
 

MEMORANDUM  
 

TO: Planning Board  
FROM: Elaine McLaughlin, Case Manager 
DATE: April 28, 2016 
SUBJECT:    Call Up Item: Site Review Amendment: Redevelopment of 

a vacant lot, formerly occupied by a Dairy Queen 
restaurant at 2333 Arapahoe Ave. Proposed is a 7,186 
square foot dormitory for Naropa University within the BT-2 
(Business Transition – 2) zoning district, with a 0.47 FAR 
where 0.50 FAR is permitted; and a 22 percent parking 
reduction. 

ADDRESS:   2333 Arapahoe 
PROJECT NAME: 2333 Arapahoe / Naropa Dorms 
CASE NO:   LUR2015-00076   

     
Background 
 
The location is near the corner of Folsom and Arapahoe and within the western edge of the Boulder Valley Regional Center. Prior to 
the demolition of the original building on the site, it had been a Dairy Queen fast food restaurant since the 1970s.   A Site and Use 
Review were approved for this site in 2009 for a retail/office and restaurant space. Because of the national economic recession, the 
project was not completed and the approvals expired.  The applicant subsequently requested a renewal of that approval through 
Planning Board in 2012, and has also received staff level extensions for one year expiring in Nov. 2016.  Since that time, the applicant 
modified plans for the site to instead propose a dormitory to serve the Naropa University that is located approximately two blocks west 
of the site.   
 
Proposed Project 
 
The planned 7,186 square foot, 
28-bed dormitory has a ground floor 
common area with a community 
kitchen and laundry. There’s a small 
contemplative outdoor space located 
in the northwest corner of the site 
plan along with a rooftop deck on the 
southeast side of the building and 
linear decks along the east side of 
the building.  Refer to Figure 1, Site 
Plan. 
 
Access is permitted in a right-
in/right/out configuration from 
Arapahoe Avenue via the existing 
public access easement that also 
extends through the planned access 
from Folsom Street.  

Figure 1: Site Plan 
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Figure 3: Photos of 

Site and Surroundings 

Folsom Avenue  

Folsom Street  

 
Site 

 
 Restaurant Northeast of Site  

 
 

Arap. 
Avenue 

Folsom Street  

 
Site 

Arapahoe Avenue  

 
Site 

Figure 2:  Existing Vacant Site (left) and Photo of Former Dairy Queen on the Site (right) 

Restaurant west of Site 
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Figure 4: Before (above) and After Perspective Looking Southeast  Figure 5: Before (above) and After Perspective Looking Northwest from Arapahoe Avenue at Folsom Street 
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Analysis 
The 28-bed dormitory is equivalent to nine dwelling units and the parking requirement is based on two spaces per three occupants (or 
18 spaces in this case). The applicant is requesting a parking reduction to 14 motor vehicle parking spaces given the transit rich 
context and proximity to the Naropa campus. The building is proposed to be placed adjacent to Arapahoe Avenue with parking “tucked” 
into the “L-shaped” building on the east side.   The Design Advisory Board reviewed the project plans on October 7, 2015 and gave 
suggestions regarding building form and material which the applicant implemented.  
 
It is important to note that initially the applicant configured the building similar to the 
originally approved retail building: essentially a long, narrow building on the west portion 
of the property with parking aligning the east side, visible from Arapahoe Avenue. 
Because of the difference in use of the building, staff recommended the applicant 
reconfigure the building to more of an “L-shape” to allow greater street presence for the 
building, with the parking tucked behind the front portion of the building. The uses along 
Arapahoe Avenue on the first floor are active “community space” of the gathering space 
and kitchen area.  The applicant also initially proposed a building with the primary finish 
material being white stucco. Staff and BDAB both noted that the building’s appearance 
would be stronger with a different material and less stucco. 
 
A condition of approval was also added for pre-wiring the roof for solar and to provide for two electric vehicle charging stations on the 
site to assist with meeting energy efficiency standards. 
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The parking reduction of 22 percent is considered consistent 
with the Site Review criteria in that the property uniquely 
located to a number of services and amenities including retail, 
medical offices, restaurants and nearby access to the Boulder 
Creek Multi-Use Path.  There’s also a significant number of 
bus stops in the immediate area.  Refer to the RTD bus map 
of Figure 8. As can be noted, there are approximately 19 bus 
stops within a ¼ mile radius of the site for both regional and 
local bus service including the Jump, the Hop, the Bolt, the 
205, 206, the HX and the S.  

 
Alternatives to the automobile are being promoted through a Transportation Demand Management Plan, installation of 
bike racks, covered bike storage, as well as the provision of pedestrian connections to existing walkways that provide 
walking distance access to both Naropa University and the surrounding services and amenities.   

 
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. Staff received one phone call regarding the case, from the property 
owner to the north who indicated concern that there would still be pedestrian access from their property to the site; to which the 
applicant agreed to provide a pedestrian connection to the property to the north. 
 
Conclusion.  The proposal was approved by staff on April 29, 2016 and the decision may be called up before Planning Board 
on or before May 13, 2016 There are two Planning Board hearings scheduled during the required 14 day call-up period on  
May 5, 2016 and May 12, 2016. 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. Project Plans 
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ATTACHMENT A: Signed Disposition 
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2333 ARAPAHOE

SR-1
Title Sheet2333 ARAPAHOE

BOULDER, COLORADO

2560 28th Street #200
Boulder, Colorado

p: 303-442-3351
f : 303-447-3933

coburnpartners.com

SHEET No.

SITE REVIEW AMENDMENT

4.11.2016

2333 ARAPAHOE
AMENDMENT TO AN APPROVED SITE PLAN

LUR2015-00076

DRAWING INDEX

SITE PLANS
SR-1 TITLE SHEET
SR-2 SITE DEVELOPMENT PLAN
SR-3 OPEN SPACE / EASEMENTS / SOLAR
SR-4 SOLAR ANALYSIS
SR-5 SOLAR ANALYSIS

ARCHITECTURAL PLANS
AR-1 GROUND FLOOR PLAN
AR-2 SECOND FLOOR PLAN
AR-3 THIRD FLOOR PLAN
AR-4 ROOF PLAN
AR-5 ELEVATIONS
AR-6 ELEVATIONS
AR-7 ARCHITECTURAL DETAILS

LANDSCAPE PLANS
L-1 LANDSCAPE PLAN
L-2 LANDSCAPE DETAILS

PROJECT TEAM

ARCHITECT
COBURN ARCHITECTURE
2560 28TH STREET #200
BOULDER, CO 80301
P: 303.442.3351
F: 303.447.3933

CIVIL ENGINEER
ENTITLEMENT & ENGINEERING SOLUTIONS, INC.
518 17TH STREET
DENVER, CO 80202
P: 303.572.7997

LANDSCAPE ARCHITECT
CHRISTOPHER HOY DESIGN GROUP
3002 WALNUT STREET
DENVER, CO 80205
P: 303.451.7986

PROJECT INFORMATION

PROJECT DESCRIPTION

AMENDMENT TO APPROVED SITE PLAN PER
LUR2012-00022, PROPOSING NEW 3-STORY,
7,186 SF DORMITORY BUILDING WITH 28 BEDS.

OWNER

2333 ARAPAHOE, LLC
4551 13TH STREET, UNIT A
BOULDER, CO 80304

APPLICANT

COBURN ARCHITECTURE
2560 28TH STREET #200
BOULDER, CO 80301

LEGAL DESCRIPTION

A PORTION OF BLOCK 20, CULVER'S
SUBDIVISION, LOCATED IN THE SOUTHEAST
QUARTER OF SECTION 30, TOWNSHIP 1 NORTH,
RANGE 70 WEST OF THE 6TH P.M., CITY OF
BOULDER, COUNTY OF BOULDER, STATE OF
COLORADO.

 1" = 200'-0"
1

Vicinity Map
N
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O
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P
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Q
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PASSIVE RECREATIONAL
AMENITIES PROPOSED:

TABLES, BENCHES & PLANTERS

PEDESTRIAN WAY [...] DESIGNED FOR THE
SPECIFIC USE AND ENJOYMENT OF THE
RESIDENTS [...] AT LEAST TWICE AS WIDE

AS THE MINIMUM WIDTH REQUIRED BY
CHAPTER 10-5, "BUILDING CODE"

VISUALLY CONNECTED
TO THE OUTSIDE

PHYSICALLY CONNECTED
TO THE OUTSIDE

VISUALLY CONNECTED
TO THE OUTSIDE

ALL NOTES PER
B.R.C. 9-9-11(f)(2)

E

E

E

E

ACCESS EASEMENT
REC# 2935399

ACCESS EASEMENT
REC# 2935400

ACCESS EASEMENT
REC# 2935401

ACCESS EASEMENT
REC# 2935401

UTILITY EASEMENT
REC# 2935403

 1" = 20'-0"
1

Open Space Diagram - Site Based
N

SR-3
Site Diagrams2333 ARAPAHOE

BOULDER, COLORADO

2560 28th Street #200
Boulder, Colorado

p: 303-442-3351
f : 303-447-3933

coburnpartners.com

SHEET No.

SITE REVIEW AMENDMENT

3.22.2016

OPEN SPACE ANALYSIS

OPEN SPACE REQUIRED:

   600 SF OF OPEN SPACE PER DWELLING UNIT

   OCCUPANCY EQUIVALENT FOR DORMITORIES: 3:1

   28 BEDS / 3 = 9.33 DU (ROUNDED TO 9 DU

   600 SF x 9 DU = 5,400 SF

OPEN SPACE PROVIDED:

5,400 SF

5,425 SF

 1" = 20'-0"
4

Solar Access Study
N

 1" = 20'-0"
2

Open Space Diagram - Building
N

First Floor:
Pedestrian Way

(per B.R.C. 9-9-11(f)(2))

Second Floor:
Balconies

(per B.R.C. 9-9-11(f)(1))

Third Floor:
Roof Deck & Balconies
(per B.R.C. 9-9-11(f)(1))

LANDSCAPED AREAS:

PAVED AREAS / ENTRY PORCH

WITHIN ACCESS EASEMENTS*:

WITHIN UTILITY EASEMENT:

BUILDING - PEDESTRIAN WAY**:

BUILDING - BALCONIES/DECKS***:

1,469 SF

 1,248 SF

540 SF

278 SF

629 SF

1,261 SF

* 10% OF TOTAL REQUIRED OPEN SPACE

** PURSUANT TO B.R.C. 9-9-11 (f) (2)

*** PURSUANT TO B.R.C. 9-9-11 (f) (1)

 1" = 20'-0"
3

Easement Diagram
N

SOLAR ANALYSIS WORKSHEET

PROPERTY ZONE DISTRICT:

ZONE DISTRICT ADJACENT TO THE NORTH:

SOLAR ACCESS AREA II

A

B

C

D

E

F

G

H

I

J

K

L

M

N

O

P

Q

5335.33'

5335.33'

5335.33'

5335.33'

5333.75'

5333.75'

5333.75'

5333.75'

5333.75'

5333.75'

5333.75'

5326.52'

5326.52'

5326.52'

5326.52'

5326.52'

5326.52'

ELEVATION

OF ROOF

ELEMENT

ELEVATION OF

GRADE AT

PROPERTY LINE

10:00 AM

5301.25'

5300.50'

5300.50'

5301.00'

5300.75'

5300.25'

5301.00'

5300.50'

5301.00'

5301.00'

5300.75'

5300.25'

5300.00'

5300.75'

5301.00'

5300.00'

5300.50'

2:00 PM

5299.75'

5299.75'

5299.75'

5299.50'

5299.75'

5299.75'

5299.75'

5299.75'

5299.50'

5299.50'

5299.50'

5299.75'

5299.75'

5299.50'

5299.50'

5299.25'

5299.25'

RELATIVE HEIGHT

OF ROOF

ELEMENT

10:00 AM

34.1'

34.8'

34.8'

34.3'

33.0'

33.5'

32.8'

33.3'

33.8'

32.8'

33.0'

26.3'

26.5'

25.8'

25.5'

26.5'

26.0'

2:00 PM

35.6'

35.6'

35.6'

35.8'

34.0'

34.0'

34.0'

34.0'

34.3'

34.3'

34.3'

26.8'

26.8'

27.0'

27.0'

27.3'

27.3'

LENGTH OF

SHADOW

10:00 AM

24.1'

26.0'

26.0'

24.6'

21.2'

22.5'

20.7'

22.0'

23.3'

20.7'

21.2'

3.4'

4.0'

2.1'

1.3'

4.0'

2.6'

2:00 PM

28.1'

28.1'

28.1'

28.6'

23.8'

23.8'

23.8'

23.8'

24.6'

24.6'

24.6'

4.8'

4.8'

5.3'

5.3'

6.1'

6.1'

ROOF

ELEMENT

BT-2

RH-2

(PROTECTED BY 25 FT SOLAR FENCE)

4.11.2016
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AR-7
Architectural Details2333 ARAPAHOE

BOULDER, COLORADO

2560 28th Street #200
Boulder, Colorado

p: 303-442-3351
f : 303-447-3933

coburnpartners.com

SHEET No.

SITE REVIEW AMENDMENT

3.22.2016

No Scale
1

Material Vignettes

STACK BOND GROUND FACE CMU
(ILLUSTRATIVE OF INTENT - ACTUAL BLOCK AND MORTAR COLOR TBD)

WOOD RAINSCREEN SIDING
(ILLUSTRATIVE OF INTENT - ACTUAL MATERIAL TBD)

METAL PANEL SIDING
(ILLUSTRATIVE OF INTENT - ACTUAL COLOR & PATTERN TBD)

STOREFRONT WINDOW / CMU DETAIL
(ILLUSTRATIVE OF INTENT - ACTUAL CONSTRUCTION DETAIL TBD)

STOREFRONT WINDOW / WOOD SIDING DETAIL
(ILLUSTRATIVE OF INTENT - ACTUAL CONSTRUCTION DETAIL TBD)

FIBERGLASS WINDOW / METAL PANEL SIDING DETAIL
(ILLUSTRATIVE OF INTENT - ACTUAL CONSTRUCTION DETAIL TBD)

No Scale
2

Window Details

TYPICAL VINYL SLIDER WINDOW
(NOT PROPOSED FOR THIS PROJECT)

TYPICAL FIBERGLASS SLIDER WINDOW
(ILLUSTRATIVE OF INTENT - ACTUAL MODEL AND COLOR TBD)

No Scale
3

Window Comparison

4.11.2016
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