
 
Address:  901 Pearl Street 

Figure 1:   
Perspective Drawing looking northeast from 9th and  

Pearl Streets illustrating location of restaurant and outdoor dining area 

 

MEMORANDUM  
 

TO: Planning Board  
FROM: Elaine McLaughlin, Case Manager 
DATE: April 4, 2014 
SUBJECT:   Call Up Item: Administrative  

USE REVIEW for a 4,740 square foot 
restauarant and an outdoor patio over 
300 square feet in size, closing no later 
than 11:00 p.m.as a part of the new 
three story mixed use building 
approved October 2013 under 
separate case no. LUR2013-00039  

ADDRESS:   901 Pearl 
PROJECT NAME: 901 Pearl Use Review for Restaurant 
CASE NO: LUR2013-00047    
 
Summary:  The approximately one-half acre site is located within the Regional Business land use of the Boulder Valley 
Comprehensive Plan and the Downtown – 2 (DT-2) zoning district at the northwest corner of 9th and Pearl streets. An 
administrative Site Review was approved on Oct. 15, 2013 for a three story mixed use building with ground floor restaurant 
and retail and upper story residential.  A link to the memo is found here.  Under the DT-2 zoning, a restaurant with an 
outdoor seating area of 300 square feet or more within 500 feet of a residential zoning district requires Use Review.   Staff 
finds that the proposed application meets the Use Review Criteria (see Attachment D). The proposal was approved by staff 
on April 4, 2014 and the decision may be called up before Planning Board on or before April 18, 2014.  Refer to 
Attachment A for Notice of Disposition. There is one Planning Board hearings scheduled during the call-up period on   
April 17, 2014. 
 
Proposed Project:  The local restaurant owner/operator is proposing a new 4,740 square foot restaurant within the approved 
901 Pearl building, a perspective sketch is shown below in Figure 1 illustrating the location of the restauarant and outdoor 
dining within the building.  Included in the restaurant 
are 126 interior seats, 14 interior lounge/bar seats, 
and 36 outdoor seats.  Figure 2 illustrates the floor 
plan for the restaurant.  Refer to Attachment B  for 
the larger format floor plan and applicant’s complete 
management plan describing the restaurant. The 
overall operating characteristics planned is that of a 
“white tablecloth” dining restaurant.  The hours of 
operation proposed are as follows: 
 

 Lunch (11am-4pm Monday-Friday) 

 Dinner (4pm-11pm Everyday) 

 Happy Hour (3pm-6:30pm Everyday) 

 Brunch (9am-3pm Sat-Sun)  
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Address:  901 Pearl Street 

Figure 2:   
Proposed Floor Plan of Restaurant 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
Boulder Valley Comprehensive Plan (BVCP) Designation:  In keeping with the majority of the central business district 
of downtown Boulder, the subject property is designated Regional Business under the BVCP. As noted on Page 67 of the 
BVCP, 
  

“Within these areas are located the major shopping facilities, offices, financial institutions, and government and 
cultural facilities serving the entire Boulder Valley and abutting Communities. These areas will continue to be 
refurbished and upgraded and will remain the dominant focus for major business activities in the region.”  

 
Consistent with the planning context of a “business district” the proposed mixed use project with provision of the restaurant 
at the ground floor with a transitional use of residential above is consistent with this Regional Business-designated land. The 
surrounding land uses also include Regional Business, where the DT-5 zone is located to the south and southeast; Mixed 
Residential where the RMX-1 zone district is located to the north; Low Density residential corresponding to the RL-1 zone to 
the northwest; and General Business corresponding to the Business Main Street (BMS) zone to the west. 
 
Zoning Context:  Located in the DT-2 zone district, the subject property is at an interface of five different zone districts. The 
DT-2 district permits up to a 2.0 FAR.  Across Pearl Street is the DT-5 zone district, considered the most intensive district 
with the largest scale buildings in the downtown, allowing up to a 2.7 FAR and where heights of up to fifty five feet are 
anticipated; whereas, across 9th Street to the west, the BMS zone has a maximum FAR of 1.0.  The RMX-1 zoning district to 
the north, across the alley is a mixed residential density district where and the RL-1 diagonally to the west across 9th Street 
is primarily low density residential district with single family detached dwelling units at low densities.  The DT-2 zone district 
typically has a mix of one-, two-, and three-story structures along with a mix of uses, including ground floor retail and 
restaurants, with office and residential above.  
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Address:  901 Pearl Street 

Neighborhood Comments. 
Refer to Attachment C for comments received and a summary of the Good Neighbor Meeting. The comments specific to 
the proposed restaurant use were primarily with regard to adequate parking, although one comment indicated concern 
about intoxicated persons and noise.  A neighborhood meeting was held on Sept. 16, 2013 where there were eight 
neighbors in attendance and overall, the neighbor comments at the meeting were complementary of the building design and 
proposed restaurant use.  Questions that were discussed during the meeting included restaurant management including 
hours of operation, potential for noise, and duration of construction impacts. The restaurant manager described that the 
operators of the restaurant are local and live nearby and indicated that any concerns that come up can be directly 
addressed to the management and operators.  
 
Analysis.  Refer to Attachment D for the Use Review Criteria analysis.  To summarize the analysis, the location of the site 
on West Pearl, which is predominately commercial in nature, will be enhanced by the proposed restaurant use.  Given the 
planned operating characteristics of the restaurant (that of a “white tablecloth” restaurant with limits on hours of operation) 
the new restaurant will help to activate the “Regional Business” BVCP-designated site that today is vacant and 
underutilized. The vertical mixed use nature of the proposed project provides a good transition from the activity along Pearl 
Street, to the Mixed Residential areas to the north, by placing the active restaurant use along the active streetscape of Pearl 
Street. With the rear of the building planned for residential structured parking on the ground floor and two stories of 
residential above, the proposed project will transition from higher intensity uses to lower intensity uses, as is required as a 
rationale by the Use Review criteria.   
 
There is no parking required for the restaurant as the site is located within the Central Area Improvement District (CAGID) 
that provides several parking structures and on-street parking in close proximity, with a total of approximately just under 
2,000 parking spaces within ¼ mile radius of the site.  With a strong horizontal mix of uses in the downtown, the site is also 
within walking distance for several hundred downtown residential dwelling units, and several hundred downtown employers.  
The applicant will also be providing EcoPasses to employees of the restaurant, with bus service provided to a number of 
stops within two blocks of the site, serving a number of bus routes including the HOP, DASH, SKIP, CLIMB, 205, 119, Y, 
208, 225, AB, BV, and several others.  Refer to Attachment D for the Use Review Criteria Analysis that provides greater 
detail of the parking and bus service in the area.  
 
Conditions of Approval.  The conditions of approval are based on the floor plan dated April 2, 2014 and 
management plan dated April 3, 2014 and include restrictions on the number of seats, hours that the restaurant is 
closed and limits on both the hours for removal of trash and bottles as well as hours for deliveries.  Exhaust fan 
placement and orientation, away from residential uses, is also a condition of approval .  
 

Conclusion. 
The proposal was approved by staff on April 4, 2013 and the decision may be called up before Planning Board on or before 
April 18, 2014.  There is one Planning Board hearing scheduled during the call-up period on April 17, 2014. Questions 
about the project or decision should be directed to the Case Manager, Elaine McLaughlin at (303) 441-4130 or at the 
following email address: mclaughline@bouldercolorado.gov. 
 
Attachments 
 
A.  Signed Disposition 
B. Floor Plan and Management Plan  
C. Comments Received and Neighborhood Meeting Summary 
D. Use Review Criteria Analysis 
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Address: 901 PEARL ST   Page 2 

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

CONDITIONS OF APPROVAL 
 

1.   The Applicant shall ensure that the development shall be in compliance with the approved floor 
plandated April 2, 2014  and management plan dated April 3, 2014 on file in the City of Boulder 
Planning Department, except to the extent that the development may be modified by the conditions of 
this approval.  Further, the Applicant shall ensure that the restaurant is operated in compliance with the 
following restrictions: 

 
a. Size of the restaurant shall be limited to 5,000 square feet.  The seating area in the restaurant shall 

have a maximum of 140 indoor seats and there shall be a maximum of 36 exterior patio seats.  
 
b. The restaurant shall be closed from 11:00 p.m. to 8:00 a.m., seven days per week.  

 
c. Trash and bottles shall not be removed to outside trash containers between the hours of 10:00 

p.m. and 8:00 a.m. 
 

d. Food, supply, and beverage deliveries made in the alley shall not block parking spaces of adjacent 
property owners and shall not be made before 8:00 a.m.  

 
e. Exhaust fan motors shall be mounted inside the building and exhaust ducts shall be placed on the 

roof and oriented to the south (away from adjacent residental uses). 
 

2. The Applicant shall not expand or modify the approved use, except pursuant to Subsection 9-2-
15(h), B.R.C. 1981.  
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Exhibit A: Legal Description 
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           4/3/14 

Management Plan for 901 Pearl  

Management Summary 

We have assembled an experienced and invested group of like minded, long term 
thinking managers. Our formula for success is based on gratitude to our guests, to our 
employees and to our community. We will have world class cuisine at a good value 
being served in a beautiful setting but the real cornerstone to our restaurant group is 
service. How the guest is treated from moment one to moment done. 

Estimated # of Employees 

130 (Winter/Spring) -150 (Summer/Fall). Most of these will be hourly positions with an 
avg. of 30-40 hour per week. The pay scale for hourly positions will range from 22K-52K 
per year.  We will also have 9-10 salaried positions with a pay scale of 38k-90k per 
year. 

Management Structure 

           Director of Operations 

    General Manger 

    Executive Chef 

  AGM/Bar Manger  Executive Sous Chef 

  Floor Manager 1  Sous Chef 1 

  Floor Manager 2  Sous Chef 2 

  Hourly FOH Manger  Hourly BOH Manager  

Hours of Operation 

   Monday-Friday 11am -11pm 

   Saturday – Sunday 9am -11pm 
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Concept 

 Upscale Italian restaurant with exceptional food, service, & ambiance. Simple, elegant, 
and approachable. Dinner entrees will range from $14-$34 and lunch entrees from $8-
$18. Appetizers and salads from $5-$12, desserts from $6-$9, wines by the glass from 
$7-$15. The look and feel of the restaurant is intentionally designed to differentiate itself 
from our other two locations (Brasserie Ten Ten and The Mediterranean Restaurant) 
while still staying true to some core principles such as ‘above and beyond’ service and 
’more then you expect’ value   

Ownership 

Operating restaurants in the area for more than 2 decades the Joe & Peg Romano have 
always been gracious and responsible employers. Extremely local- living a few blocks 
away from the proposed location Joe and Peg Romano are upstanding, active members 
of the community. Their thinking and goals for the neighborhood parallel the general 
population since they have been in the area for almost 40 years. 

Community Responsibilities  

We are proud to provide an exciting new gathering place for the local community. We 
fully understand and embrace the responsibilities that come along with that privilege. 
Including but not limited to: 

 Parking- All employees will be offered eco-passes making public transportation a 
far more attractive proposition for them. We offer these passes in our other two 
locations and the majority of our staff traveling in from outside the downtown area 
takes advantage of this program. We will validate parking for our guests that use 
parking garage facilities. We will also put a written suggestion on both our menus 
and our website asking for courtesy when using on-street non-metered parking.  
We will also make known in that text that violators will be towed at their expense.  
 

 Alcohol Service & Consumption- We as a group could not take this more 
seriously. We make clear our policy of absolute zero tolerance for underage 
drinking or over serving a guest from the very first day of training and constantly 
reinforced this concept through-out their tenure with us. Each employee who 
serves alcohol is TIPS certified within 90 days of their hire date and recertified as 
required. All managers also receive advanced training on how to recognize and 
how to resolve alcohol related issues. 
 

 Food Handling- All managing chefs are Serve-Safe certified. All line and prep 
chefs go through a comprehensive serve safe curriculum as well. All safe food 
handling practices are strictly monitored, documented and enforced. 
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 Giving Back- We are grateful to be members of the local business community. It 
is in the very fabric of our business plan to look for opportunities to give back. We 
have the ability to do this through things such as food drives for flood and fire 
victims, gift certificates for local fund raisers, food donations or a free venue to 
gather for those in need. 
 

A Typical Day 

6:00am- 2 Prep and 1 AM Sous chefs will arrive. This crew will be responsible for 
all prep and receiving for the day’s business. They will write the daily 
specials. They will assess the back of house close from last night, 
assuring all cleanliness, food handling, and security standards have been 
satisfied. Proper handling of all trash and recycling from the previous day’s 
business will also be their responsibility. 

9:00am- 3-4 line chefs will arrive. This is the primary AM line crew responsible for 
setting-up and executing Lunch/Brunch back of house service. 

 1 opening front of house manager will arrive at this time as well. They will 
assess the front of house close from last night, assuring all cleanliness 
and security standards have been satisfied. They will be responsible for 
financial reconciliation of yesterday’s business, going to the bank for 
deposits and petty cash replenishment. They will set up all staffing and 
front of house operations for the day. 

 1 bartender will also arrive at this time to stock and prepare the bar for AM 
service 

10:00am 5 servers arrive for opening side work and the pre-shift meetings. This 
group will be responsible for executing lunch/brunch service. 

11:00am Lunch service begins 

3:00pm Happy Hour begins 

 1 PM Sous chef and 1 Jr. Sous chef will arrive. This crew is responsible 
for PM specials. They will work the PM line and conduct all back of house 
PM operations. They will also be the responsible party in charge of closing 
the restaurant and assuring all cleanliness, food handling, and security 
standards have been satisfied.  

 4-5 line chefs will arrive. This is the primary PM line crew responsible for 
setting-up and executing dinner back of house service. 
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4:00pm  Lunch service concludes, dinner service begins, and happy hour 
continues. 

 6-7 servers arrive for opening side work and the pre-shift meetings. This 
group will be responsible for executing dinner service and closing the 
restaurant. 

 2 bartenders will arrive at this time to stock and prepare the bar for PM 
service. 1 of the two will be here until close of the restaurant. 

 2 Cocktailers will arrive for opening side work and the pre-shift meetings. 
This group will be responsible for executing cocktail service and closing 
the restaurant. 

 1 Front of house closing manager and 1 floor manager will arrive at this 
time. Responsible for the operation and adherence to all policies for PM 
service. The closing FOH manager will be the last person in the building 
every night (excepting the cleaning crew). They are ultimately responsible 
for the overall overnight security of the restaurant 

6:30pm Happy hour concludes 

11:00pm  Dinner service concludes 

12:30am Employee clean up and breakdown is complete and all hourly employees 
are out of the building. 

1:00am  All admin/office duties are complete. Facility is secured and the closing 
FOH salaried manager- the last employee in the building leaves. 

1:30am  The cleaning crew arrives and will take 3-4 hours to clean the location 
assuring everything is off and secure before leaving. 

4:00am  Building is vacant  
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        C. Comments Received and Neighborhood Meeting Summary 
From: Sybil Smith [mailto:sybilgsmith@gmail.com]  
Sent: Monday, September 16, 2013 11:55 AM 

To: McLaughlin, Elaine 

Subject: 901 Pearl 

Dear Ms. McLaughlin, 

Thank you for your prompt response to my email concerning 901 Pearl. I put some time and effort into that email and did some 

research before hand. 

I wish that the notice of project review had stated that the proposed buildings rear wall would be set back as required and the 

exception referred to an existing retaining wall. 

I reviewed the Downtown Urban Design Guidelines and attempted to find a description of the DT-2 zoning designation. I realize 

that 38 feet is use-by-right but 3 stories are not. It would have made more sense to require all downtown development to go 

through a review process. Allowing 38 feet in height but not 3 stories implies that 2 stories are desirable while 3 stories are not. 

That aside, I feel that 901 Pearl is NOT a location appropriate for a 3-story building.  

There are 4 instances of buildings greater than 2 stories in this DT-2 zoned area: the building adjacent to 901 Pearl on Pearl, the 

“Darth Vader Building” between 10
th

 and 11
th

 on Pearl, the city parking garage at 11
th

 and Spruce, a small “pop-up” on the roof of 

the Shonkwiler Building on the 10
th

Street side.  The Shonkwiler Building is the only sympathetic building of the four.  

Corner lots are an opportunity to provide view corridors. Street intersections provide, at least visual, open space. The building on 

the south east corner of Pearl and 9
th

 is a good example of the problems created by 3-story buildings: very icy sidewalks, no more 

Flatirons view and a not very successful commercial level. Do we really want an urban tunnel like the 16th Street Mall in Denver? 

I know that this location was once approved for 3 stories and 39 feet. I believe that it had to have City Council approval because 

of strong opposition from the community. I hope that the City Council will be reviewing this proposed project as well. Better yet, 

that experience has taught that massing at intersections does more harm than good to the Downtown Boulder experience.  

I am in favor of a vibrant downtown area and I think the unique location, full of light and air, with occasional views of the 

Flatirons and amid historic neighborhoods, keeps people coming. 

In regard to the restaurant proposal. Are any of the restaurants you mention in DT-2 zoning? The Med is next to a parking garage. 

The Cheesecake Factory is in the same block as a parking garage. And Fresca has it’s own parking lot. I really don’t know about 

Ted’s Montana Grill. How close are these restaurants to RL-1 and RMX-1 zoned areas? Bacaro,in DT-2 zoning. is already an 

established noise problem for surrounding neighborhoods. 

I will not be attending the Good Neighbor meeting on Monday. It is a waste of time. A developer’s job is profit for their investors. 

The City Planners and the Planning Board ‘s job is to represent the best interests of the community. I believe you will do this and 

I wish you luck. 

Sincerely, 

Sybil Gillett Smith 

------------------------------ 
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From: Kit Horton [mailto:kit@horton.com]  

Sent: Friday, September 13, 2013 12:15 PM 
To: McLaughlin, Elaine 

Cc: Sandy Hale; Jim Best; Lofton Henderson; Martin Boone 
Subject: FW: 901 Pearl Street Site and Use Review 

 
Hi Elaine, 
 
Our neighbor, Sybil, has summed up the concerns of the neighbors on Spruce Street. 
 
This restaurant will be huge and a detriment to the character of the transition zone into our neighborhood. As Sybil 
stated, this proposed restaurant is more suited to a mall-like location where parking is not a concern. There is no 
really convenient parking for this very large restaurant, other than the residential streets adjacent to it, namely 
Spruce, where we already suffer the problems associated with illegal parking and intoxicated patrons. 
 
Further, the massive height of the building, as it abuts the alley between Pearl and Spruce, will negatively impact the 
view of the properties on the corners of Spruce and 9th Streets, not to mention the increased ice hazard for the 
parking area for the property located at the southeast corner of 9th and Spruce. 
 
We received a notice of a “Good Neighbor” meeting to be held at the existing building at 901 Pearl on Monday. But I 
want our objections made clear before that meeting. 
 
Best regards, 
 
Katherine Horton 
838 Spruce Street 
 

 

 

Date Submitted: September 18, 2013 

Submitted By: Tonya Dalhaus 

 

Facilitators: Clay Fong, Tonya Dalhaus 

 

Address/Property Description: 901 Pearl St. Boulder, CO 

 

Date and Time: September 16, 2013 

 

Location: 915 Pearl St. Boulder, CO 

  

Good Neighbor Meeting  

RE: Site Review Submittal for the Mixed use Development at 901 Pearl St. Boulder Co. 

 

Background/meeting summary: 

Neighbors to the 901 Pearl St. address, expressed concerns regarding the mixed used development project 

proposed for the site. The site will contain both residential units and a restaurant. Developers, architects and 

restaurant general manager were at the meeting to answer any questions and concerns regarding the 

development.  
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Neighbors raised questions regarding the following: 

1. Concerns about the restaurant regarding seating capacity, hours, and targeted demographic: Maximum 

capacity will be 220 though the restaurant is looking to stay in the 180 range to create a quieter, more 

conversational atmosphere. The restaurant will be considered elegant and distinctly different attracting 

a more mature and sophisticated demographic, interested in peaceful dining. Plates will range from 

$18-32, with wine $8-12 per glass. The name has yet to be chosen but “Perla” is in the running. 

Restaurant will be open from 11am-10p M-F and Sundays 11am- 9p. A weekend brunch may start at 

9am Sundays. 

2. Location of dumpsters and trash management: Trash will be kept in enclosed trash receptacles behind 

the building. 

3. General concerns about parking and traffic mitigation; customers and contractors using privately owned, 

marked traffic spaces located behind the building on Spruce St.; overflow parking taking up spaces in 

residential areas; and impact of construction on traffic flow and access to alleyway: The restaurant will 

offer validated parking for customers. The restaurant will also be vigilant in reminding people to park 

respectfully. Added notice and disclaimers on menus will be used to help reinforce appropriate parking. 

The city is currently looking at ways to increase parking in the downtown Boulder area. During 

construction employees cells will be given to local residents so that issues can be immediately 

addressed. Signs will be posted for construction parking in areas that won’t inhibit local traffic. “Just in 

Time” deliveries will be practiced to decrease construction traffic. Residents wishing to petition for 

posted parking blocks are welcome to submit an application. The general waiting time is 3-4 months.  

4. Impact of delivery trucks coming to the restaurant on local traffic and obstruction of alley way: 

Deliveries will be made in the alley. The delivery zone is a setback area allowing ample room for cars to 

pass. 

5. Impact of the new sidewalk on bike path: Will not impact. 

6. Proposed number of condo units: 5 units will house 4 families (one family has purchased 2 units).  

7. How will the affordable housing requirement be met?: cash 

8. The length of project and building time frame: The project is to take 8-9 months starting the end of 

2013. The restaurant will hope to open in September of 2014. 

9. General inquiries as to garage windows and lower access: The garage windows are real windows. Sound 

proof technology will be installed to mute sounds coming from the building. The side walk will be 

widened with a slight grade giving access to the lower level. It is not a drive in access.  

10. Type of material used to create outside columns: Material is still   undetermined but columns will be 

stone like and unpolished. Design application meets required guidelines. 

11. Visibility and noise of mechanics on the roof: 5x5x5 HVAC and exhaust fans will be corralled on the 

roof in 3 clusters to minimize obstructing the view. The fan is an up blast creating vertical air flow. The fan 

noise is comparable to a residential fan. 

12. General Comments:  Attractive building, nice design. 

----------------------------------------- 
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USE REVIEW CRITERIA 

Criteria for 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 non-
conforming use; 

The proposed project is located in the DT-2 zoning district that is defined under section 9-5-2,  B.R.C. 1981 as, 
 

“A transition area between the downtown and the surrounding residential areas where a wide range of retail, office, 
residential and public uses are permitted.  A balance of new development with the maintenance and renovation of 
existing buildings is anticipated, and where development and redevelopment consistent with the established historic 
and urban design character is encouraged.” 
 

The proposed project is consistent with the zoning as it is on a ground floor furthest away on the property from the nearby 
residential, with residential units between the restaurant and the RMX-1 zoning district across the alley.  The building is 
located within the Central Area Improvement District (CAGID) that provides several parking structures and on-street parking 
in close proximity to serve the restaurant as shown in the Figure ‘A’ the CAGID parking, with a total of approximately just 
under 2,000 parking spaces nearby.  With a strong horizontal mix of uses in the downtown, the site is also within walking 
distance for several hundred downtown residential dwelling units, and several hundred downtown employers.   
 
The applicant will also be providing EcoPasses to employees of the restaurant, with bus service provided to a number of 
stops within two blocks of the site, serving a number of bus routes including the HOP, DASH, SKIP, CLIMB, 205, 119, Y, 
208, 225, AB, BV, and several others.  Refer to Figure ‘B’ bus map of downtown Boulder on the following page. 
 
 
 
 
 
 
 

Case #:  LUR2013-00047  
 

Project Name:  901 Pearl Restaurant  
 

Date:  March 31, 2014  

D. Use Review Criteria 
 

Figure ‘A’: CAGID Parking within  
¼ mile of the site 
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   √     (2) Rationale: The use either: 

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

   √        (B) Provides a compatible transition 
between higher intensity and lower 
intensity uses; 

The site is located within one of three Boulder Valley 
Comprehensive Plan designated, “regional activity 
centers” as shown in Figure C.   

  

Figure ‘B’:  
Bus Map of Downtown Boulder illustrating bus routes within ¼ mile radius of the site 

Figure ‘C’:  
 

Boulder Valley Comprehensive Plan 
Designated Regional Activity Centers 
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A shown in Figure D, the site is located at the juncture of several different BVCP land uses:  “Regional Business” 
land use along Pearl Street and toward the south and east; “General Business” to the west, “Low Density 
Residential to the northwest, and “Mixed Density Residential” directly north. As such, the mixed use building has a 
ground floor restaurant that is in the front of the building next to the active streetscape of Pearl Street; with 
residential condominiums two stories above and parking at the alley.  The residential and parking for residential are 
planned to be nearest to the residential 
to the north. Therefore the vertical mix 
of uses provides a compatible transition 
between higher intensity and lower 
intensity uses.  

 

 

 

 

 

  (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 non-conforming use or a change thereto that is permitted under subsection 
(e) of this section; 

     √   (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 restaurant will serve to activate the first floor streetface for the new mixed use building. In the context, with restaurants 
to the east and directly adjacent, the activity of the restaurant is compatible in the context.  The applicant has prepared a 
management plan that addresses mitigation of impacts to nearby properties including hours of operation that are limited to 
11:00 p.m. and no outdoor speakers.  The conditions of approval include the following restrictions specifically oriented 
toward impacts: 

 Trash and bottles shall not be removed to outside trash containers between the hours of 10:00 
p.m. and 8:00 a.m. 

 

 Food, supply, and beverage deliveries made in the alley shall not block parking spaces of adjacent 
property owners and shall not be made before 8:00 a.m.  

 

 Exhaust fan motors shall be mounted inside the building and exhaust ducts shall be placed on the 

Figure ‘D’:  
Boulder Valley 

Comprehensive Plan 
 

Land Use Map of Site and 
Surroundings 
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roof and oriented to the south (away from adjacent residental uses). 

     √   (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 infrastructure for the existing building is already in place and has been for decades. The restaurant will not create an 
impact to infrastructure in a downtown area that is already well served. 

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

West Pearl is predominately commercial in nature as is the existing property.  Because the restaurant is at the streetface for 
the new mixed use building, the use will enhance the predominate character of West Pearl street by activating a space that 
today is vacant and underutilized. 

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