MEMORANDUM

TO: Planning Board

FROM: Elaine McLaughlin, Case Manager

DATE: March 28, 2016

SUBJECT: Call Up ltem: USE REVIEW (LUR2016-00016): Use Review for a proposed Business Support

Services (property management offices) use within an existing office building located in the
Industrial Manufacturing zoning district at 6000 Spine Road. The call-up period expires on
April 11, 2016.

Background. The applicant is requesting Use Review approval
to house the property management offices for Thistle LLC Subject Area
Management Offices which serves as property management and 5000 Spine Rd
oversees the marketing, leasing and maintenance of over 650
permanently affordable residential properties in the city of Boulder
and Boulder County. The site is located within the Industrial —
Manufacturing zoning district which is defined within the Land

Use Code section 9-5-2, B.R.C. 1918 as, “primarily used for
research, development, manufacturing and service industrial uses
in buildings on large lots.”

Because the location of the existing office building is within the
Industrial Manufacturing zoning district, a Use Review is required
for a “Business Support Service” land use; “property management
offices” are defined as a business support service within the Land ‘ |
Use Code, section 9-16, B.R.C. 1981.

Project Proposal. The proposal is for the tenant finish for Thistle LLC Management Offices of an 8,059 square foot office
space within an existing two story office building. The existing context and building are shown in the photos on the
following page. Project plans are presented in Attachment C.

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. All notice requirements of section
9-4-3, “Public Notice Requirements,” B.R.C. 1981 have been met. There were no comments received regarding the
application.

Analysis. The proposal was found to be consistent with the Use Review criteria pursuant to subsection
9-2-15(e), “Criteria for Review,” B.R.C. 1981. Refer to Attachment B for the complete Use Review analysis.

Conclusion. Staff finds that the proposed project meets the relevant criteria of section 9-2-15, “Use Review,” B.R.C.
1981. The proposal was approved by staff on March 28, 2016 and the decision may be called up before Planning Board
on or before April 11, 2016. Questions about the project or decision should be directed to the Case Manager, Elaine
McLaughlin at (303) 441-4130 or at mclaughline@bouldercolorado.gov

Attachments:

A. Signed Disposition

B. Analysis of Use Review Criteria
C. Project Plans

Address: 6000 Spine Rd.
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Figure 1: Aerial of Site Context

Figure 2: Existing Building

Address: 6000 Spine Rd.
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ATTACHMENT A: Signed Disposition

/43 CITY OF BOULDER
Planning and Development Services

"'//ﬁ u 1739 Broadway, Third Floor * P.O. Box 791, Boulder, CO 80306-0791

phone 303-441-1880 « fax 303-441-3241 « email plandevelop@bouldercolorado.gov
www_.boulderolandevelon.net
CITY OF BOULDER PLANNING DEPARTMENT
NOTICE OF DISPOSITION

A

You are hereby advised that the following action was taken by the Planning Department based on the
standards and criteria of the Land Use Regulations as set forth in Chapter 9-2, B.R.C. 1981, as applied to
the proposed development.

DECISION: Approved with Conditions
PROJECT NAME: THISTLE MANAGEMENT OFFICES
DESCRIPTION: Use Review for a 8,059 square foot Business Support Services use (property

management offices for Thistle LLC) within an existing building located in
the Industrial Manufacturing (IM) zoning district.

LOCATION: 6000 SPINE RD

COOR: N10E02

LEGAL DESCRIPTION: Lot 21, GUNBARREL BUSINESS PARK WEST,
City of Boulder, County of Boulder, State of Colorado

APPLICANT: Jerry Moore

OWNER: 6000 Spine LLC
APPLICATION: Use Review, LUR2016-00016
ZONING: IM (Industrial Manufacturing)

CASE MANAGER: Elaine McLaughlin

VESTED PROPERTY RIGHT:  NO; the owner has waived the opportunity to create such right under
Section 9-2-19, B.R.C. 1981.

FOR CONDITIONS OF APPROVAL, SEE THE FOLLOWING PAGES OF THIS DISPOSITION.

Approved On: 2-2.%*lb

Date h\(
By: )

Charle¥ Ferro, Development Review Manager, Land Use

This decision may be appealed to the Planning Board by filing an appeal letter with the Planning
Department within two weeks of the decision date. If no such appeal is filed, the decision shall be deemed
final fourteen days after the date above mentioned.

Appeal to Planning Board expires: H-{{-lk

IN ORDER FOR A BUILDING PERMIT APPLICATION TO BE PROCESSED FOR THIS PROJECT, A
SIGNED DEVELOPMENT AGREEMENT AND FINAL PLANS FOR CITY SIGNATURE MUST BE
SUBMITTED TO THE PLANNING DEPARTMENT WITH DISPOSITION CONDITIONS AS APPROVED

Address: 6000 Spine Rd.
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SHOWN ON THE FINAL PLANS, IF THE DEVELOPMENT AGREEMENT IS NOT SIGNED WITHIN
NINETY (90) DAYS OF THE FINAL DECISION DATE, THE PLANNING DEPARTMENT APPROVAL
AUTOMATICALLY EXPIRES.

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 all plans prepared by the
Applicant on March 22, 2016 and the written statement dated March 22, 2016 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 approved use is operate in compliance with the following
restrictions:

a. The size of the approved use shall be limited to 8,059 square feet.
b. The approved use shall be closed from 6:00 p.m. to 7:00 a.m. seven days per week.

2. The Applicant shall not expand or modify the approved use, except pursuant to subsection 9-2-15(h),
B.R.C. 1981.

Address: 6000 Spine Rd.
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ATTACHMENT B: Use Review Criteria

(e) Criteria for Review: No use review application will be approved unless the approving agency finds all of the

following:

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

The project site is zoned Industrial — Manufacturing (IM); the zoning district purpose for IM is defined as,

11

rimarily used for

research, development, manufacturing and service industrial uses in buildings on large lots.” Within this zoning district,
a business support services use must be approved through a Use Review.

\_(2) Rationale: The use either:

\_ (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;

The proposed Thistle LLC Management Offices serve as property management which oversees the
marketing, leasing and maintenance of over 650 permanently affordable residential properties in the city
of Boulder and Boulder County. Given that the intended use of the space within this Industrial
Manufacturing zoned property is to function as office space, the use can be considered a compatible
transition between higher intensity uses (such as those typically found and permitted by-right) in a
manufacturing context, and other uses nearby such as the Leanin’ Tree Museum located to the south.

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

n/a_(D) Is an existing legal non-conforming use or a change thereto that is permitted under subsection

)

(f) of this section;

Compatibility: The location, size, design, and operating characteristics of the proposed development

\_(4)

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 approximately 8,059 square foot office space within an existing office building that is a part of the
Gunbarrel Business Park West will be compatible with, and have minimal negative impact on the use of
nearby properties or offices. Because the property management offices will have regular office hours, there’s
little in the way of a potential negative impact generated by this use in this context.

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 site is already integrated into the urban context of the site.

Address: 6000 Spine Rd.
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\ (5)  Character of Area: The use will not change the predominant character of the surrounding area;

The existing building, where the property management offices are proposed, is within the Gunbarrel Business
Park West which essentially is a suburban office park. Having *headquarter” offices for the Thistle LLC in this
building and location will not change the predominate character of the surrounding area which is that of
corporate-type office buildings and warehouses.

n/a (6) Conversion of Dwelling Units to Nonresidential Uses: There shall be a presumption against approving
the conversion of dwelling units in the residential zoning districts to nonresidential 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 daycare center, park,
religious assembly, social service use, benevolent organization use, art or craft studio space,
museum, or an educational use.

Not applicable to this case, this is not a proposed conversion of residential to non-residential use.

Address: 6000 Spine Rd.
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ATTACHMENT C: ProjectPlan:
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Avchitect of f | | | | cr Ceronmic tile - RS Resilient
! L e. o8 Deadoolt £3 Sealed corcrete
C. DIMENSIONING | Verify that the Tenant Sute HVAG controls are segregated from 0 existing |5 Dummy koo St Securiy hinge pins
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| |
Copy/Work (2) duplex autets (1) data drop above each ength of counter | | | |
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Rearrange o remove anjt discobored caling the: for 5 and
the ceing of pravide 512" (rulstor on exisng cailng v i rtum i pienum Phu bats (vmm
(OB GENERAL NOTES L — (0B ABBREVIATIONS
eRn e e ' B “' 12/14/15 | PERMIT
W N W 0312206 |REVISION /|
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KEY NOTES PLAN NOTES

(E) CONSTRUGTION TO REMAN = TYPICAL L. CENTER NEM ON (E)
m.ummo ALIGN FAGE OF NER PARTITIONS WITH FACE
@ (E) CONSTRICTION TO BE REMOVED ﬁﬁ?ﬂﬂﬂbmww
{E) TRANSFORMER AND ELECTRIC PANELS 2. SEE ALSC GENERAL NOTES DS OS/A0| FOR MECHANICAL AND ELECTRICAL
SCOPE AND INTENT.
@ 5-O x T-2'H 6YP BOARD HRAFPED OPENING
BULKHEAD ABCVE AT TRANSITION BETAEEN DIFFERING
cenLlesnmmmmoFF»N\mmmmanaal.om.oveyroeu.mm
@ THIS PARTITION ALIGNS AITH PARTITION TO SOUTH IWHICH ALKGNS ON (E) HINDON MALION d
@ NEW BASEMALL CABINETRY WITH PLASTIC LAMINATE GOUNTER AND BACKSFLASH. HOLD is )s
COUNTER HEIGHT TO 34' MAX ABOVE FLOOR. - E“
MIDEGEUMH-EWWFANMWLWVERATMSMHGN SEE rl; S
DING OU/AOCS SENERAL NOTES ITEM 6. 4 3 g%s
AHERE NEN PARTITION ASUTS (E) MILLION, PROVIDE '2* ARMAFLEX COMPRESSIBLE CLOSED = & 248
CELL FOAM HEAD TO SILL BETHEEN MILLION AND PARTITION WALL BREAK METAL e \ '6' §
TERMINATION CAP - TYPICAL. @ o § ;§ -
TUBULAR STEEL INVERTED U BIKE RACK AITH EMEEDDED BASE = B PLACES (6 BIKES) - S5E \ % § £ 3
GITY OF BOULDER PUBLIG NORKS TECH DING 2528 < -§
QUTLINE &' x 10" MIN CLEAR AREA ARCIND BIKE RACKS \ <
QUTLINE OF EXISTING CONGRETE ENTRY SLAB AND ENTRY COVER ABOVE 1 A\ E

WALLS TPl Evirvivere

@ 95" METAL STUD PARTITION W %" 67P BOARD BOTH SIDES TO (E) GL6 6RID.
FILL WALL CAVITY FULL HEIGHT W/ 242" ACOUSTIC BATT INSULATION.

A ofe |

DOORS AL DOOR LATGHSETS TO BE ADA COMPLIANT.

3616 G FLUSH WOOD GOOR IN HOLLOW METAL FRAME TO MATCH EXISTINS.
PROVIDE KEYED LOGKSET AND HALL BUMPER STOP AT EA DOOR.

{2) 30710 SC FLUSH WOOD DOOR IN HOLLOW METAL FRAME TO MATCH EXISTING.
PROVIDE KEYED LOGKSET ON ACTIVE LEAF, MANJAL FLUSH BOLTS ON
INACTIVE LEAR AND 2 WALL BUMPER STOP FOR EA LEAF. CONULT MITH
TENANT FOR LOCATION OF DOORS WITH CLOSERS.

REMODEL (E) ALUMINM STORETRONT SYSTEM TO ADD 3070 STORFRONT DOOR
AND FIXED HD&IM WITH STYLE AND FINISH TO MATCH EXISTINS. PROVIDE

PADDLE DOOR. ALL 6LAZING TO BE DOUBLE
INSULATING LGN-E GLASS WTH U-FACTOR OF 032 OR BETTER.

@ (2) B0 SC FLUBH NOOD BIFOLD DOOR IN &YP BD MRAPFED OFENING

@ (220170 5C FLUSH WCOD BIFOLD DOOR IN SYP ED WRAPPED GPENING

WINDOWNS oeRior sorromLITES

£:0W x 3-bH (SLASS SIZZ) BORROWLITE N HOLLOW METAL FRAME WTH
l¢" CLR TEMPERED 6LASS, ALIGN HEAD OF BORROALITE WITH HEAD OF

Boulder, Colorado

a—oms—m{msnmwmri INMP‘ETN.FRANENTH
R TEMPERED 6LASS. ALIGN HEAD OF BORROALITE WITH HEAD

Thistle Tenant Remodel
6000 Spine Road - Ste 130

| M |

EGQUIPMENT or ravar

MILTIFANGTION COPIER & mm
@ &x6 MODULAR WORKSTATIONS

ExB MODULAR AORKSTATIONS

@ FILE CABINETS

' STACKED LOCKERS

24'D x 48" BHELF INITS

HNTLFE

@ 16'D x4 6M SHELF INITS

|
A
®

|
b e e s =

FLOORING

(F) CARPET AYD 4" RESLLIENT BASE WNLESS NOTED
@ YINYL COMPOSITION TILE AND 4° RESILIENT BASE
WALK-GFF MAT AND 4" RESILIENT BASE

() (B CoNe FLOOR AND 4* RESLIENT BASE  E—

® © cmavic Tz FLoorre PLUMBING EGRESS

CEILINGS @ (E) SINGLE BOAL SINK TO BE REMOVED. CAP SUFFLY AND WASTE LINES. (%) (B) EXIT SN To REMAIN
@ STAINLESS STEEL DOUBLE BOML SINK W/ DISPOSER ) A OVERIEAD EXIT SieN o

CED> (B) 2x4 SUSPENDED ACUSTICAL CELLING @ 510 @ DISHAASHER, ]@ NEW DIRECTIONAL EXIT 816N

{E2) (B) 2xa SUSPENDED ACOUSTICAL CELLING @ &0 ADA COMPLIANT HI/LO DRINKING FOUNTAIN L MAXEATD o 02

{8 (E) FRAMED SYF BOARD GEILING @ 8'-0 ® WALL MOUKT UTILITY SINK @wmmwmuw AT A

(ON\ FIRST FLOOR CE ML

K/ s L :

T e | -~ o
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