





conducted preliminary modeling that suggests it is possible to meet the maximum 35 foot
height requirement for the zoning districts using existing grades and the city’s
methodology for calculating height. While some regrading is expected, it should be
reiterated that height measurements will be taken to from the grade as it exists today and
that site planning should analyze how final grades will impact the character of the
surrounding neighborhood. Charles Ferro (303)441-4012

Another issue related to the slopes on the site relate to street slopes. All new pedestrian
facilities must meet Americans with Disabilities Act (ADA) related to slope unless alternate
routes meeting slope standards can be achieved. Any new streets, regardless of ADA
compliance issues, must be constructed at 8% or less unless variance criteria to the
standards of the city’s Design and Construction Standards and emergency access criteria
can be met. Any proposed access to Valley View Drive would be problematic due to the
excessive existing slope north of 4™ Street. Steve Durian (303)441-4493.

Street slopes exceeding 5% may require houses to have fire sprinklers. Dave Lowrey,
(303)441-4356

5). Are there any public engineering improvements that are proposed near the site in the long
term that will impact the development? (Examples: sidewalk improvements, landscape, cross
walks?)

There are no capital improvements proposed for the area in the near future.

6). We are considering adding sidewalk and landscape improvements to 4™ Street for both street
beautification and to create a street configuration that will slow down street traffic. Are there
similar street improvements around Boulder that can be referenced?

All required sidewalk improvements must meet current city standards contained in the
city’s Design and Construction Standards. Attached sidewalks, as proposed along 4™ Street
on these plans, would not meet these standards. Current standards call for a 5 foot wide
sidewalk detached 8 feet by a tree lawn. Curb bump-outs at intersections can be proposed
if properly designed, but this additional width must be in excess of the 8 foot detachment.
Marked crosswalks within city rights-of-way would not be permitted except where specific
pedestrian volume warrants are met. It is not expected that these warrants would be met at
these locations. Steve Durian (303)441-4493.

Specific Questions:

tion 1:
1). Do the proposed curb cuts on 4™ Street look far enough apart?

The offset alignment at Concord Avenue appears to be inadequate. See additional
comments above. Steve Durian (303)441-4493.

Option 5:




1). This layout assumes a rezoning effort to achieve the diversity of housing type available
within the proposed development. We have had quite a lot of informal support for a plan such as
this that more easily accommodates a small number of attached homes, courtyard homes, and
homes that vary in size and orientation. The criteria for requesting a zoning change is as follows:
We feel the surrounding has changed substantially through new construction and conversions to
multi-family and no longer resembles the predominantly LR-E zoning of the site. We feel that
we can adequately demonstrate that the neighborhood has changed substantially and that a more
flexible zoning designation will allow the property to be developed in a manner that is more
consistent with the neighborhood and ultimately be a better project from a design perspective.
Are there any preliminary comments from the planning staff that could shed light on this issue?
What would an accelerated schedule for a zoning change for this property consist of?

Option S requires a BVCP land use plan amendment as well as a rezoning to Medium
density to accommodate over 6 dwelling units per acre. The previous application in April,
2005 determined that a rezoning and a BVCP land use plan amendment to increase density
are not appropriate, especially when by-right options exist which suit the low density
residential context of the surrounding neighborhood. Additionally, previous Planning
Board comments indicate the importance of compatible scale and density with the existing
neighborhood. It is not clear to staff what conditions have changed that would necessitate a
rezoning and land use plan amendment for the proposed property. It may be possible to
support a rezoning, however, it must be demonstrated that the proposed plan provides a
significant benefit in maintaining the existing character of the neighborhood.

Any rezoning request would need to demonstrate compliance with the following
criteria found in Section 9-2-3, B.R.C., 1981:

a The applicant demonstrates by clear and convincing evidence that the proposed
rezoning is necessary to come into compliance with the Boulder Valley
Comprehensive Plan map; or

(#)] The existing zoning of the land was the result of a clerical error; or
3) The existing zoning of the land was based on a mistake of fact; or

“@ The existing zoning of the land failed to take into account the constraints on
development created by the natural characteristics of the land, including but
not limited to, steep slopes, floodplain, unstable soils, and inadequate drainage;
or

) The land or its surrounding environs has changed or is changing to such a
degree that it is in the public interest to encourage a redevelopment of the area
or to recognize the changed character of the area; or

©) The proposed rezoning is necessary in order to provide land for a community
need that was not anticipated at the time of adoption of the Boulder Valley
Comprehensive Plan.




In order to amend the Boulder Valley Comprehensive Plan’s land use map
designation for the property, the applicant will need to provide a rationale that
demonstrates the following:

(a) The proposed change is consistent with the policies and overall intent of the
Comprehensive Plan.

(b) The proposed change would not have significant cross-jurisdictional impacts that
may affect residents, properties or facilities outside the city.

(¢c) The proposed change would not materially affect the land use and growth
projections that were the basis of the Comprehensive Plan.

(d) The proposed change does not materially affect the adequacy or availability of
urban facilities and services to the immediate area or to the overall service area of
the City of Boulder.

(e) The proposed change would not materially affect the adopted Capital
Improvements Program of the City of Boulder.

() The proposed change would not affect the Area Il/Area III boundaries of the
Comprehensive Plan.

Although there are many BV CP policies that are relevant to this proposal, it is
recommended the following specific policies are addressed:

2.06 Design of Community Edges

Well defined edges for the city’s boundaries are important because they support an
understanding and appreciation of the city’s image and create a clear sense of arrival
and departure. Natural feature are most effective as edges, but public open land,
major roadways, or heavy tree planting can also function as community edges. As new
areas are developed, the definition of a community edge shall be a design priority.

2.11 Neighborhoods as Building Blocks

The City and county will foster the role of neighborhoods to establish community
character, provide services needed on a day-to-day basis, foster community interaction,
and plan for urban design and amenities. All neighborhoods, whether residential
areas or business districts, or mixed land use areas, should offer a unique physical
elements of neighborhood character and identity, such as: distinctive development
patterns or architecture; historic or cultural resources; amenities such as views, open
space, creeks, irrigation ditches, and varied topography; and distinctive community
Jacilities and business areas.

2.12 Support for Residential Neighborhoods
In its community design planning, the city shall support and strengthen its residential




neighborhoods. The city shall seek appropriate building scale and compatible
character of new development or redevelopment, desired public facilities and mixed
commercial uses, and sensitively designed and sized rights-of-way.

2.13 Preservation of Community Character

The city will encourage the preservation of community character as reflected in the
development pattern and relative affordability of the existing housing stock in
Boulder’s varied neighborhoods.

2.19 Design of Newly-Developing Areas

The city shall encourage a neighborhood concept for new development which includes
a variety of residential densities, opportunities for shopping, nearby support services
and conveniently sited public facilities, including roads and pedestrian connections,
parks, libraries, and schools.

2.37 Design That Respects Existing

Residential, commercial, and industrial development and redevelopment shall be
encouraged to follow sound and innovative land use planning. The goals are to
provide a livable environment and, through the judicious use of landscaping, materials
and human scale, and to respect the character of the surrounding area.

2.38 Sensitive Infill and Redevelopment

Overall, infill and redevelopment shall be expected to provide significant benefits to the
community and the neighborhoods. The city shall develop tools such as neighborhood
design guidelines to promote sensitive infill and redevelopment. The city will work
with neighborhoods to protect and enhance neighborhood character and livability. In
order to avoid or adequately mitigate negative impacts and enhance the benefits of
additional infill and redevelopment, subcommunity and subarea planning and other
efforts will be geared to define the acceptable amount of infill and redevelopment and
standards for design quality.

2.39 Appropriate Context and Scale for Redevelopment

The city shall continue to develop and implement strategies which preserve the human
scale and the historical and architectural character of the city’s older neighborhoods
and business areas. When redevelopment is proposed, sensitivity to the existing context
will be required, and preservation of historic resources will be encouraged or required.
Many of these residential neighborhoods and business areas are adjacent to each
other. Special attention will be given to protect and enhance the quality of these
interface areas.

2.40 Quality Residential Site Design

Incentives shall be provided to encourage all types of housing, increase variety in site
design, provide for functional open space, achieve variety in housing choice and price,
encourage alternative transportation modes, and promote attractive and low-water
landscaping.




2.41 Physical Design for Citizen Needs '

The city and county shall take all reasonable steps to ensure that new development and
redevelopment, public as well as private, be designed in a manner that is sensitive to
social, physical and emotional needs. Broadly defined, this shall include factors such
as accessibility to those with limited mobility, provision of coordinated facilities for
pedestrians, bicyclists and bus-riders; provision of functional landscaping and open
space; and the appropriate scale and massing of buildings related to neighborhood
context.

2.43 Enhanced Design for Built Environment

Through its policies and programs, the city shall encourage or require private sector
efforts toward quality architecture and urban design. Design guidelines will be
developed as a tool for new development and redevelopment. The desired context and
character of existing neighborhoods and business districts will be considered.

6.08 Transportation Impact

Traffic impacts from a proposed development that cause unacceptable community or
environmental impacts or unacceptable reduction in level of service shall be mitigated.
All development will include strategies to reduce vehicle miles traveled (VMT)
generated by the development.

6.11 Neighborhood Integration

The city and county shall strive to protect and improve the quality of life within
neighborhoods while at the same time facilitating the movement of vehicular, bike and
pedestrian traffic. Improving access and safety within neighborhoods by controlling
vehicle speeds will be given priority over vehicle mobility.

Transportation actions will not be implemented solely to shift a problem or impact
Jfrom one location to another. Neighborhood needs and goals will be balanced against
the community benefit of a transportation improvement.

6.12 Integrated Design
The city and county shall design all transportation facilities to contribute to a positive
and attractive visual image and the desired community character.

7.01 Mixture of Housing Types

The city and county, through their land use regulations and incentive programs, shall
encourage the private sector to provide a mixture of housing types with varied price
ranges and densities, which attempt to meet the needs of all elements of the Boulder
Valley population.

As indicated by staff’s previous analysis of a proposed rezoning / land use plan amendment
proposed before Planning Board in April, 2005, “Although the character of the
neighborhood has been in flux over the past one hundred years, staff finds that the existing
neighborhood character exhibits a density range and character consistent with the existing
“Low Density Residential” BVCP Land Use Map designation and zoning. Although there are




some “non-conformities” within the neighborhood, the area as a whole is consistent with the
current designations.”

While there are many favorable elements in all of the submitted site plans, theoretically,
options 1 and 6 are the most favorable of the three submittals from a land use intensity /
subdivision perspective as it appears that the proposed site plan could be achieved under
the existing zoning and land use (although significant refinements would be required to
both site plans). It should be noted that existing site constraints such as grade, building
height and engineering will impact the site plan. Modifications to Options 1 and 6 would be
required to provide surface detention located in an outlot and address street slope issues
with the Valley View street connections.

Concept Plan review is generally a 3 month process. Rezoning and Land Use Plan
amendments typically takes between 6 and 9 months to complete. Site Review and Use
Review typically take between 6 and 9 months to complete.

Option 6:

1). Are there any concerns that having 90 degree parking off of 4™ Street near the Mt. Sanitas
Trail access?

90 degree parking would not be acceptable along a key bike route such as 4™ Street.
Parallel parking would be allowed on this street.

Additional Information:

Plan Documents and Processes:

A Use Review is required for single-family residential and attached residential in the P-E
zoning district. A Use Review application should be submitted concurrently with a Site
Review application. Prior to Use Review and Site Review submittal, staff encourages the
submittal of design alternatives at the Concept Plan phase. Concept plans should reflect the
character of the existing neighborhood with respect to house design, mass, scale, square
footages, etc. As mentioned at the pre application meeting of August 17, 2006, floor area
ratio in the LR-E zoning district is .8, however, it should be noted that .8 is a maximum and
not considered appropriate for all properties zoned LR-E. Careful consideration should be
given to neighborhood compatibility and scale.

Due to the sensitive nature of the property, it may be helpful for Planning Board as well as
the public if a massing model was assembled to depict proposed development of the
property. The massing models should reflect the surrounding neighborhood as well for
reference to existing scale and massing. For comprehensive plan purposes, density is based
on gross acreage, however, zoning density is calculated based on net acreage (acreage
remaining after required dedications such as rights-of-way). Charles Ferro (303)441-4012

Parks and Open Space:
Applicant will be required to continue public access to Mt. Sanitas open space via points

located at either Dakota Place or 4th St. While staff supports extending the




existing neighborhood trail connection to 4th Street, staff does not support a dedicated,
amenitized off-street parking area to serve the trail. The subject trail connection is
designed to serve local residents and is not intended to serve as the main trail head for Mt.
Sanitas. Any proposed change to the existing access trail located within the applicants
property will be required to link to the existing open space trail located in the northwest
corner of the site.

Staff does not support change to the trail location where it exits the applicants property
and enters open space land or, support change to the existing trail grade that would
increase the degree of slope. City open space shall not be responsible for maintenance and
repairs to the portion of the trail located within the private property easement area if that
portion of the trail is constructed different from the existing crusher-fine surface.

Please note that a permanent public access easement and maintenance agreement will be
required for portions of the access trail on private property.
John D’Amico 303-441-2035

While staff encourages open space, parks, and neighborhood amenities, it should be not;h
that any such amenities proposed for the site must be funded and maintained by the future
home owners association. Charles Ferro 303-441-4012

Inclusionary Zoning:

All new residential development is required to provide 20% of the total new units as
permanently affordable housing. While there are options for meeting this requirement off-
site, the Applicant is encouraged to consider providing some on-site permanently
affordable units. This would be in keeping with both the intent of the inclusionary zoning
ordinance as well as the interest in seeing some additional community benefit provided by
the proposed development. Cindy Pieropan 303-441-4252

Staff will formulate a separate response regarding the potential for rehabilitating the dairy
barn west of the subject property.

Comments provided by City staff are based on the information received at the time of the
pre-application meeting and do not constitute an approval or conditions of approval for the
application. Additional staff comments and project requirements will be provided to the
applicant after review of a formal application submittal. All development applications are
required to comply with all applicable City of Boulder codes and ordinances.

These comments reflect staff’s understanding of the discussion. Please contact Charles Ferro at
(303) 441-4012 for further discussion, if required.




