
 

MEMORANDUM 
 

TO: Planning Board  
FROM: Chandler Van Schaack, Case Manager 
DATE: May 12, 2016 
SUBJECT: Call Up Item (Case # LUR2015-00039):  Site Review request to expand the existing 

Table Mesa Shopping Center PUD to include the 0.63-acre site located at 601 S. 
Broadway, and to redevelop the subject site with a new, 13,188 sq. ft. Walgreen’s 
pharmacy. The project site is zoned Business – Community 2 (BC-2).   

 

 
Background    
The project site is at the southwest corner of the intersection of Broadway and Table Mesa, and is zoned 
Business – Community 2 (BC-2), which is defined in the land use code as, “Business areas containing retail 
centers serving a number of neighborhoods, where retail-type stores predominate.”  Refer to Figure 1 for a 
Vicinity Map (project site shown in yellow, existing PUD boundary shown in green). The project site, which 
previously contained a gas station that has been demolished, is contiguous to and shares access and 
parking with the Table Mesa Shopping Center PUD but was not included with the original Table Mesa 
Shopping Center PUD approval. The intent of this proposal is to expand the Table Mesa Shopping Center 
PUD to include the project site and thereby formalize the shared access and parking.     

 
The area immediately surrounding the Table Mesa Shopping Center and King Soopers is medium-density 
residential, with a number of apartment complexes to the north and west of the shopping center. Further out from 
the shopping center the land use transitions to primarily low-density, single family development, with the Martin 
Acres neighborhood located across Broadway to the north and east. 

 

PPPrrrooojjjeeecccttt   SSSiii ttteee:::   666000333   SSS...    BBBrrroooaaadddwwwaaayyy   

TTTaaabbbllleee   MMMeeesssaaa   SSShhhoooppppppiiinnnggg   CCCeeennnttteeerrr   PPPUUUDDD   

Figure 1: Vicinity Map Showing Project Site and Existing PUD Boundary 
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Project Proposal   
The intent of this proposal is to expand the existing Table Mesa Shopping Center PUD to include the 0.63-
acre site located at 601 S. Broadway, and to redevelop the subject site with a new, 13,188 sq. ft. Walgreen’s 
pharmacy (with no drive through). The proposed 2-story building would sit at the northeast corner of the site, 
with on-site parking (20 spaces) provided to the west and south of the building and access taken from Table 
Mesa as well as the existing access point off Broadway just south of the proposed building. The proposed 
pharmacy would also have access to the shared parking provided in the main Table Mesa Shopping Center 
parking lot. Proposed site improvements include improvements to the landscaping and multi-use paths along 
Broadway and Table Mesa as well as new parking lot screening and interior landscaping. A total of 18 new 
bicycle parking spaces will be added to the site (4 long-term and 14 short-term spaces).  

 
 
The architecture of the proposed building has evolved over several iterations (see Figures 3a-3c for original 
elevations), and currently embodies a contemporary design utilizing traditional masonry construction 
methods. The materials palette consists primarily of stacked-bond brick, manufactured stone and porcelain 
tile with wood, metal and stucco accents. The primary building entrances are located at the southeast corner 
of the building, and are accented by large storefront windows that wrap around the east side of the building 
and create a high degree of transparency along the Broadway frontage. Large windows also provide 
transparency at the northeast corner of the building and along the Table Mesa frontage.  See Figure 2 
above for perspective renderings and Attachment C for the Applicant’s Proposed Plans. 

 
 
 
 
 
 
 

 
 
 
 
 

Figure 2: Perspective Renderings of Proposed Building 

Figure 3a: Original South Elevation 

Figure 3a: Original East Elevation 

Figure 3a: Original North Elevation 
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Review Process   
Pursuant to section 9-2-14(m), B.R.C. 1981, a proposal to modify, structurally enlarge, or expand any 
approved site review that is found to exceed the Minor Amendment standards regarding changes to the 
intended design character and site arrangement of the development requires an Amendment to the 
Approved Site Plan in conformance with the Site Review criteria found in section 9-2-14(h), B.R.C. 1981. 
The Site Review Amendment is a staff-level decision subject to call-up by the Planning Board. 
 
Analysis   
Overall, the proposal was found to be consistent with the Site Review criteria, and provides an appropriate 
use for the vacant pad site while enhancing the character of the shopping center and providing a visual 
anchor for the important intersection. Please refer to Attachment B for staff’s complete analysis of the 
review criteria.   

 
Public Comment   
Required public notice was provided in the form of written notifications to property owners within 600 feet of the 
subject property.  In addition, a public notice sign was posted on the property and therefore, all public notice 
requirements of section 9-4-3, “Public Notice Requirements,” B.R.C. 1981 were met.  Staff initially received several 
comments in opposition to the proposed project (which originally included a request for a drive-thru), but has not 
received any new comments since the drive-thru was removed from the proposal. See Attachment D for all 
comments received. 
 
Conclusion   
This proposal was approved by Planning and Development Services staff on May 5, 2016 and the decision 
may be called up before Planning Board on or before May 19, 2016.  There is one Planning Board meeting 
within the 14-day call up period, on May 12, 2016.  Questions about the project or decision should be 
directed to Chandler Van Schaack at (303) 441-3171 or vanschaackc@bouldercolorado.gov. 
 
Attachments. 
Attachment A:  Notice of Disposition 
Attachment B:  Site Review Criteria Checklist 
Attachment C:  Proposed Plan Set 
Attachment D: Public Correspondence 
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LEGAL DESCRIPTION 
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CRITERIA FOR 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 proposed Walgreen’s pharmacy is consistent with the land use map designation for the site, 
which is “Community Business” per the 2010 BVCP Land Use Map. The Community Business land 
use designation is defined as: 
 

“A Community Business area is the focal point for commercial activity serving a 
subcommunity or a collection of neighborhoods. These are designated to serve the daily 
convenience shopping and service needs of the local populations and are generally less 
than 150,000 to 200,000 square feet in area.” 

 
Additional BVCP Policies with which the proposed Walgreen’s is consistent include: 

 2.17 Variety of Activity Centers 

 2.22 Improve Mobility Grid 

 2.30 Sensitive Infill and Redevelopment 

 2.37 Enhanced Design for Private Sector Projects 

 5.04 Vital and Productive Retail Base 

 6.01 All-Mode Transportation System 
 
_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: 
 
Not applicable, as the proposed project does not include any new residential units. 
 

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. 
 

Case #:  LUR2015-00039  
 

Project Name: Walgreen’s Pharmacy 

 

Date: May 12, 2016 
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While the proposed project is to construct one new pharmacy on the subject site, the project site is 
proposed to be added to the larger Table Mesa Shopping Center PUD, which includes numerous 
existing retail, restaurant and other businesses. The improvements proposed to the site as part of 
this project will not only allow for the creation of a new pharmacy, but will also benefit the existing 
retail establishments and will serve to support the economic health of the PUD overall. The project 
meets a broad range of BVCP policies as well as other site review criteria in an economically 
feasible manner. 
 
(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; 
 
While the site is already developed and therefore does not contain any existing open 
space, the proposed project will add new open space in the form of landscaping along the 
perimeter of the parking area as well as new landscaping along both major frontages.  
 
N/A_(ii) Private open space is provided for each detached residential unit; 
 
Not applicable, as there are no residential units included in this project. 
 
 N/A (iii) The project provides for the preservation of or mitigation of adverse 
impacts to natural features, including, without limitation, healthy long-lived trees, 
significant plant communities, ground and surface water, wetlands, riparian areas, 
drainage areas and species on the federal Endangered Species List, "Species of 
Special Concern in Boulder County" designated by Boulder County, or prairie dogs 
(Cynomys ludiovicianus), which is a species of local concern, and their habitat; 
 
Not applicable, as the subject site is already fully developed in an urban context and as 
such does not contain any significant natural features. 
 
N/A (iv) The open space provides a relief to the density, both within the project and 
from surrounding development;  
 
Not applicable, as there are no residential units included in this project. 
 
N/A (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;  
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Not applicable, as the proposal is commercial, not recreational or residential. 
 
N/A (vi) The open space provides a buffer to protect sensitive environmental 
features and natural areas; and 
 
Not applicable, as the subject site is already fully developed and urban in character, as is 
the surrounding area. There are currently no sensitive natural features located on or 
adjacent to the site. 
 
    (vii) If possible, open space is linked to an area- or city-wide system. 
 
The proposed redevelopment of the former gas station site includes adding a pedestrian 
access to the site from the existing 12’ multi-use path along Broadway. In addition, the 
proposal includes adding a new landscape strip along Table Mesa as well as 
improvements to the existing sidewalk.  The new sidewalk and multi-use path facilities 
adjacent to the site will facilitate pedestrian and bicycle movement between properties as 
well as between existing city transportation facilities to the north and south. 
 

 N/A (B) Open Space in Mixed Use Developments (Developments that contain a mix of 
residential and non-residential uses) 
 
Not applicable. There are no residential units in the existing development and no new residential 
units are proposed. 
 

N/A (i) The open space provides for a balance of private and shared areas for the 
residential uses and common open space that is available for use by both the 
residential and non-residential uses that will meet the needs of the anticipated 
residents, occupants, tenants, and visitors of the property; and 
 
N/A (ii) The open space provides active areas and passive areas that will meet the 
needs of the anticipated residents, occupants, tenants, and visitors of the property 
and are compatible with the surrounding area or an adopted plan for the area. 
 

(C) Landscaping 
 
The proposal includes significant upgrades to the landscaping on the former gas station site, 
including new street trees along Table Mesa and significant amounts of new landscaping along 
Broadway and surrounding the parking area. Given that the site is currently largely devoid of any 
landscaping at all, this will represent a major improvement from current conditions. 
 

    (i) The project provides for aesthetic enhancement and a variety of plant and 
hard surface materials, and the selection of materials provides for a variety of colors 
and contrasts and the preservation or use of local native vegetation where 
appropriate; 
 
The proposal includes several landscaping improvements on the site and provides for a 
variety of plant and hard surfaces. Perhaps the most significant aesthetic and safety 
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improvement will be the new detached sidewalk and landscape strips along Table Mesa, 
where there is currently only an attached sidewalk with no landscaping whatsoever. 
 
N/A (ii) Landscape design attempts to avoid, minimize, or mitigate impacts to 
important native species, plant communities of special concern, threatened and 
endangered species and habitat by integrating the existing natural environment into 
the project;  
 
Not applicable, as the subject site is already fully developed and as such does not contain 
any endangered species or habitat. 
 
    (iii) The project provides significant amounts of plant material sized in excess of 
the landscaping requirements of sections 9-9-12, "Landscaping and Screening 
Standards" and 9-9-13, "Streetscape Design Standards," B.R.C. 1981; and 
 
The proposal includes adding new interior parking lot landscaping to the lot in 
conformance with the parking lot landscaping standards. The proposal also adds 
landscaping buffers in excess of the required size to the northern perimeter of the site, and 
provides significant landscaping screening around the trash and recycling area at the 
northwest corner of the building. 
 
    (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 proposal includes landscaping improvements to the setbacks along both major 
frontages, and includes new landscaping along the south and west sides of the building 
which will be visible from the adjacent rights of way and help contribute to the overall 
attractiveness of the site.  
 

(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; 
 
The proposal includes improvements to the existing circulation on the site. Currently, there 
are two large curb cuts serving the site which do not meet current DCS standards. As 
such, the site is frequently used as a “cut through” for traffic entering and exiting the 
shopping center. Redevelopment of the site will include removal of the main curb cut along 
Broadway and relocation and resizing of the curb cut along Table Mesa. This will reduce 
speeds through the site and the number of potential traffic conflicts entering and leaving 
the site. 
 
    (ii) Potential conflicts with vehicles are minimized; 
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The proposed removal of an existing curb cut and relocation/ resizing of the other curb cut 
will significantly improve pedestrian safety, and the addition of new landscaping islands 
and detached sidewalks will further minimize potential conflicts with vehicles. 
 
    (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; 
 
The proposal includes improving the sidewalk along Table Mesa to meet city standards, 
and provides pedestrian access to the site from both the Broadway and Table Mesa 
bike/ped facilities. This will support multi-modal mobility through and between properties. 
 
    (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; 
 
The proposal includes adding a total of 18 new bike parking spaces (14 short-term and 4 
long-term). Short-term bike parking will be located directly in front of the main store 
entrance. The proposal also includes improvements to existing bike/ped facilities along the 
two major frontages, which will further promote alternate modes of transportation. In 
addition, rather than provide all of the required parking for the new building on-site, the 
applicant has provided roughly 50% of the required parking and will share parking with the 
remainder of the shopping center. This was formalized recently in an administrative 
parking reduction for the entire PUD, which granted an 11% reduction for the PUD overall.  
 
    (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 applicant has provided a TDM plan that includes provision of eco-passes for 
employees for a minimum period of 3 years as well as other techniques intended to reduce 
SOV travel demand. 
 
    (vi) On-site facilities for external linkage are provided with other modes of 
transportation, where applicable; 
 
The proposed redevelopment of the former gas station site includes adding a pedestrian 
access to the site from the existing 12’ multi-use path along Broadway. In addition, the 
proposal includes adding a new landscape strip along Table Mesa as well as 
improvements to the existing sidewalk.  The new sidewalk and multi-use path facilities 
adjacent to the site will facilitate pedestrian and bicycle movement between properties as 
well as between existing city transportation facilities to the north and south. 
 
 
    (vii) The amount of land devoted to the street system is minimized; and 
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No new streets are proposed as part of this development. 
 
    (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 proposal has been designed to safely accommodate vehicular traffic, pedestrians and 
bicycles. 
 

(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; 
 
As mentioned above, the proposal includes several measures to slow down cars and 
improve pedestrian safety. In addition to the change in circulation and removal of a curb 
cut, the applicant is making significant improvements to the parking area including new 
landscape islands and screening. This will improve safety for pedestrians and bicyclists 
travelling within and across the site by creating a visual break in the drive aisles and 
providing a designated travel route where currently there is not one.  
 
    (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; 
 
As mentioned above, the project is providing roughly half of the required on-site parking for 
the 13,000 sq. ft. building, while sharing parking with the remainder of the PUD. This 
minimizes the overall land area dedicated to new parking.  
 
    (iii) Parking areas and lighting are designed to reduce the visual impact on the 
project, adjacent properties, and adjacent streets; and 
 
The parking area will meet city landscaping standards, reducing the visual impact of the 
parking areas, and all new lighting will be compliant with current lighting standards. 
 
    (iv) Parking areas utilize landscaping materials to provide shade in excess of 
the requirements in Subsection 9-9-6 (d), "Parking Area Design Standards," and 
Section 9-9-14, “Parking Lot Landscaping Standards,” B.R.C. 1981. 
 
The proposal includes adding new interior parking lot landscaping and screening to the 
parking lot in conformance with the parking lot landscaping standards. The proposal also 
adds landscaping buffers in excess of the required size to the northern perimeter of the 
site, and provides significant landscaping along both major frontages. 
 

(F) Building Design, Livability, and Relationship to the Existing or Proposed Surrounding 
Area 
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    (i) The building height, mass, scale, orientation, and configuration are 
compatible with the existing character of the area or the character established by an 
adopted plan for the area; 
 
The proposed structure is oriented in a manner to continue the retail face along Broadway 
Street that is already been defined by 627 and 629 Broadway. Similarly, to the west along 
Table Mesa the Chase Bank and King Soopers shopping center start to define the retail 
character of the north elevation. Along the Table Mesa elevation (north) the façade has 
been broken down with smaller elements which include brick pilasters and fabric canopies 
to reflect the character of the two story apartment buildings directly to the north. The other 
elevations of the proposed design use more storefront and incorporate many design 
features of the surrounding buildings. These elements include Storefront, Steel entry 
canopy, and taller masonry elements. 
 
    (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 for the immediate area; 
 
The proposed building height is comparable to a two story commercial building which 
mirrors the surrounding context. To the south of the proposed building is 627 and 629 
Broadway which are both two story masonry structures. Directly to the south west of the 
proposed building at 619 Broadway is a two story masonry retail building. Directly to the 
west at 603 S. Broadway is Chase bank which is a combination of one story and two story 
masonry building. To the North are two story apartment buildings with pitched roofs which 
vary in height and are much large in overall footprint. Directly to the east is a filling station 
which is one story but has a canopy that is similar in height. South east of the proposed 
building are multiple three story apartments that are similar in scale. 
 
    (iii) The orientation of buildings minimizes shadows on and blocking of views 
from adjacent properties; 
 
The proposed building is surrounded on the south and west by parking lot and drives, and 
to the north and east by Broadway and Table mesa shadow impact to other properties are 
minimized. Directly to the east of the proposed structure are 3 story apartment buildings. 
The design has little impact to west views do to separation created by the 4 lanes of 
Broadway separating the two structures. 
 
    (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 character of the area is primarily retail in nature, with some larger multifamily on 
opposite sides of Broadway and Table mesa. Materials for the project were selected to be 
warm and welcoming yet durable. The majority of the building is masonry brick. Brick is a 
comment element through most of the retail center, but surrounding apartment buildings 
also incorporate a natural color stone or brick such as 680 S Lashely Ln. Similarly, the 
project utilizes phenolic wood accents which help bring a natural wood tone to the project, 
but also mirror lap siding that is on several multifamily buildings directly to the north of the 
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project. Stucco comprises a small portion of the materials used in the project but can be 
found throughout the retail centers and adjacent multifamily projects. Overall the materials 
that have been used on the façade of the proposed design fit in the surrounding context 
and are not out of character for the area. 
 
    (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; 
 
Key tower elements have been add to northeast, northwest, and southwest to bring mass 
to the key Broadway and Table Mesa elevations. These elements have been emphasized 
using glazing, masonry and metal panel. Ample fenestration along the south, east and 
north elevations will provide pedestrian interest, and building elements are organized in a 
clean patterning that will provide visual interest to both pedestrians and motor vehicles.  
The design also incorporates multiple fabric and steel canopies to help create a pedestrian 
scale along Broadway and Table Mesa. Ample new landscaping in the parking area and 
along the multi-use paths will greatly improve the pedestrian environment both within and 
around the site. 
 
    (vi) To the extent practical, the project provides public amenities and planned 
public facilities; 
 
The project includes a new detached sidewalk and landscape strip along Table Mesa Dr. 
 
 N/A  (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; 
 
Not applicable, as there are no residential units included in this project. 
 
N/A (viii) For residential projects, noise is minimized between units, between 
buildings, and from either on-site or off-site external sources through spacing, 
landscaping, and building materials; 
 
Not applicable, as there are no residential units included in this project. 
 
    (ix) A lighting plan is provided which augments security, energy conservation, 
safety, and aesthetics;  
 
A lighting plan meeting current city lighting standards will be required at time of building 
permit. 
 
N/A (x) The project incorporates the natural environment into the design and avoids, 
minimizes, or mitigates impacts to natural systems;  
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Not applicable, as the site is already fully developed in an urban context and this does not 
contain any significant 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 applicant proposes to minimize and divert construction waste, demolition debris, and 
land-clearing debris from disposal by educating contractors and crews on procedures such 
as sorting and storage methods, removal techniques, and recoverable materials; by having 
the General Contractor involved early in the process; by looking for a contractor who is 
experienced in reuse and recovery techniques; by creating a list of materials targeted for 
reuse, salvage, or recycle; by gathering landfill information; by asking suppliers to 
eliminate or recycle packaging; and by communicating construction waste reduction goals 
and by reinforcing them early and throughout the demolition and construction process.  
 
In addition, the applicant will be required to meet current energy code requirements for 
commercial buildings, which include the 2012 International Energy Conservation Code 
(IECC) standard as well as the 2010 American Society of Heating, Refrigeration, and Air 
Conditioning Engineers (ASHRAE) 90.1 standards, with additional local amendments 
requiring a 30 percent increase in performance requirements. This requirement is 
considered aggressive and represents a significant step toward improved energy efficiency 
in buildings in balance with the cost impact for new construction. As discussed as a part of 
the adoption process in October, 2013, the recently adopted codes if supported by 
continued improvements in cost-efficient building and energy management technology, 
could achieve a “net zero” building code by 2031 (in which buildings, on balance, produce 
as much energy as they consume). 

    (xii)  Exteriors 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; 
 
The majority of the building material is manufactured stone with masonry above, which will 
be durable and long lasting. Other design features included phenolic wood, metal panel 
and porcelain tile, all of which are durable and long lasting. The use of stucco has been 
minimized and used in areas that would not be prone to damage. 
 
     (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; 
 
Cut and fill are minimized as this is a pad site that had an existing building on it. 
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N/A (xiv)  In the urbanizing areas along the Boulder Valley Comprehensive Plan 
boundaries between Area II and Area III, the building and site design provide for a 
well-defined urban edge; and 
 
N/A (xv)  In the urbanizing areas located on the major streets shown on the map in 
Appendix A 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: 
 
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) Land Use Intensity Modifications: 

 
N/A (J) Additional Criteria for Floor Area Ratio Increase for Buildings in the BR-1 
District: 
 
N/A (K) Additional Criteria for Parking Reductions: The off-street parking requirements of 
section 9-9-6,, "Parking Standards," B.R.C. 1981, may be modified as follows: 
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HATCHED AREA INDICATES
THE EXPANDED AREA OF
THE TABLE MESA
SHOPPING CENTER PUD

LINE INDICATES THE
EXISTING BOUNDARY
OF THE TABLE MESA
SHOPPING CENTER
PUD

SITE DATA
EXISTING ZONING:..................................BC-2

NET LAND AREA:
 LAND AREA.....................27,440 S.F.(0.63 ACRES)

WALGREENS:

 MAIN FLOOR................................10,000 S.F.
 MEZZANINE..................................3,188 S.F.

TOTAL......................................13,188 S.F.
% COVERAGE.......................................36.4%

PARKING REQUIRED (1/300 S.F.)................43 STALLS

PARKING PROVIDED.............................20 STALLS

CROSS ACCESS AND CROSS PARKING IS PROVIDED IN SHOPPING
CENTER

ACCESSIBLE STALLS REQUIRED....................1 STALLS

ACCESSIBLE STALLS PROVIDED....................2 STALLS

BICYCLE PARKING REQUIRED (1/750 S.F.) ........17 BIKES

 25% LONG TERM................................4 BIKES
 75% SHORT TERM..............................13 BIKES

BICYCLE PARKING PROVIDED:
 LONG TERM....................................4 BIKES
 SHORT TERM..................................14 BIKES
TOTAL........................................18 BIKES
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INDOOR BIKE RESTAURANT
PROVIDED USE

1

3208

1

4
3931
1772

1
5274
6098

4

10
10

1

938
1400

2629

2511
3014

0
2

3

3673

1562
2850

10

10
4
57 38860

Table Mesa Shopping Center Total Square Footage 228,786
Restaurant Square Footage 38,860

% Restaurant 16.99%

AUTO PARKING
Parking Standard Ratio applied 1:250
Required Parking Spaces 915
Provided Parking

ADA 27
Compact 381
Standard 402

TOTAL 810
Total % of Required 89%

Reduction Requested 11%
BIKE PARKING

Bike Parking Required Provided
Total % of
Required

Overall Bike Parking 1:750 SF 305 291 95%
Long Term Bike Parking at 25% 76 57 75%
Short Term Bike Parking at 75% 229 234 102%

Reduction Requested
25% long term biking
spots
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PLANT LIST  03-14-16

KEY QTY COMMON NAME SCIENTIFIC NAME SIZE
o.c. 

SPACING
SHADE TREES:
HB 6 Hackberry Celtis occidentalis 2" clp. as shown
SM 1 Sugar Maple Acer saccharum 'Green Mountain' 2" clp. as shown
TF 3 Turkish Filbert Corylus colurna 2" clp. as shown
TOTAL: 10

EVERGREEN TREES:
SRJ 5 Skyrocket Juniper Juniperus scopulorum 'Skyrocket' 6' ht. as shown
TOTAL: 5

ORNAMENTAL TREES:
ASB 2 Autumn Splendor Buckeye Aesculus 'Autumn Splendor' 1.5" clp. as shown
NBP 4 New BradfordÆ Flowering Pear Pyrus calleryana 'Holmford' 1.5" clp. as shown
TOTAL: 6

SHRUBS:             
BCJ 24 Blue Chip Juniper Juniperus horizontalis 'Blue Chip' 5 gallon 4' o.c.
DKL 8 Dwarf Korean Lilac Syringa meyeri 'Palibin' 5 gallon 3.5' o.c.
LPS 21 Little Princess Spirea Spiraea japonica 'Little Princess' 5 gallon 3' o.c.
MBSB 6 Magic Berry Snowberry Symphoricarpos x doorenbosii 'Magic Berry' 5 gallon 2.5' o.c.
MBB 6 Marlene Snowberry Symphoricarpos x doorenbosii 'Marlene' 5 gallon 2.5' o.c.
RS 15 Russian Sage Perovskia atriplicifolia 5 gallon 4' o.c.
SGP 78 Sutter's Gold Potentilla fruticosa 'Sutter's Gold' 5 gallon 3' o.c.
SWN 12 Summer Wine Ninebark Physocarpus opulifolious Summer Wine 5 gallon 4' o.c.
TBRB 5 Tall Blue Rabbitbrush Ericameria nauseosa spp. nauseosa var. speciosa 5 gallon 4.5' o.c.
WSR 171 White Meidiland Landscape Rose Rosa Meidiland White 5 gallon 3' o.c.
TOTAL: 346

ORNAMENTAL GRASSES:
AMG 9 Arabesque Maiden Grass Miscanthus sinensis 'Arabesque' 1 gallon 24" o.c.
BAG 99 Blue Avena Grass Helictotrichon sempervirens 1 gallon 18" o.c.
DFG 155 Dwarf Fountain Grass Pennisetum alopecuroides 'Hameln' 1 gallon 18" o.c.
FRG 25 Foerster`S Feather Reed Grass Calamagrostis x acutiflora `Karl Foerster` 1 gallon 24" o.c.
VFRG 20 Overdam Feather Reed Grass Calamagrostis x acutiflora `Overdam` 1 gallon 20" o.c.
TOTAL: 308

PERENNIALS/GROUNDCOVERS/VINES:
AG 48 Adriatic Cranesbill Geranium macrorrhizum 1 gallon 18" o.c.
BES 11 Goldsturm Black Eyed Susan Rudbeckia fulgida 'Goldsturm' 1 gallon 15" o.c.
EL 288 English Lavender Lavendula aungustifolia 'Munstead' 1 gallon 15" o.c.
TOTAL: 347

LANDSCAPE REQUIREMENTS:  03-14-16

OVERALL SITE  REQUIRED PROVIDED/COMMENTS
TOTAL LOT AREA 27,440 SF
BUILDING AREA:                                                        9,970 SF
TOTAL DRIVES &  PARKING AREA:                                                      10,390 SF
TOTAL OPEN SPACE                                                        7,080 SF 25.8%

TOTAL NUMBER OF PARKING STALLS 915 required  810 currently provided - 11% reduction 
TOTAL NUMBER BIKE RACKS  13 short term + 4 long term 14 short term + 4 long term
INTERIOR PARKING LOT LANDSCAPED AREA @ 10%*                                                        1,039 SF 1,337 SF = 12% 

PARKING LOT SCREENING:
FROM ADJACENT PROPERTIES
     Height & Opacity  Landscape Material 42" ht. 

     Width  6' Buffer 

0' provided on west (cross parking of property),   8' provided 
on south side toShopping Center parking lot drive isle, 15' 
provided along Table Mesa Drive

     Trees  1 tree/25 =72' on west side of property 3 provided @ NW edge of lot
                 80 LF on south side of property 4 provided @ SW edge of lot

                    
STREETSCAPE:  REQUIRED PROVIDED/COMMENTS
     Existing Detached Sidewalk - S. Broadway  1 tree/40' - 164 LF = 4 trees 0 proivded due to Storm and Electrial Trunk Lines
     Existing Detached Sidewalk - Table Mesa Drive  1 tree/40' - 189 LF = 5 trees 6 provided

MIMINUM PLANT SIZES: 1 tree & 5 shrubs/1500 sf = 24,775 sf = 17 trees + 83 shrubs
     Deciduous Trees  2" cal. 10 trees
     Evergreen Trees  6' ht. 5 trees
     Ornamental Trees  1.5" cal. 6 trees
     Shrubs  5 gallon container 345 5-gal shrubs + 308 1-gal ornamental grasses   
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Van Schaack, Chandler

From: jbeltzer@gmail.com
Sent: Saturday, May 30, 2015 6:21 AM
To: Van Schaack, Chandler
Subject: South Boulder resident Walgreens comments

 
Dear Mr Van Schaack, 
 
I live in south Boulder near Fairview High School and I'm writing to second the comments recently sent to you 
via my neighbor Steve Dundorf (attached below). I work at the university and my husband at Google and we 
use the bike path almost daily, year round. The impact of more traffic in that location is of primary concern to 
me, as is the inutility of another pharmacy in that area. It is also hard to know the continued impact of the 
proposed changes given the silence around usage of the old savers area. These spaces have been empty and ugly 
spots in economically prospering neighborhoods for so long that I hope the city will take this opportunity to 
help grow this area in line with the communities developing in the residential areas nearby. 
Best, 
Jennifer Nicolo 
  

From: Steve Dundorf [mailto:steve@dundorf.org]  
Sent: Friday, May 29, 2015 11:43 PM 
To: 'Van Schaack, Chandler' 
Cc: 'Karyn Dundorf (boulderkaryn@gmail.com)' 
Subject: 601 S Broadway, Walgreens - Comments 
  
Design Comments 

1)      Setback:  The building is way too close to the corner of Broadway and Table Mesa and to both of 
these roads.  I’m all for taller buildings and higher density for which this shopping center would be ideal 
(e.g. mixed use), but the proposed location in relation to both the bike path and the road is way too high 
on the visual impact and aesthetics.  It needs to have a much greater setback.  For this site, this could 
mean a smaller building, no drive through, and/or less parking is needed 
2)      Drive through:  I am against a drive through, especially at this location.  1) This is a very busy 
intersection and parking lot.  More cars in this location with limited space is going to be an issue.  It’s 
great the shopping center is doing better and that means parking is tight and there are many more cars.  
2) This is promoting automobile use, which counters what Boulder is trying to do for climate, etc. 
3)      Sidewalk/Bike Path:  It’s good to see some improvements to the sidewalks and bike path in the 
plans.  What is really needed here for bike/pedestrian improvements is an underpass along the current 
Broadway bike/walk path alignment that goes under table mesa.  This would improve bike and walking 
access which would be good for the shopping center and good for South Boulder.  This may be a better 
alignment than the proposed bear creek alignment. 
4)      Sidewalk:  It looks like there should be some sidewalk improvement in the western corner of the 
lot to link the sidewalk improvement on the other side of the driveway (per image/arrow below).  If the 
bold dark line is the site boundary, it is not clear why the parking spaces are extending beyond it.  If the 
dark line extends to the edge of the parking, then it covers the continuation of the sidewalk. 
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General 

1)      Perhaps it doesn’t matter to W.W.Reynolds, etc., but I think this type of store/chain in such a 
prominent location (probably the prime corner in South Boulder) degrades the entire South Boulder 
image and experience.  Granted, the gas station wasn’t great either, but this is an opportunity for a 
positive change.  In addition, with 2 pharmacies in the shopping center, a Walgreens is probably the last 
store South Boulder needs.  That said, it is private property, so that’s probably up to W.W.Reynolds to 
decide. 
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Sent from my iPhone 
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Van Schaack, Chandler

From: Steve Dundorf [steve@dundorf.org]
Sent: Friday, May 29, 2015 11:43 PM
To: Van Schaack, Chandler
Cc: 'Karyn Dundorf'
Subject: 601 S Broadway, Walgreens - Comments

Thanks for the info Chandler.  Two things to start, followed by some design comments below:  
1)      The following document link is still not working:  https://www‐

static.bouldercolorado.gov/docs/PDS/plans/LUR2015‐00039/L1%20City%20submittal%20#1‐
landscape%20plan%2004_17_15.pdf 

2)      Perhaps it doesn’t matter to W.W.Reynolds, etc., but I think this type of store/chain in such a prominent 
location (probably the prime corner in South Boulder) degrades the entire south boulder image and experience. 
 Granted, the gas station wasn’t great either, but this is an opportunity for a positive change.  In addition, with 2 
pharmacies in the shopping center, a Walgreens is probably the last store South Boulder needs.  That said, it is 
private property, so that’s probably up to W.W.Reynolds to decide. 

 
Here’s my comments that apply to the design regardless of what store goes in: 

1)      Setback:  The building is way too close to the corner of Broadway and Table Mesa and to both of these roads.  
I’m all for taller buildings and higher density for which this shopping center would be ideal (e.g. mixed use), but 
the proposed location in relation to both the bike path and the road is way too high on the visual impact and 
aesthetics.  It needs to have a much greater setback.  For this site, this could mean a smaller building, no drive 
through, and/or less parking is needed 

2)      Drive through:  I am against a drive through, especially at this location.  1) This is a very busy intersection and 
parking lot.  More cars in this location with limited space is going to be an issue.  It’s great the shopping center is 
doing better and that means parking is tight and there are many more cars.  2) This is promoting automobile 
use, which counters what Boulder is trying to do for climate, etc. 

3)      Sidewalk/Bike Path:  It’s good to see some improvements to the sidewalks and bike path in the plans.  What is 
really needed here for bike/pedestrian improvements is an underpass along the current Broadway bike/walk 
path alignment that goes under table mesa.  This would improve bike and walking access which would be good 
for the shopping center and good for South Boulder.  This may be a better alignment than the proposed bear 
creek alignment. 

4)      Sidewalk:  It looks like there should be some sidewalk improvement in the western corner of the lot to link the 
sidewalk improvement on the other side of the driveway (per image/arrow below).  If the bold dark line is the 
site boundary, it is not clear why the parking spaces are extending beyond it.  If the dark line extends to the edge 
of the parking, then it covers the continuation of the sidewalk. 

5)       
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From: Van Schaack, Chandler [mailto:VanSchaackC@bouldercolorado.gov]  
Sent: Thursday, May 28, 2015 10:45 AM 
To: 'steve@dundorf.org' 
Subject: Walgreen's Drive‐Thru Info 
 
Hi Steve, 
 
Thanks for speaking with me earlier. The website where the project documents are located can be found here: 
 
http://gisweb.bouldercolorado.gov/agswebsites/pds/development‐review/  
 
Type in “601 S Broadway” in the search field, then select the same address from the drop down menu. PDFs of the 
project documents will be available on the left. You can also type in the case number, LUR2015‐00039, if the address 
does not work for some reason. 
 
Please let me know if you have any additional questions or comments. 
 
Best, 
 
Chandler Van Schaack 
Planner I • City of Boulder 
Community Planning & Sustainability 
office: 303.441.3137 •  fax: 303.441.3241     
vanschaackc@bouldercolorado.gov 
www.bouldercolorado.gov 
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Van Schaack, Chandler

From: plandevelop
Sent: Tuesday, May 12, 2015 4:55 PM
To: Van Schaack, Chandler
Subject: FW: LUR2015-00039

FYI 
 
‐‐‐‐‐Original Message‐‐‐‐‐ 
From: James Mapes [mailto:jamesmapes@gmail.com]  
Sent: Monday, May 11, 2015 12:27 PM 
To: plandevelop 
Subject: LUR2015‐00039 
 
I am writing in regards to the proposed redevelopment of 601s Broadway (LUR2015‐00039). I am 
strongly opposed to drive through element of this proposal. This corner is a very important 
gateway site being at the intersection of two major transit corridors near where they enter 
the city. As such this corner needs a strong building that signifies permanence and quality 
like no drive through does. In addition, the comp plan shows an underpass for the Broadway 
Boogie Bikepath at this location and any redevelopment of the property should include this 
important pedestrian connection. Redevelopment of this site is once in a generation 
opportunity and it should not be wasted. 
 
Sincerely, 
James Mapes  
1160 Drexel St 
Boulder, CO 80305 
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