrade them.
 
Please contact me at (970) 349-6190, or dbright@roadrunner.com if you would like further input
from me on this issue.
 
David Bright
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From: Kent & Diane Zaitz
To: Walbert, Sloane
Subject: Re: Cavalier Apartments Nonconforming Use Review
Date: Tuesday, February 16, 2016 10:50:28 AM

Sloane,

Thank you for responding to my phone message.  I went on your site and also looked at the
floor plans.  I am sure there are many questions, but one thing that jumps out is that the
interior bedrooms do not have any windows.  Is that allowable?  I still think the density is
going to be way too great for the area as the past management practices have demonstrated.
 The area has students and local workers packed into the complex.  At what stage in the
process is the application at this time?

Thank you for your time,

Kent

From: "Sloane Walbert" <WalbertS@bouldercolorado.gov>
To: "Kent & Diane Zaitz" <zaitz@q.com>
Sent: Thursday, February 4, 2016 3:35:18 PM
Subject: RE: Cavalier Apartments Nonconforming Use Review

Dear Kent,
 
In response to your voicemail, a Nonconforming Use Review is a staff level decision with a 14-day
call-up period in which a member of the Planning Board or a member of the public can “call-up” the
application for a public hearing. If the application is called-up for a public hearing I will schedule a
hearing during a regularly scheduled Planning Board meeting and the Board will make the final
decision on the proposal. I will be sure to keep you updated up the progress of the proposal. Also, I
can accept public comment up until the final decision. Let me know if you have any questions or
need clarification. Thank you,
 
Sloane Walbert, AICP
Planner I, Department of Planning, Housing and Sustainability
City of Boulder
1739 Broadway, 3rd Floor
P.O. Box 791
Boulder, CO  80306-0791             
(303) 441-4231  Direct
WalbertS@bouldercolorado.gov
 
From: Walbert, Sloane 
Sent: Thursday, February 04, 2016 2:36 PM
To: 'Kent & Diane Zaitz'
Subject: RE: Cavalier Apartments Nonconforming Use Review
 
Dear Kent and Diane,
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Thank you for the feedback. A full traffic study and parking study are currently being done for the
proposal. The parking study should demonstrate the amount of parking currently being used by the
development and what parking would be necessary for the proposal. It should also discuss the
current parking situation on the surrounding streets.
 
The plans for the proposal at http://gisweb.bouldercolorado.gov/agswebsites/pds/development-
review/. Input the address or case number in the upper right hand corner to search for the
application. Once you select the property, the application materials and plans will be listed on the
left hand side. I will post the traffic study and parking study to the website once city staff receives
them.
 
I will be sure to keep you updated as the projects progresses. Thank you,
 
Sloane Walbert, AICP
Planner I, Department of Planning, Housing and Sustainability
City of Boulder
1739 Broadway, 3rd Floor
P.O. Box 791
Boulder, CO  80306-0791
(303) 441-4231  Direct
WalbertS@bouldercolorado.gov
 
From: Kent & Diane Zaitz [mailto:zaitz@q.com] 
Sent: Monday, February 01, 2016 9:50 AM
To: Walbert, Sloane
Cc: zaitz@q.com
Subject: Cavalier Apartments Nonconforming Use Review
 
To: City of Boulder Planning and Development
Re: Nonconforming Use Review and Site Review for 2900 E. Aurora Ave, Cavalier
Apartments
 
Hello Sloane,
We appreciate the opportunity to address the Cavalier Apartments proposed changes.  This
request to add 96 additional bedrooms to a complex that is already above the maximum
permitted density currently is of grave concern to us.  This area is already congested and
parking is an ongoing issue.  Converting to higher density is not warranted or allowed from a
zoning perspective, and will impact and add additional stress to the area and surrounding
property values and quality of living.
 
As a homeowners at Montclair Court Condominiums, we consider this to be a zoning,
property right and quality of life violation.  Please do not grant this nonconforming use, and
note that our neighborhood adamantly opposes this application.  We trust that this will not be
approved.
 
Thank you for your time and efforts,
Kent and Diane Zaitz
Montclair Court Condominiums
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