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Planning Commission 
December 8, 2016 

City Hall, Council Chambers 
749 Main Street 

6:30 PM 
  

 For agenda item detail see the Staff Report and other supporting documents  
included in the complete meeting packet. 

 

Public Comment will be limited to three (3) minutes per speaker.   
 

I. Call to Order 

II. Roll Call 

III. Approval of Agenda  

IV. Approval of Minutes  

 November 10, 2016 

V. Public Comment on Items Not on the Agenda  

VI. Old Business – Public Hearing Items 

 Lot 2, Block 3 Park at CTC PUD: A request for a Planned Unit Development 

for a 62,380 SF flex building.   
 Applicant: CTC Commercial III (Steve Meyers) 
 Owner: Leslie Malone 
 Representative: JM Associates (Jerry Moore) 
 Case Manager: Lauren Trice, Associate Planner 

 

VII. New Business – Public Hearing Items 

 Medtronic PUD/Plat: A request for an amended Planned Unit Development 

and Subdivision Plat for a 40,000 SF office addition, increase in parking area and 
revised drainage plan. (Continue to January 12, 2016) 

 Applicant and Representative: CTC Commercial III, LLC (Steve Meyers) 
 Owner: Leslie Malone 
 Case Manager: Rob Zuccaro, Planning and Building Safety Director 

 

 Clementine Preliminary PUD/Preliminary Plat: A request for a preliminary 

plat and preliminary planned unit development (PUD) for 44 townhome units on 
3.6 acres. (Continue to January 12, 2016) 

 Applicant: Louisville Gateway, LLC (Mike Jones and Mike Eisenstein) 
 Owner: Mike Jones and Mike Eisenstien 
 Representative: Hartronft Associates (Erik Hartronft) 
 Case Manager: Rob Zuccaro, Planning  & Building Safety Director 

 

VIII. Planning Commission Comments  

IX. Staff Comments 
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X. Items Tentatively Scheduled for the regular meeting January 12, 2016: 

 

 The Collective: A request for an amendment to the CTC GDP, a Final PUD, 

and a Final Plat to create three lots and three flex-space buildings totaling 85,520 
square feet for industrial, office, and retail uses; Lots 11 and 12, Block 1 CTC, 
both lots zoned PCZD-I and totaling 10.77 acres. 

 Applicant and Representative: Entasis Group (Brian Ojala) 
 Case Manager: Kristin Dean, Principal Planner 

XI. Adjourn  
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Meeting Minutes 
November 10, 2016 

City Hall, Council Chambers 
749 Main Street 

6:30 PM 
 
Call to Order – Pritchard called the meeting to order at 6:30 P.M.  
 
Roll Call was taken and the following members were present: 

Commission Members Present: Chris Pritchard, Chair 
Steve Brauneis, Secretary 
Tom Rice 
David Hsu 
Monica Sheets 

Commission Members Absent: Ann O’Connell, Vice Chair 
Jeff Moline  

Staff Members Present:  Rob Zuccaro, Dir of Planning & Building Safety 
     Kristin Dean, Principal Planner 
     Lauren Trice, Planner II 
     Susie Bye, Planning Clerk 

Approval of Agenda:   
Pritchard states he asked Staff to amend the agenda to reflect old business and new business. 
Brauneis moved and Hsu seconded a motion to approve the amended November 10, 2016 
agenda. Motion passed by voice vote.  
 
Approval of Minutes:  
Brauneis moved and Hsu seconded a motion to approve the October 13, 2016 minutes. Motion 
passed by voice vote. Sheets abstains. 
 
Public Comments: Items not on the Agenda  
None. 
 
Old Business – Public Hearing Items 

 Delo Lofts Final Plat/PUD/SRU: Resolution 25, Series 2016, a resolution 
recommending approval of a final plat for 4.39 acres which includes a 1.91 acre final 
planned unit development (PUD) and special review use (SRU) within the core area of 
the Highway 42 Revitalization District for 33 apartments and 8 live/work units.  
 Applicant: Delo East, LLC (Justin McClure) 

 Owner: Boom, LLC (Elizabeth Law-Evans) 

 Representative: RMCS, Inc. (Justin McClure) 

 Case Manager: Scott Robinson, Planner III/Kristin Dean, Principal Planner 
 

Conflict of Interest and Disclosure: 
None.  Sheets abstains because she was not present at the October meeting for the first 
presentation. 
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Emails entered into the record: 
Brauneis makes motion to enter revised resolution and letter from Dietze and Davis, Attorneys 
at Law dated November 9, 2016 into the record, seconded by Hsu. Passed by voice vote. 
 
Public Notice Certification:  
Published in the Boulder Daily Camera on August 21, 2016.  Posted in City Hall, Public Library, 
Recreation Center, and the Courts and Police Building and mailed to surrounding property 
owners and property posted on August 19, 2016. 
 
Staff Report of Facts and Issues: 
Dean presented from Power Point: 

 This resolution was continued from the October Planning Commission meeting 
specifically to discuss an easement issue. It is a joint easement between the subject 
property and the neighboring property to the east.  

 Portion of Delo Lofts that includes Lot 101 of the Louisville Trade Center has a 30’ 
shared access easement. 

 When it was platted, the PUD was also recorded.  The PUD shows an access and 
parking easement. This is the area in question.  

 Staff was asked to discuss this easement issue with Sam Light, City Attorney, and 
receive feedback. 

 What is determined is that this part of the Delo Lofts project, just to the east of the 
Live/Work Building  A shows parking in this easement. This parking is not necessary to 
fulfill the parking requirements of the project. It is shown conceptually. There are no 
encumbrances within that 30’ easement that would affect the use of it by the adjoining 
property owner.  

 Part of the concern/confusion has to do with the PUD showing an interim plan which is 
under review through this PUD process. In the interim plan, the access does not go 
through the site. It shows the site in its current configuration.  

 Ideally, the developer would like to extend the alley through and connect through the 
site. This is ideal for them should they be able to get an agreement with adjoining 
property owners.  

 City Staff had asked to see what it would look like to confirm it would meet City 
standards. This proposed final condition is on the PUD plans. It shows some 
improvements in this area being currently used as parking and an access easement. 

 This is not the intention or what is being reviewed under this PUD. It is shown on the 
PUD plans.  

 Staff has discussed this with the City Attorney who concurs that this development can 
move forward and meets all of the development requirements, including all parking 
requirements it is subject to through all applicable development regulations.  

 If this is in dispute, Staff sees this as a civil matter; however, the development 
application meets all City criteria and development requirements.  

 The plat being reviewed with this PUD shows this easement as a 30’ access easement, 
but it does not reference where the easement came from.  

 
Staff Recommendations: 
Staff recommends Planning Commission move to approve Delo Lofts Final Plat/PUD/SRU: 
Resolution 25, Series 2016, a resolution recommending approval of a final plat for 4.39 acres 
which includes a 1.91 acre final planned unit development (PUD) and special review use (SRU) 
within the core area of the Highway 42 Revitalization District for 33 apartments and 8 live/work 
units with the following conditions: 

1. The proposed signage shall be modified to comply with the Downtown Sign Manual. 
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2. The applicant shall address all issues in the Department of Public Works October 4, 
2016 memo prior to the City Council hearing.   

3. Prior to City Council approval, the plat shall be revised to include the reception numbers 
for the Louisville Tire Center plat and PUD.  

4. Prior to City Council approval, the PUD shall be revised to include a note, where 
applicable, that the “Commercial Live Work Area – Final Condition is conceptual only, is 
not approved by this PUD and is subject to further review and approval, disapproval or 
modification through a separate PUD Amendment process”.   

5. Prior to City Council approval, the PUD shall be revised to remove the proposed parking 
improvements from the east side of the Live/Work Building A structure. Additionally, the 
joint parking and access easement shown on the Louisville Trade Center PUD and 
Replat shall be clearly delineated on the plat and PUD with references made to that 
document and reception number.  

 
Closed Public Hearing and discussion by Commission:  
Rice says I recall that the issue is whether or not the condition we created earlier regarding the 
resolution of the easement was satisfied by this development plan. We asked the City Attorney 
to weigh in on it. My understanding is that the City Attorney says the development plan is 
consistent with the condition as previously created to the extent that the condition portended to 
require resolution of a private dispute that is beyond our jurisdiction to make such a condition. 
With those two things having been said by the City Attorney, my view is that the issue has been 
resolved.  
Brauneis says regarding the space Louisville Tire has been using in the past, what is the legal 
status of that space? 
Dean says the space Louisville Tire has been using will not change. From what I understand 
from the applicant, this is not proposed to physically change. Louisville Tire has been parking 
there and there will be no impediments.  
Pritchard says any legal issue that may be coming in the future will be between the applicant 
and the private party.  
Rice says to make it perfectly clear, this is not planning criteria. We had created this condition 
earlier to cast some doubt on it. With the City Attorney having clarified it, my concerns have 
been allayed.  
 
Motion made by Rice to approve Delo Lofts Final Plat/PUD/SRU: Resolution 25, Series 
2016, a resolution recommending approval of a final plat for 4.39 acres which includes a 1.91 
acre final planned unit development (PUD) and special review use (SRU) within the core area of 
the Highway 42 Revitalization District for 33 apartments and 8 live/work units with the following 
conditions: 

1. The proposed signage shall be modified to comply with the Downtown Sign Manual. 
2. The applicant shall address all issues in the Department of Public Works October 4, 

2016 memo prior to the City Council hearing.   
3. Prior to City Council approval, the plat shall be revised to include the reception numbers 

for the Louisville Tire Center plat and PUD.  
4. Prior to City Council approval, the PUD shall be revised to include a note, where 

applicable, that the “Commercial Live Work Area – Final Condition is conceptual only, is 
not approved by this PUD and is subject to further review and approval, disapproval or 
modification through a separate PUD Amendment process”.   

5. Prior to City Council approval, the PUD shall be revised to remove the proposed parking 
improvements from the east side of the Live/Work Building A structure. Additionally, the 
joint parking and access easement shown on the Louisville Trade Center PUD and 
Replat shall be clearly delineated on the plat and PUD with references made to that 
document and reception number.  

seconded by Hsu. Roll call vote.  
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Name  Vote 

  

Chris Pritchard Yes 

Ann O’Connell n/a 

Steve Brauneis Yes 

Jeff Moline   n/a 

Tom Rice Yes 

David Hsu  Yes 

Monica Sheets Abst 

Motion passed/failed: Pass 

Motion passes 4-0-1. 

 
 Centennial Pavilions Final Plat: Resolution 30, Series 2016, a resolution 

recommending approval of a replat to subdivide a single 9.4 acre lot into four separate 
lots zoned commercial community (CC), located at 133-165 S. McCaslin Boulevard; Lot 
1, Centennial Pavilions, Filing No. 1.  
 Applicant and Representative: NexGen Properties (Sean Sjodin)    

 Owner: NexGen Properties, Walorado Partners LLC, Centennial Pavilion Lofts Owner’s Association     

 Case Manager: Lauren Trice, Planner II 

 
Conflict of Interest and Disclosure:  None. 
 
Public Notice Certification:  
Published in the Boulder Daily Camera on August 21, 2016.  Posted in City Hall, Public Library, 
Recreation Center, and the Courts and Police Building and mailed to surrounding property 
owners and property posted on August 19, 2016. 
 
Staff Report of Facts and Issues: 
Trice presented from Power Point: 
LOCATION 

   
 West Century Drive and McCaslin Blvd 

 Lot 1 Centennial Pavilions Filing 1 

 Located on one lot 

 Zoned commercial community (CC) 

 

W. Century Drive 
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Lofts 
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 Managed by 16 condominiums 

 Centennial Pavilions Lofts in one condo with 66 units, Walgreens is one condo, northern 
area is the rest of the 14 condo unit including Lamar’s Donut, Busaba, and Grease 
Monkey 

PROPOSAL 

 Subdivide this into four lots of close-to-equal size.    

 Will not make any changes to the buildings or street design 

 Create some lots that have parking deficit and some that will have excess parking 
o Lots 1 and 3 have excess 
o Lots 2 and 4 have deficit to meet required parking   

 Staff recommends that there is a shared parking agreement. 

 
Staff Recommendations: 
Staff recommends Planning Commission move to approve Centennial Pavilions Final Plat:  
Resolution No. 30, Series 2016, a resolution recommending approval of a replat to subdivide a 
single 9.4 acre lot into four separate lots zoned Commercial Community (CC), located at 133-
165 S. McCaslin Boulevard; Lot 1, Centennial Pavilions Filing No. 1, with the following condition:  

1. Prior to the recordation of the plat, the applicant shall record an agreement between the 

four lots to establish shared parking, cross access, and overall maintenance. 

Commission Questions of Staff:  
Rice asks what the practical effect of this is. They are creating four lots whereas there was one. 
Does this make it easier to convey the property? 
Trice says it is easier for them to manage from a condo perspective. Going from 16 condo units 
to four lots is easier.  
Rice says regarding parking, because it was one lot originally, the criteria were met by the 
aggregate parking, but now that it will be divided into four lots, we have deficit in a couple 
places. You are suggesting a condition that they enter into a shared parking agreement that will 
take care of that? 
Trice says the parking will stay the same as they are currently managing it. 
 
Applicant Presentation:  
Travis McNeil, 8404 Briar Chase Drive, Castle Pines, CO 

 

Lot 1 Lot 2 

Lot 3 Lot 4 
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We purchased the property out of foreclosure and it was conveyed in this way to use as a condo 
association. We are trying to clean it up and create four dividable lots so we can manage it 
easier. We currently do not own the parking lot per se. It is run by an association not in place 
right now. This way, there will be three owners able to have access to their parking lots and their 
buildings. This is a cleaner way to go about it.  
 
Commission Questions of Applicant: 
Rice asks McNeil if he has any problems with the condition of entering into a shared parking 
agreement. 
McNeil says we have no concerns about it.  
 
Public Comment: 
Michael Menaker, 1827 W Choke Cherry Drive, Louisville, CO 
I live just up the hill from this so I am in here frequently. My question is, when this is subdivided, 
is there some guarantee of maintenance? There is essentially a private road that provides 
access, right turn in to go west on Century Drive. It runs back to the drycleaners and Lamar’s. At 
various points during the year, the road is pot-holed and cratered, and the pavement has 
heaves. If this is subdivided into four separate lots, what assurances and procedures are in 
place to insure that everything is maintained to a standard?  
McNeil says we are instituting a maintenance agreement to be entered in by all owners to have 
a cost sharing of that drive. It will address asphalt maintenance and street lights maintenance. 
That will be the governing document going forward to control that process.  
Brauneis says does Staff have anything to add to that?  
Zuccaro says I don’t think anything would change from the requirements of the PUD which 
would be to maintain that private drive. Any improvements shown on the original PUD must be 
maintained by the property owner and that requirement runs with the land. Ultimately, the City 
could enforce through enforcement of the PUD.  
Rice says that even though they have divided into four lots, the same duties that would have 
existed previously under the PUD still exist.  
Sheets says does that need to be reflected in the conditions or are we ok with what we have in 
the current resolution.  
Trice says they are entering into a maintenance agreement. It will be easier for them to manage 
and hopefully, it will improve the situation. 
 
Summary and request by Staff and Applicant:  
Staff recommends Planning Commission move to approve Centennial Pavilions Final Plat:  
Resolution No. 30, Series 2016, a resolution recommending approval of a replat to subdivide a 
single 9.4 acre lot into four separate lots zoned Commercial Community (CC), located at 133-
165 S. McCaslin Boulevard; Lot 1, Centennial Pavilions Filing No. 1, with the following condition:  

1. Prior to the recordation of the plat, the applicant shall record an agreement between the 

four lots to establish shared parking, cross access, and overall maintenance. 

Closed Public Hearing and discussion by Commission:  
Motion made by Sheets to approve Centennial Pavilions Final Plat:  Resolution No. 30, 
Series 2016, a resolution recommending approval of a replat to subdivide a single 9.4 acre lot 
into four separate lots zoned Commercial Community (CC), located at 133-165 S. McCaslin 
Boulevard; Lot 1, Centennial Pavilions Filing No. 1, with the following condition:  

1. Prior to the recordation of the plat, the applicant shall record an agreement between the 

four lots to establish shared parking, cross access, and overall maintenance. 

seconded by Brauneis.  Roll call vote. 
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Name  Vote 

  

Chris Pritchard Yes 

Ann O’Connell n/a 

Steve Brauneis Yes 

Jeff Moline   n/a 

Tom Rice Yes 

David Hsu  Yes 

Monica Sheets Yes 

Motion passed/failed: Pass 

Motion passes 5-0.  
 
New Business – Public Hearing Items 

 North End Market PUD/GDP, Resolution 29, Series 2016, a resolution recommending 
approval of a General Development Plan (GDP) amendment, final plat and final planned 
unit development (PUD) to construct a multi-use development consisting of 38 dwelling 
units and 40,000 SF of commercial space at Block 11, North End Phase II. 
 Applicant, Owner, and Representative: Ridgeline Development Corp (Chad Kipfer) 

 Case Manager: Scott Robinson, Planner III/ Kristin Dean, Principal Planner 

 
Conflict of Interest and Disclosure:  None. 
 
Public Notice Certification:  
Published in the Boulder Daily Camera on October 23, 2016.  Posted in City Hall, Public Library, 
Recreation Center, and the Courts and Police Building and mailed to surrounding property 
owners and property posted on October 21, 2016. 
 
Staff Report of Facts and Issues: 
Dean presented from Power Point: 

 Located in north Louisville 

 Zoned PCZD-C 

 4.55 acres 

 38 Residential units  

 40,000 SF commercial 
GENERAL DEVELOPMENT PLAN 

 Originally approved in 2006    

 Maximum of 350 Residential Units. Density has been shifted via past GDP 
Amendments. Planning Area 1 was originally intended for 65,500 square feet of 
commercial use. With the first amendment to the GDP, they moved 12 residential units 
from Planning Area 4 to Planning Area 1 with the intention to facilitate a more a mixed-
use development. Under the second amendment of the PUD, 9 residential units were 
moved from Planning Area 2 to Planning Area 1 for a total of 21 residential units, now 
being permitted in Planning Area 1. The boundaries of Planning Area 1 were also 
modified under that amendment. 

 Under this amendment, they propose to transfer 17 units from Planning Area 4 to 
Planning Area 1 to allow for a total of 38 residential units and decrease the commercial 
to 40,000 SF. The residential density will not exceed the 350 units that were allowed 
under the original GDP.  

 The GDP includes a note regarding the overall development concept of North End. 
Since its inception, North End has been envisioned to be a mixed-use development. The 
commercial uses are intended to be complementary to the existing commercial uses in 
the area and serve the neighboring residential areas.  

 The residential uses are intended to be a mix of attached and detached single and multi-
family units. The 38 units integrated closely with these commercial uses with a workable 
pedestrian-friendly environment that does create the true mixed-use development. 
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 A similar plan was reviewed in March 2016. Under that plan, there were 65 residential 
units proposed. It was a PUD and GDP amendment. They were transferring the same 17 
units, reducing the commercial density, but proposed 31 age-restricted units. It was in 
multi-family buildings where residential was located. The commercial uses are all along 
So Boulder Road. In March 2016, the PC did approve that plan as proposed. 

 In April 2016, the So Boulder Road Small Area Plan was approved. In that plan, it 
essentially adopted a policy that restricted residential density to that for which the 
property was already zoned. The option for the SRU for additional residential density 
beyond what the property was presently zoned was removed. While the So Boulder 
Road Small Area Plan is not applicable to this project because it did come in before its 
adoption, the developer decided it would be best to remove the age-restricted units from 
the development plan and come back with a revised plan that meets the residential 
density allowed by the GDP. They felt they were complying with this element of the So 
Boulder Road Small Area Plan.  

 The current proposal is for 38 residential units and 40,000 SF of retail space.  Block 12 
and Block 15 have been approved and are under construction.  

 The 6 single family units proposed are on the west end of the project. There are 8 
townhome units in two buildings and 24 multi-family units in two buildings.  All 
commercial is still along So Boulder Road. 

 The project is considered to be in accordance with the 2013 Comp Plan. The Comp Plan 
identifies this area as an urban corridor with a focus on commercial, office, and 
neighborhood retail, with higher density housing in close proximity to the roadway. 
Additionally, the Comp Plan states that development and urban corridors must 
demonstrate a positive fiscal return and establish residential density allowances up to 25 
units per acre. The fiscal impact model estimates that this project will general $963,000 
over a 20 year period or $48,150 annually. It does have a positive fiscal impact. 

 The Comp Plan also includes policies related to housing, specifically to insure mixed 
housing types and that prices meet changing economic social and multi-generational 
needs. The project includes a mix of single family, townhomes, and multifamily. The 
previous proposal supported by the PC with age-restricted units would have diversified 
the housing stock. Because of the new policy in the So Boulder Road Small Area Plan, 
those units were removed from this application to insure it meets the density cap.   

 There are three primary access points into this project.  
o Right-in, right-out off of So Boulder Road 
o Blue Star Lane and Hecla Way 
o Hecla Way to Plaza Drive to the traffic signal  
o With this proposal and reduction in residential units, the trip generation rates 

have dropped from what was previously approved. 

 The City traffic engineer concurs with the findings and the traffic impact studies 
submitted. There are no additional lanes or lights necessary to facilitate traffic generated 
from this project. The traffic impact study found that the level of services would be 
maintained with or without this added development project. 

 149 parking spaces are required for the 40,000 SF of commercial and office space. 163 
spaces are proposed in a surface lot and an additional 43 spaces are available on Hecla 
Way and Blue Star Lane. 

 All residential units will have garage parking. Any guest parking will be accommodated 
by excess parking in the surface lots or on the roads. This application does meet all the 
parking requirements. 

 The commercial architecture has not changed since the plans submitted in March 2016. 
There is a third story element added to Building 6. The commercial buildings range from 
30’ to 33’. The third story element will take this building up to 40’. The maximum height 
on this development site is 40’.  
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 The brewery height is generally shown at 25’. There are no design guidelines for the 
residential structures. The architecture is reflective of other North End residential 
structures that were approved and built. The height of these units ranges from 35’ to 40’.  

 A condition of the approved March 2016 project required a sidewalk connection on the 
east side of the So Boulder Road access point. That sidewalk has been added to the 
plans. 

 The plan meets all requirements of landscaping and lighting. 

 The applicant is processing a plat to dedicate all necessary access, utility, and drainage 
easements for the site.  

 
Staff Recommendations: 
Staff recommends Planning Commission move to approve North End Market PUD/GDP, 
Resolution 29, Series 2016, a resolution recommending approval of a General Development 
Plan (GDP) amendment, final plat and final planned unit development (PUD) to construct a 
multi-use development consisting of 38 dwelling units and 40,000 square feet of commercial 
space at Block 11, North End Phase II. 
 
Commission Questions of Staff:  
Hsu says the difference from the previously approved plan is that there were 65 units and now 
there are 38 residential units. Are the 17 units from Planning Area 4 different from what we 
decided before or is that the same? 
Dean says that is the same. It is unbuilt density in Planning Area 4 that is being shifted. 
Hsu says regarding the age-restricted units that went from 31 units to 0 units. How is that 
related to meeting the density requirements?  You alluded that removing the age-restricted units 
helped meet the density requirements.  
Dean says in the original application, they were capped at 350 units. They were asking for 
additional units which would be age-restricted units as a way to balance out the increase in 
residential density. Because that is now capped by the So Boulder Road Small Area Plan, they 
removed the age-restricted units.  
Sheets says in terms of the age-restricted units, will they be put somewhere else in the 
development that remains. Did we completely lose them? 
Dean says as far as I know, they are completely gone. 
Rice says I remember this discussion about moving the residential units. My principle concern 
at the time was taking commercial space and converting it to residential, which is seen quite 
frequently. My main concern was that whatever happened, we weren’t blowing the cap on what 
was originally approved in terms of residential density on the old development. Isn’t 350 units 
the top amount?  Dean says yes.  
Zuccaro says the previous proposal included a GDP amendment and a SRU to increase the 
overall residential density above the 350 units. This current proposal brings it back to 350 units.  
Rice says since we are reducing the number of residential units in this development, is the 
trade-off that the residential units will be larger in square footage?  
Dean says the applicant can answer that question. 
Sheets says I was involved in the discussions in 2006 of this GDP. There were two approvals 
and conditions that were part of the original plans for North End which included an underpass 
under So Boulder Road with great discussion at length about it. There was supposed to be a 
monument sign at the east corner of North End which would say “Welcome to Louisville”. For a 
number of years, there has been a very small sign which may not be there anymore.  
Zuccaro says regarding the signage, over the last couple of years, Staff has been working with 
PC and CC to create a wayfinding sign program for the City which includes these types of City 
entry signs. It is outside the scope of this proposal. We will bring a final plan to PC and CC in 
the first quarter of next year. There will be new signs pointing to Downtown and community 
entry signs. There is a trail connection to the east with a signal but I am not aware of any capital 
plan or City plan for an underpass.  
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Pritchard says in terms of conditions in 2006, I don’t believe there were any. I remember the 
conversations of surface crossing and control device. The underpass was discussed but we did 
not move forward on it. I don’t recall the sign discussion.  
 
Applicant Presentation:  
Chad Kipfer, Markel Homes, 5723 Arapahoe Avenue, Boulder, CO  
Michael Markel, Markel Homes, 5723 Arapahoe Avenue, Boulder, CO 

As a quick overview, the project was approved in 2007 for 350 units and up to 65,000 SF 
of commercial. Phase One is constructed and we are working on Block 10 with some single 
family duplexes. We have some multi-family coming up on the west of it. Phase Two is nearing 
completion with some single family houses left to build. We have three multi-family condo 
buildings under construction. We will be starting Block 15 which is six units. Phase Three is 
under construction with eight houses. Block 11 is the current location.  

In terms of signage, Phase Two was approved in 2007 with a PUD amendment in 2012. 
At that time, we reconfigured the GDP. In the area where the sign would be, we have dedicated 
land for the sign. The City will install the sign but I don’t believe it has been installed.  

In terms of trail connection, there is a trail that comes down on the east side of the 
property and hits a HAWK intersection, a lighted crossing, and makes the connection. 

When we originally approved this project, there was 25% dedicated for open space. It 
includes Hecla Lake, trail corridors, and common open space owned by the HOA. All the trails 
on the map have been constructed. There are extensive improvements to Hecla Lake.  

The total unit count is 350 units. In the 2012 GDP amendment and during the recession, 
we were in Filing Area 4 and did a number of PUD amendments. We did not do corresponding 
GDP amendments to coordinate it. We just kept track with Staff as we went through it. This is a 
clean-up effort to make sure got everything formalized. The total 350 units are at build out as 
proposed. When we were before you in spring 2016, we asked for additional units. Our 
understanding of the So Boulder Road Small Area Plan is it is a Comp Plan amendment so we 
are trying to hit the vision for Louisville. We believe the 350 units meets the plan, the vision, and 
the original vision for North End.  

Regarding traffic, in 2012 with Phases Three, Two, and One and the 65,000 SF of 
commercial and 160 dwelling units in that zone, the traffic report had 3,277 average weekday 
trips. The public improvements installed along So Boulder Road and the collector roads of Blue 
Star to Hecla Way to Plaza Drive are deemed to be of service for this neighborhood. It met 
acceptable levels. In January 2016, we asked for 40,000 SF of commercial and 197 units, and 
we went above the original approval. The traffic report went down in average weekday trips 
because of less commercial. With this plan tonight, we are asking for 160 units and the same 
amount of commercial. There will be less traffic than what was originally approved. The main 
circulation route is right-in, right-out to So Boulder Road, Hecla Way, and Blue Star.  

We propose to build commercial and residential at the same time, starting from the east 
side of the site to the west. There will be two sets of townhouses with four units each. There will 
be two 12-plex buildings with underground parking. The commercial buildings are in the same 
configuration. These buildings have retail on the main level with second story office. Markel 
Homes plans to move our offices to one the buildings.   

The 38 residential units require 64 parking spaces. We have sold out the first condo 
building and are on to the third building. We have had meetings with HOA and neighbors to take 
a survey of who lives where and how many cars. Everyone has one car. It fits into the 
requirement.  

The commercial is 40,000 SF and requires 149 parking spaces. We have 163 spaces 
provided on site with an additional 7 spaces. There are 43 extra spaces outside.  

It is an easy walk for North End residents with connections throughout the site. There is 
an outdoor seating area as part of the brewery. There is an RTD parking space. Trails along the 
east side connect to sidewalks. It is a walkable pedestrian-friendly environment.   
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Commission Questions of Applicant: 
Sheets says in your survey with the residents who have one car, were most of those units sold 
to one person only? I think of most families as having two people and two cars. 
Kipfer says Block 12 has condo buildings with 1,000–1,200 SF with two bedrooms. We don’t 
think the market for those units is families, but for a number of different people from young to 
older. It seems to be fitting the market needed in the City.  
Sheets asks what has happened with the 31 age-restricted units and where will they go or will 
they be built?  
Pritchard says because they were in excess of the 350 units, they will not be built.  
Kipfer says we do not propose to go over the 350 units for North End. We will not build age-
restricted units because it is not required.  
Rice says with the proposal tonight, it brings us back to the 350 units.  
Kipfer says everything in North End is broken up into Planning Areas. The numbers in Planning 
Areas One and Four changed on the GDP. The total units are exactly the same. In Planning 
Area Four where we did a PUD amendment for Block 9, Block 7, Block 6, and Block 10, some of 
those were combined together. Those were some changes from townhouses to single family. 
Block 10 was iterations of making it work. The reason that Block 11 was not submitted in 2012 
is because we were changing Block 10 in Planning Area Four and it was decided to bring it 
forward later. We didn’t want to amend it again.  
Rice says if we compare the proposal under consideration tonight to the one presented in 
March 2016, the density has gone down in terms of residential units. How much space is being 
built and how does that compare? 
Kipfer says the units are very similar in size. The condo buildings are 1,000-1,200 SF, 2-
bedroom units and are similar in size to what is currently built across the street. The 
townhouses are in the 1,800 SF range and the detached units are small but vertical. It’s in a 
different configuration and different streetscape and presence and architecture. The aggregate 
is smaller because of less units being built from the March 2016 proposal. There is less density.  
Hsu asks why we can’t have any age-restricted units in the remainder. There were people 
speaking highly of them.  
Michael Markel says when we presented in March 2016, we were asking for additional density 
with lower impact and to serve a specific need. When the So Boulder Road Small Area Plan 
was approved by CC, we decided to stay with the original approval of 350 market rate units. The 
people who are buying our condos are mostly 55+ people. These units are elevator accessible.  
Hsu says is it possible to have age-restricted units. 
Markel says these units are market-rate units. It is a disadvantage for us to have deed restricted 
units. When we asked for extra density, we were willing to do age-restricted for those extra 
units. In the market-rate environment we currently have, at the price we have, and type of 
building we have, we are already capturing that demographic. 
 
Public Comment: 
Mark Cathcart, 1763 Sweet Clover Lane, Louisville, CO  
I live in one of the single family homes and have lived there since February 2016. I am 59 years 
old but I have an 8 year-old. I have some concerns. I am entirely in support of what Markel is 
doing with North End Market. It was the primary reason I bought my house. We got to pick a lot 
and a model. I would like to put on the record that I have met with Rob Zuccaro and Chad 
Kipfer. Cathcart shows a couple of slides regarding traffic. He shows proposed or approved 
developments. The Balfour facility was approved and the Phase Three is approved and ready to 
go. They are building Block 15 which is immediately adjacent to my house. Markel is proposing 
to develop the Blue Sage subdivision in Lafayette immediately across from North End Phase 
Two and Phase Three. As part of that 53 dwelling unit development, Lafayette’s City Council is 
requiring as a condition of development to put a traffic light in at So Boulder Road. When it is 
done, we will have a traffic light at the Blue Sage development, a right-in/right-out at Blue Star 
Lane, and a right-in/right-out at Sweet Clover Lane. This means all traffic in Louisville as well as 
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the North End development has to exit via Plaza Drive if they want to go east on So Boulder 
Road. The only alternative is to go to Highway 42, down to the lights on Highway 42 and So 
Boulder Road, and make a left. I am concerned about this because before all this will be built, 
we already suffer from regular back-ups at the traffic lights. Zuccaro has agreed to look at the 
traffic lights and see if they can extend the timing on them. What happens is essentially gridlock. 
There is traffic that comes down from Plaza Drive from the north and traffic coming out of the 
King Soopers Plaza, and you can’t get out from Hecla Way. Unless you are going right, you 
can’t get out.  From my house for eight months, I was able to sit and watch construction traffic 
and residents making illegal left turns out of Blue Star to go east on So Boulder Road. It is 
already an issue. A number of residents and I are concerned that when a brewpub is open on 
Blue Star and So Boulder Road, the only legal way to exit is Hecla Way. We may have alcohol-
infused people going to Plaza Drive to exit or they may make illegal left turns. Markel has met 
the City requirements for the exits. It is a difficult problem.  
Pritchard asks Staff about traffic. Is the City looking at this issue along So Boulder Road since 
we are using a right-in/right-out access?  Is it a question of warrants? Is So Boulder Road a City 
road or a state road? 
Zuccaro says So Boulder Road is a City road in that section. We control the lights and access. 
The applicant provided a traffic study that our City engineer reviewed. It analyzed the density 
and resulting traffic flows at the intersections and ranks them to a 20 year period. Everything 
appears to be operating at acceptable levels under that traffic study. As far as people making 
illegal left turns, there are improvements intended to stop or limit that and are shown on the 
plans. On Blue Star Lane, is a “pork chop” to direct people to make right turns.  
Brauneis says with the right-in/right-out access, was it arrived at due to the size and speed of 
So Boulder Road? Is the reason we have no left turn because of the traffic pattern and speed? 
Zuccaro says this decision was made before I came so I don’t know what discussions 
happened.  
Kipfer says when we came in for Phase Two in 2012, there were discussions about the trail 
connection. Because of the sequence of lights, the City looked at where to place a signal. The 
decision was made to make the connection across So Boulder Road at the HAWK light.  
 
Summary and request by Staff and Applicant:  
Staff recommends Planning Commission move to approve North End Market PUD/GDP, 
Resolution 29, Series 2016, a resolution recommending approval of a General Development 
Plan (GDP) amendment, final plat and final planned unit development (PUD) to construct a 
multi-use development consisting of 38 dwelling units and 40,000 square feet of commercial 
space at Block 11, North End Phase II, without conditions. 
 
Closed Public Hearing and discussion by Commission:  
Hsu says I think about the age-restricted housing. Maybe I am hung up on the math or maybe I 
am holding Markel to a different standard. They were generous before and now I would like to 
see that housing. They offered 31 age-restricted units before and they didn’t have to, although 
perhaps that was a condition of going over the GDP. Is there enough variety in housing types? 
Is there a consideration and provision for low and moderate income housing? If the order had 
been changed as far as how it was presented, I wouldn’t be considering age-restricted housing. 
Now, because of the order, I think about it. We were concerned that the land area of the 
buildings was too dense and now we have it much less dense. It makes the area look nicer than 
what it was before.  
Brauneis says I appreciate your desire for age-restricted housing and I think it speaks well for 
the community in the long and midterm, perhaps not an issue in the short term. I don’t see that 
as an issue at this point with the development as proposed. We don’t have that policy within the 
City at this point. We don’t have much to stand on. I don’t find any particular issues with it as 
proposed. 
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Rice says comparison between this plan and the one we had previously, I think this plan is far 
superior to what existed before for two reasons. I am happy that we brought this back to the 
density that was originally envisioned for this overall development, and that is a real positive. 
The second thing is in looking at this plan, it is compatible with the So Boulder Road Small Area 
Plan. This is what was envisioned in that plan and I think it is perfect for that. The third point 
goes to the issue of age-restricted housing. I have real issues with using age-restricted housing 
as a planning tool. I think it is bad because it essentially creates externalities in the market that 
cause property to be tied up in perpetuity in a way we intend. In the past, we have seen this 
used as a tool to allay concerns about school crowding. Even that is an inexact tool because it 
is a deed restriction, but it is not who can live there. Someone who is 55 can buy one unit and 
rent it to someone who is younger, as I understand it. It is an inexact tool for the purpose 
intended. I don’t think this development is intended to be senior housing. It may prove that this 
is the market it speaks to very well. That is good. We ought to, as a body, be very careful about 
placing deed restriction age on housing stock.  
Sheets says I agree with Tom in terms of the age restriction in housing, but I would like to 
encourage Louisville to keep looking at units that are appropriate for empty nesters and those 
wishing to downsize. I am glad that people are finding it in your housing stock. I am generally 
supportive of this and think it is a nice proposal. You have done nice things with the trails.  
Pritchard says I am supportive of this proposal. In regard to the age restriction, that was an 
enticement and why it was used. It is something we would like to encourage in this community. 
This is a completely different proposal. I understand where the applicant is coming from and it is 
a long time coming, from 2006 to 2016. The applicant has a strong history in our community. It 
will be nice to have their corporate involvement in our community. I have concerns about the 
traffic flow. Since the City will be looking at it, the PC can monitor it, especially if we see 
complaints and an escalation of accidents. I believe our Staff has been made aware of it.  
 
Motion made by Sheets to approve Staff recommends Planning Commission move to approve 
North End Market PUD/GDP, Resolution 29, Series 2016, a resolution recommending 
approval of a General Development Plan (GDP) amendment, final plat and final planned unit 
development (PUD) to construct a multi-use development consisting of 38 dwelling units and 
40,000 SF of commercial space at Block 11, North End Phase II, seconded by Rice.  Roll call 
vote.  

Name  Vote 

  

Chris Pritchard Yes 

Ann O’Connell n/a 

Steve Brauneis Yes 

Jeff Moline   n/a 

Tom Rice Yes 

David Hsu  Yes 

Monica Sheets Yes 

Motion passed/failed: Pass 

Motion passes 5-0.  
 

 Crystal Springs SRU, Resolution 26, Series 2016, a resolution recommending 
approval of a Special Review Use (SRU) to allow for an approximately 720 SF outdoor 
patio seating area associated with the proposed Crystal Springs Brewing Company 
satellite tap room located at 600 Main Street (Lot 7, Block 4, Louisville Old Town)  
 Applicant and Representative: Crystal Springs Brewing Company, LLC (Tom Horst) 

 Owner: Martin and Karen Achtermann 

 Case Manager: Rob Zuccaro, Planning and Building Safety Director 

 
Email entered into record: 
Rice makes motion to enter public comment letter into the record, seconded by Brauneis. 
Applicant has made response to the letter. Passed by voice vote. 
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Conflict of Interest and Disclosure:  None. 
 
Public Notice Certification:  
Published in the Boulder Daily Camera on October 23, 2016.  Posted in City Hall, Public Library, 
Recreation Center, and the Courts and Police Building and mailed to surrounding property 
owners and property posted on October 21, 2016. 
 
Staff Report of Facts and Issues: 
Zuccaro presented from Power Point: 

  
 Request for a SRU to allow an outdoor patio space as part of a proposal to convert an 

existing detached garage at 600 Main Street into the Crystal Springs Brewing Company 
taproom 

 On the south and west sides of the property are existing residential properties. To the 
north is an office property. To the east, there is public parking.   

 Located in transition zone, it borders residential area so it should be more residential in 
character than core area with different design guidelines. 

 
 Property is over 6,800 SF in size. 

 Currently, it is a chiropractic business on the west side of the property. 

 On the east side is the detached garage that includes the proposal for conversion into 
the taproom. Garage is 780 SF. 

 Patio space surrounding the taproom is proposed at approximately 720 SF. 
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 Under zoning code, conversion of the garage into a food or drink service business does 
not require an SRU. SRU is specifically for the patio space. 

 Proposal is to add patios on the west and south side and to add landscaping on the west 
side of the property in right-of-way. 

 Existing driveway leading to the garage would be converted into part of the patio space. 

 There would be two parking spaces that would be alley loaded rather than coming off of 
Elm Street. 

 For parking, any development less than 1000 SF does not require additional parking, so 
even though they are converting to new space, they are below the 1000 SF threshold. 

 They have to add parking since they are losing existing parking. They still have to 
maintain the parking count currently for the property. 

 They propose some bicycle parking on the east side. 

 Subject to Downtown design guidelines. Staff has reviewed this proposal against the 
design guidelines as well as the SRU criteria.  

 The applicant added a note to the plan of “no amplified music is planned on the site”. 
Staff requests the note be modified to “outdoor amplified music shall be prohibited”. 

 The SRU criteria are in the Louisville Municipal Code, Sec. 17.40.100. Staff has made 
findings in the Staff Report.  

 The proposal is in compliance with all criteria and design guidelines. It provides 
expansion of business use and is at pedestrian scale. 

 
Staff Recommendations: 
Staff recommends Planning Commission move to approve Crystal Springs SRU, Resolution 
26, Series 2016, a resolution recommending approval of a Special Review Use (SRU) to allow 
for an approximately 720 SF outdoor patio seating area associated with the proposed Crystal 
Springs Brewing Company satellite tap room located at 600 Main Street (Lot 7, Block 4, 
Louisville Old Town) and recommends approval with the following condition: 

1. Prior to the City Council hearing, the plan note addressing amplified music shall be 
amended to read “Outdoor amplified music shall be prohibited.”  
 

Commission Questions of Staff:  
Rice says regarding a note and letter entered which mentions food trucks, Louisville has a food 
truck ordinance. Does that speak to people putting trucks on the street, and where, and when? 
Doesn’t the ordinance adequately deal with this?  
Zuccaro says Louisville does have a food truck ordinance. Within the ordinance, the food truck 
must be a certain distance away from other restaurants unless they provide written approval. 
The purpose of the SRU is to ensure that impacts are mitigated from the outdoor patio space. 
There could be some connection as long as they are related to some of the criteria. Staff does 
not see any direct relationship.  
 
Applicant Presentation:  
Tom Horst, 876 Sunshine Canyon Drive, Boulder, CO 
No presentation. 
 
Commission Questions of Applicant: 
Brauneis says there are questions raised by this group of neighbors and you provided written 
responses to them. As far as fencing and landscaping, can you speak to those? 
Horst says a privacy fence would hinder the business. It would not fit in with that area because 
there is nothing like that nearby. We would rather do privacy with landscaping as far as 
separating the area. Landscaping would mitigate a lot of noise whereas a privacy fence does 
not necessarily do that.  
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Public Comment: 
David Hazen, 954 Elm Street, Louisville, CO 
The PC has our letter drafted by one of the residents in our development. We live directly 
across and to the east. The applicant responded to our letter and we are generally on the same 
page. We have an issue with the fence. We understand the PC may feel differently. The 
concern is we live quite close by. Lucky Pie has a much lower fence than the one we residents 
are requesting. Are they in the transition zone? We are in a transition zone. We don’t know if a 
6’ fence would amplify noise. My sense is it would provide more privacy and allay some of the 
resident concerns. With respect to operating hours, the applicant says they don’t intend to 
operate outside the suggested hours. Consistent with the proposal that Staff made regarding 
music, I think it should simply say that the patio will not be operating earlier than 11 am and later 
than 10 pm, rather than leaving it at intentions since these can change. Regarding landscaping, 
it is difficult for us to determine exactly what is proposed. We would like clarification since the 
diagrams are hard to see. On the food truck issue, it is more residential and we don’t know what 
the ordinance is. We are concerned about Elm Street, which is basically a residential street. A 
food truck on a narrow residential street could be a problem. Elm Street is used as a through 
route to County Road from Main Street. There is a fair amount of traffic. On the smoking issue, if 
there is a provision that there will be no outdoor smoking, it would be helpful. Smoking could 
degrade the quality of life. Another thought is music and television. Will there be a television?  
Horst says food trucks are not in our plan. We have worked with food trucks at our current 
taproom. Usually they want a certain amount of business guaranteed. We will not have food 
trucks. State law does not allow smoking within 25’ of a business entrance. State law allows a 
business to restrict smoking anywhere in their area as long as they post a sign saying NO 
SMOKING. We intend to do that. We will have a television inside the taproom but nothing 
outside. We would like to have acoustic music back in the western area. I taught instrumental 
music at Boulder High for 28 years and have many former students who would love to play 
here. Most would be classical groups. We have had success at our current taproom. 
 
Michael Menaker, 1827 W Choke Cherry, Louisville, CO 
I want to comment briefly on the idea of limiting the operation of the patio. We have patios all 
over Downtown with similar proximities to residential neighborhoods. It is the nature of 
Downtown. None of them were required to close at 10 pm. This applicant chooses to close at 10 
pm and it is his business. If we are going to impose a condition of operation, it should be 
consistent with the other patios. There is Lulu’s, the outdoor deck at Madera, and the Waterloo. 
I would remind the neighbor that there is real intent to someday develop the Grain Elevator into 
a commercial establishment which is at your front door. It will most likely contain a similar use 
such as a restaurant and outdoor patio. These houses were built in the heart of Downtown and 
that is part of their market value. We should not pass regulations that are not consistent with 
how we govern other Downtown businesses. 
 
Garrett Mundelein, 555 County Road, Louisville, CO  
The overhead aerial diagram used by Staff was probably taken over six years ago and does not 
reflect the residential neighborhoods currently. I do understand the subject property is zoned CC 
and that the proposal falls within typical uses for CC zoning. However, this property is a corner 
parcel adjacent to residential zoning on two sides. The location of the proposal adds an 
additional piece to the mix that I feel needs to be seriously considered. The negative effects of 
having an outdoor patio that serves alcohol immediately adjacent to nine residents are so great 
that the proposal should not be allowed. This neighborhood already has a significantly higher 
level of noise than other areas of town due to the proximity to the commercial zone. When we 
purchased our home 20 years ago, the City of Louisville did not have the vibrancy it currently 
has and therefore, did not have the traffic or noise that it currently does. Along with that 
vibrancy, there has been an increase in noise, traffic, and minor annoyances. I understand that 
and accept that. However, I do believe that responsible development should do all it can to 
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mitigate or eliminate the negative effects that may accompany it. Over the last 20 years, the 
Planning department has had to deal with similar concerns all along Main Street with regard to 
outdoor spaces along the rear of buildings where they would have a negative effect on 
residential properties across the alley. This is a similar situation to what we are dealing with 
here. The policy in general has been to either not allow a patio space on the rear of a building or 
to make that space completely enclosed. Waterloo has a patio in back that is completely 
enclosed. They are the only building that has a patio on a residential side of their two story 
building. The same policy should be exercised here. Outdoor patio space should not be allowed 
anywhere on this property that does not have a two story building between the outdoor patio 
and the residential areas. In the short time that Tilt operated its outdoor patio on County Road, it 
had a significant negative impact on late night noise in the neighborhood. Responsible planning 
and development practices should steer the use of this property more toward office or store 
retail space instead of more outdoor bars that tend to create late night noise. This neighborhood 
already has to contend with the sounds of garage pails full of beer bottles being emptied into 
recycling containers at midnight. The sound of drunk people looking for their cars and 
determining that walking through private backyards will lead them the right way. The list goes 
on. This is from bars and establishments that are a block away or farther. I cannot imagine how 
awful it will be to have an unobstructed open seating area with noise reverberating directly 
across the street and down the alley. I hope you can understand the extreme negative impact 
this proposal will have on this neighborhood and deny this request. 
Hazen says some of the other taprooms mentioned such as Lulu’s are in a different setting. 
Lulu’s is on Main Street and it is a very busy vibrant street. This is a street close to Main Street 
but Elm Street is a quiet residential street. As far as the Grain Elevator goes, that is not before 
us and or before you, so it is not relevant to make that comparison. What will be the impact of 
this proposal?  
 
Questions for Staff: 
Brauneis says we have sound ordinances and landscaping guidelines. Do you see any concern 
with our existing sound ordinances? 
 
Louisville Municipal Code, Sec. 9.34.010. - Disturbance of the peace. 
A. It is unlawful for any person to disturb or tend to disturb the peace and quiet of others by 
violent, tumultuous, offensive or obstreperous conduct or loud or unusual noises.  

B. The following acts are declared to be loud, disturbing or unnecessary noises in violation 
of this section, but shall not be deemed to be exclusive or limiting:  

1. The using, operating or permitting to be played, used or operated, any radio 
receiving set, musical instrument, phonograph, or other device for producing or 
reproducing sound in such a manner as to disturb the peace, quiet and comfort of the 
neighboring inhabitants or at any time with louder volume than is necessary for 
convenient hearing for any persons in the structure or vehicle in which the device is 
operated and who are voluntary listeners thereto. The operation of any such device 
between the hours of 12:00 midnight and 6:00 a.m. in such a manner as to be plainly 
audible at a distance of 50 feet from the structure or vehicle in which it is located is 
prima facie evidence of a violation of this section.  

2. Yelling, shouting, hooting, whistling or singing, particularly between the hours of 
12:00 midnight to 6:00 a.m. or at any time or place so as to annoy or disturb the quiet, 
comfort, or repose of any persons in the vicinity.  

 
Zuccaro says regarding the noise ordinances within Downtown, there is noise expected. The 
intent is that within the Downtown area, you expect to have additional noise from outdoor patios. 
That is the reason for the SRU; to see if it needs to be mitigated or if it is an appropriate use in 
the first place for that specific location. It is based on the context of location.  
Brauneis says what about the hours of operation. 
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Zuccaro says I am not aware of any restrictions on hours of operation with other SRUs.  
Pritchard says we have discussed patio hours of operation. There is consistency in terms of 
outside patio usage such as sensitivity of an alley.  
Sheets says we discussed hours of operation at the Waterloo project and also discussed them 
at Lulu’s.  
Brauneis says I believe we remained consistent that all outdoor activities are governed by the 
same set of law.  
Rice says what constricts the hours of operation for an outdoor patio. 
Zuccaro says within this CC zone district, outdoor patios for food establishments are not 
allowed without the SRU. A restriction can be put on it.  
Sheets says we put restrictions on SRUs while I was on the PC. We did it for the Waterloo 
property that initially came in for 10 pm, and we subsequently extended it to 11 or 12 pm. That 
was a condition of their approval. There were some later questions about doing the same thing 
for Lulu’s and there was discussion of consistency and treating everyone equally. Many 
subsequent businesses came in later with patios, but I don’t know what the decision was.  
Zuccaro says we limit hours on amplified music. 
Hsu says the condition says no outdoor amplified music. Is there any other language that we 
have used in the past? To me, it seems specific to deal with overall noise concern.  
Zuccaro says in the past there was specific restriction on amplified music to certain days and 
hours. It addresses one of the noise concerns but does not address other concerns from 
general use of the patio.  
 
Summary and request by Staff and Applicant:  
Staff recommends Planning Commission move to approve Crystal Springs SRU, Resolution 
26, Series 2016, a resolution recommending approval of a Special Review Use (SRU) to allow 
for an approximately 720 SF outdoor patio seating area associated with the proposed Crystal 
Springs Brewing Company satellite tap room located at 600 Main Street (Lot 7, Block 4, 
Louisville Old Town) and recommends approval with the following condition: 

1. Prior to the City Council hearing, the plan note addressing amplified music shall be 
amended to read “Outdoor amplified music shall be prohibited.”  

Horst says this is a brewery taproom so we serve beer on tap. There are no bottles. It is a 
different environment than a bar since we serve no hard liquor. Most people come to sit and 
talk. We don’t get a lot of drunks. We are not a sports bar. I don’t think we can be compared to a 
full alcohol bar.  
 
Closed Public Hearing and discussion by Commission:  
Brauneis says my concern is the hours of operation and whether we need the language part of 
this SRU. I think I can approve this as it as along as we instruct Staff to get the language ready 
for CC. 
Sheets says I am not sure how this property differs from the other properties we have 
discussed. I see these properties are very similar in that Lulu’s backs up to residential with an 
alley. Waterloo backs up similarly. We want to treat this applicant similarly in terms of 
consistency. I think a taproom is different than a bar. I have been to the taproom at CTC and I 
think it is a quieter type of establishment. I imagine this location will be similar. I don’t think we 
need to put a restriction on the amplification of music and I don’t think it has to be acoustic. If 
the applicant is willing to do that, I am willing to accept it. With respect to times of operation, if 
the applicant is willing to limit themselves, I am fine with it. I think there needs to be consistency 
in what we require of Downtown patios, especially those that back to residential units. I am 
generally in support of this. I don’t think there need to be any conditions. 
Rice says regarding the SRU, we can place any reasonable restriction we want. We are 
supposed to take these as they present themselves on an individualized basis and come up 
with a reasonable outcome. I would note that, as far as I understand, the owner is not objecting 
to an hour restriction being requested by the neighbors. We appear to have consensus there 
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and if this needs to be changed later, it can be addressed. I see no reason to not put the 
condition on. 
Hsu says I am not in favor of a condition on the hours of operation because I don’t think it 
addresses the concern. If the concern is noise within certain hours, we should address those 
issues. I favor something to control the concern and if the condition should be about the noise, 
such as cutting off acoustic music at a certain hour. I am not entirely comfortable with the 
language about outdoor amplified music. I am okay with the SRU as is. I would set a decibel 
level. If the neighbors have an issue, then they have a nuisance action against the applicant.  
Pritchard says we don’t limit the hours of operation for Lulu’s, Waterloo, or Madera Grill. What 
we limit is the use of their patio after a certain period. That is perfectly fine within an SRU. If the 
applicant wishes to go until 10, he can. If he wishes to go until 11, he can but he cannot use the 
patio. I have some problems with the fencing issue because I don’t know how it fits in terms of 
esthetic aspects and whether it will accomplish it. I think adequate landscaping will address 
some of the sound issues. The food trucks are addressed by ordinance. You can’t smoke that 
close to an establishment so it is a non-issue. I will allow the applicant to address the TV issue. 
If there are complaints, the SRU can be brought back for reassessment. I am in support of this 
and I am not in favor of putting on a condition.  
Rice says we are talking about a patio with the SRU. We are not talking about the taproom. 
Let’s put the same condition that was done for others on this resolution.  
 
Motion made by Rice to approve Crystal Springs SRU, Resolution 26, Series 2016, a 
resolution recommending approval of a Special Review Use (SRU) to allow for an approximately 
720 SF outdoor patio seating area associated with the proposed Crystal Springs Brewing 
Company satellite tap room located at 600 Main Street (Lot 7, Block 4, Louisville Old Town) and 
recommends approval with the following condition: 

1. Prior to the City Council hearing, the plan note addressing amplified music shall be 
amended to read “Outdoor amplified music shall be prohibited.”    

2. That the hours of operation be consistent with other SRUs currently for outdoor patios in 
Downtown Louisville. 

seconded by Brauneis.  Roll call vote.   
Name  Vote 

  

Chris Pritchard Yes 

Ann O’Connell n/a 

Steve Brauneis Yes 

Jeff Moline   n/a 

Tom Rice Yes 

David Hsu  Yes 

Monica Sheets Yes 

Motion passed/failed: Pass 

Motion passes 5-0. 
 

 Lot 2, Block 3 Park at CTC PUD: Resolution 27, Series 2016, a resolution 
recommending approval of a final planned unit development (PUD) to construct a 49,600 
SF single-story industrial/flex building with associated site improvements on Lot 2, Block 
3, Park at CTC.  
 Applicant, Owner, and Representative: Balfour Senior Living (Hunter MacLeod) 

 Case Manager: Scott Robinson, Planner III/Lauren Trice, Associate Planner 
 

Motion made by Brauneis to continue Lot 2, Block 3 Park at CTC PUD: Resolution 27, 
Series 2016, a resolution recommending approval of a final planned unit development (PUD) to 
construct a 49,600 SF single-story industrial/flex building with associated site improvements on 
Lot 2, Block 3, Park at CTC to the December 8, 2016, seconded by Sheets.  Passed by voice 
vote. 
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 Innovative Openings, Resolution 28, Series 2016, a resolution recommending 
approval of a final planned unit development (PUD) for Innovative Openings to allow for 
a 15,101 SF office, manufacturing, and warehouse facility and associated site 
improvements on Lot 1, Block 2, Colorado Technological Center, Filing No. 1  
 Applicant and Representative: Rosenthal Associates, LLC (Bob Rosenthal) 

 Owner: PF Investments, LLC 

 Case Manager: Kristin Dean, Principal Planner 

Conflict of Interest and Disclosure:  None. 
 
Public Notice Certification:  
Published in the Boulder Daily Camera on October 23, 2016.  Posted in City Hall, Public Library, 
Recreation Center, and the Courts and Police Building and mailed to surrounding property 
owners and property posted on October 21, 2016.  
  
Staff Report of Facts and Issues: 
Dean presented from Power Point: 

 Property is 1.1 acres 

 Zoned PCZD-I, subject to IDDSG 

 15,101 SF Office, manufacturing and warehouse facility 

 Headquartered in Louisville since 1996 

 Started out at 637 Pierce Avenue, expanded to 667 Pierce Avenue in 2011 

 Wish to expand the Insolroll™ to 674 S Arthur Avenue 

 No waivers are being requested 

 
 Development of this property is regulated under the Industrial Development Design 

Standards and Guidelines (IDDSG). Staff finds the project meets all applicable 
standards including, but not limited to setbacks, site coverage, height, lighting, 
landscaping, design, and circulation.  

 The project is designed with two access points off of Arthur Avenue to best allow for 
traffic flow through the site and to allow for trucks to back into the loading dock located 
on the east side of the property.   

 While the loading dock faces Arthur Avenue, it is recessed 56’ back from the primary 
façade so Staff finds it meets the IDDSG standard that loading docks be located in areas 
of low visibility.  

 Through access between this property and the Innovative Openings property to the east 
is proposed, primarily to allow for forklifts and delivery trucks to easily go between the 
two sites. A pedestrian path is provided in this access area. The work required on the 
adjacent property will necessitate review through a PUD Amendment. Staff has 
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recommended a condition that requires approval of this PUD Amendment prior to the 
issuance of a building permit.  

 Based on the breakdown of uses, 35 parking spaces are required and 35 parking spaces 
are provided on site.  

o However, Staff has concerns about access to the 4 parking spaces located at the 
through access point just to the east of the loading dock when there are trucks 
parked in this area. To address this issue, the owners have agreed to execute an 
access easement which allows cars parked in these spaces to have ingress and 
egress through the adjoining property. Staff recommends a condition that 
requires this easement to be executed prior to the issuance of a building permit.  

 The building is essentially single-story with roof articulation that ranges between 20’ to 
24’ high, well within the 40’ height maximum. The building design incorporates fluted 
block, which is a light gray color. The design also includes a light beige single scored 
block accent strip along the top two-thirds of the structure. These architectural elements, 
colors, and materials are seen throughout the CTC. The glazing along the front façade 
will lend to the architectural interest of the building and provide for a well-defined 
pedestrian entry. 

 The west elevation will be visible from Arthur Avenue. The window glazing, roof 
articulation, building materials, and colors will lend to the architectural interest of this 
façade.  

 The landscaping plan has been designed in accordance with the standards set forth in 
the IDDSG. Adequate buffering is provided along the roadway and to screen the trash 
enclosure. Landscaping is proposed at the ends of each row of parking. 

 A drainage easement runs along the eastern property line. The easement was dedicated 
on the original plat for the property. The City has determined the easement is not 
necessary. The applicant would like to vacate the easement. Because parking is 
proposed in this easement area, Staff recommends that the easement be vacated prior 
to the issuance of a building permit.  

 A detention pond wraps around the east, north, and west sides of the property. City 
engineering has determined that the drainage plan for the property is adequate.  

 The signs, as designed, comply with the sign standards of the IDDSG. A note has been 
added to the PUD plans noting that the sign on the façade of the building is conceptual 
under the PUD. This allows for a more refined design of the sign after the PUD has been 
adopted. Any signs proposed in the future will have to meet the IDDSG standards.  

 Staff finds that that the project meets all applicable development requirements and 
recommends approval with three conditions.  

 
Staff Recommendations: 
Staff recommends Planning Commission move to approve Innovative Openings, Resolution 
28, Series 2016, a resolution recommending approval of a final planned unit development 
(PUD) for Innovative Openings to allow for a 15,101 SF foot office, manufacturing, and 
warehouse facility and associated site improvements on Lot 1, Block 2, Colorado Technological 
Center, Filing No. 1, with the following conditions: 

1. Prior to the issuance of a building permit, the applicant shall obtain approval of the PUD 
Amendment for the site work needed to create the shared access at 667 Pierce.  

2. Prior to the issuance of a building permit, the applicant shall execute the access 
easement to allow for cars parked in the spaces adjacent to the east property line to 
have ingress and egress through 667 Pierce.  

3. Prior to the issuance of a building permit, the applicant shall receive approval by the City 
to vacate the drainage easement along the eastern property line.  
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Commission Questions of Staff:  
Hsu says there is reference to the CTC master sidewalk and bicycle plan. What is the 
relationship of that to this particular PUD? 
Dean says that document is a broad master plan. Looking at circulation and connectivity, we 
look at multi-modal opportunities. If the sidewalk plan required a sidewalk connection along the 
property, then the applicant would be required to build it. The sidewalk plan only shows 
sidewalks on the opposite side of the street and no sidewalks have been constructed. There is 
no requirement for them to build a sidewalk. Bike lanes are up to the City and individual property 
owners are not required to construct sections of bike lanes.  
 
Applicant Presentation:  
Bob Rosenthal, Rosenthal Associates, LLC, 6400 Modena Lane, Longmont, CO 
Staff has covered the whole project. Since this is the third building of a campus, we wanted to 
pick up some of the elements on the other buildings. The high windows are consistent with the 
other warehouses as well as some vertical windows.  
 
Commission Questions of Applicant:  None. 
 
Public Comment:  None.  
 
Summary and request by Staff and Applicant:  
Staff recommends Planning Commission move to approve Innovative Openings, Resolution 
28, Series 2016, a resolution recommending approval of a final planned unit development 
(PUD) for Innovative Openings to allow for a 15,101 SF office, manufacturing, and warehouse 
facility and associated site improvements on Lot 1, Block 2, Colorado Technological Center, 
Filing No. 1, with the following conditions: 

1. Prior to the issuance of a building permit, the applicant shall obtain approval of the PUD 
Amendment for the site work needed to create the shared access at 667 Pierce.  

2. Prior to the issuance of a building permit, the applicant shall execute the access 
easement to allow for cars parked in the spaces adjacent to the east property line to 
have ingress and egress through 667 Pierce.  

3. Prior to the issuance of a building permit, the applicant shall receive approval by the City 
to vacate the drainage easement along the eastern property line.  

 
Closed Public Hearing and discussion by Commission:  
Motion made by Sheets to approve Staff recommends Planning Commission move to approve 
Innovative Openings, Resolution 28, Series 2016, a resolution recommending approval of a 
final planned unit development (PUD) for Innovative Openings to allow for a 15,101 SF office, 
manufacturing, and warehouse facility and associated site improvements on Lot 1, Block 2, 
Colorado Technological Center, Filing No. 1, with the following conditions: 

1. Prior to the issuance of a building permit, the applicant shall obtain approval of the PUD 
Amendment for the site work needed to create the shared access at 667 Pierce.  

2. Prior to the issuance of a building permit, the applicant shall execute the access 
easement to allow for cars parked in the spaces adjacent to the east property line to 
have ingress and egress through 667 Pierce.  

3. Prior to the issuance of a building permit, the applicant shall receive approval by the City 
to vacate the drainage easement along the eastern property line.  

seconded by Brauneis.  Roll call vote.   
Name  Vote 

  

Chris Pritchard Yes 

Ann O’Connell n/a 

Steve Brauneis Yes 

Jeff Moline   n/a 

Tom Rice Yes 
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David Hsu  Yes 

Monica Sheets Yes 

Motion passed/failed: Pass 

Motion passes 5-0. 
 
Planning Commission Comments:  
Pritchard welcomes Monica Sheets to the Planning Commission.  
 
Staff Comments:   
The Main Street subdivision has been withdrawn. We anticipate three items at the December 8 
meeting, the continued item from tonight and the Medtronic and Clementine.  
 
Items Tentatively Scheduled for the regular meeting December 8, 2016: 

 Medtronic PUD/Plat: A request for an amended Planned Unit Development and 
Subdivision Plat for a 40,000 SF office addition, increase in parking area and revised 
drainage plan 
 Applicant and Representative: CTC Commercial III, LLC (Steve Meyers) 

 Owner: Leslie Malone 

 Case Manager: Rob Zuccaro, Planning and Building Safety Director 

 Clementine Preliminary PUD/Preliminary Plat: A request for a preliminary plat and 
preliminary planned unit development (PUD) for 44 townhome units on 3.6 acres. 
 Applicant: Louisville Gateway, LLC (Mike Jones and Mike Eisenstein) 

 Owner: Mike Jones and Mike Eisenstien 

 Representative: Hartronft Associates (Erik Hartronft) 

 Case Manager: Rob Zuccaro, Planning  & Building Safety Director 

Adjourn: 
Sheets made motion to adjourn, Brauneis seconded. Pritchard adjourned meeting at 8:50 pm.   
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ITEM: Case #16-028-FP, L2 B3 Park at CTC 
 

PLANNER: Lauren Trice, Associate Planner 
 

APPLICANT:  CTC Commercial III LLC 
168 CTC Blvd Suite E 
Louisville, CO  80027 

 

OWNER:  Leslie Malone 
1290 Bellaire Street 
Broomfield, CO 80020 

 

REPRESENTATIVE:  Jerry Moore 
JM Associates Inc 
5589 Arapahoe Unit 104 
Boulder, CO 80301 

 

EXISTING ZONING:  Industrial (I) 
 

LOCATION: Lot 2, Block 3, Park at CTC (312 CTC Blvd) 
 

TOTAL SITE AREA: 186,310 square feet  (4.28 acres) 
 

REQUEST:  Approval of Resolution No. 27, Series 2016, a resolution 
recommending approval of a final Planned Unit Development 
(PUD) to construct a 62,380 square-foot industrial/flex building 
with associated site improvements on Lot 2, Block 3, Park at 
CTC. 

VICINITY MAP:  
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PROPOSAL:  
The applicant, JM Associates, is requesting approval of a final Planned Unit 
Development (PUD) to allow for the construction of a 62,380 SF industrial/flex building.  
The proposed structure has a 49,607 SF footprint and a 12,773 SF partial second floor. 
The site is located in the Colorado Technology Center (CTC) at the corner of Dogwood 
Street and CTC Blvd on Lot 2, Block 3, of the Park at CTC subdivision.  The property is 
zoned Industrial (I) and is subject to the Industrial Development Design Standards and 
Guidelines (IDDSG). 
 
ANALYSIS: 
The following contains staff’s analysis of the proposed development’s compliance with 
the IDDSG: 
 
Site Plan 
The proposed lot coverage and setbacks meet the requirements of the IDDSG. The 
proposed building footprint, parking, and driveways cover 71% of the site, less than the 
75% allowed by the IDDSG.  Pedestrian plazas, landscaped setback areas, and 
landscaped drainage facilities would cover the remainder of the site.  The site design 
incorporates a break area on the east side of the site. 
   
The front of the proposed building faces west with surface parking surrounding the 
building.  The east side of the building contains the loading area, with loading dock and 
trash enclosure.  Concrete walls painted to match the building screen the trash 
enclosures and loading dock along Dogwood Street.  The setbacks and site layout 
comply with the IDDSG.  
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Parking 
The applicant is proposing 132 parking spaces, or 2.12 spaces per 1,000 square feet.  
The IDDSG recommends a ratio of four spaces per 1,000 square feet for flex buildings, 
but allows the City to evaluate individual uses at tenant finish as long as the parking 
layout provides a minimum of two spaces per 1,000 square feet.  The proposed parking 
ratio is similar to other flex buildings in CTC.  In addition, the tenants can use dock 
areas for deferred parking if a use does not need loading docks and requires more 
parking spaces. 
 
Vehicular and Pedestrian Circulation 
There are two proposed vehicular access points to the site.  One, from CTC Blvd, 
utilizes and existing drive and access easement shared with the property to the south.  
The other access would be from Dogwood Street.  Both entrances would lead to a drive 
aisle that circles the site, providing access to parking and loading areas.   
 



 

 4 

 
 
 
The driveway entrance on the north side of the site does not align with driveway on the 
property across Dogwood Street.  The applicant requests a waiver to 2.1.1(G) of the 
IDDSG, which states, “Driveways serving building sites on either side of a public street 
shall either be aligned or offset to provide a minimum separation of 75-feet when not 
located adjacent to a public street intersection”.  The applicant requests the waiver so 
that emergency vehicles and truck trailers can access the site without making a tight “S” 
turn.  In addition, if the applicant were to align the driveways three parking spaces would 
be lost.  Other locations in the CTC have driveways that do not align with driveways on 
the opposite side of the street and are less than 75 feet apart. The Public Works 
Department reviewed the waiver request and has no concerns about the misaligned 
driveways. Staff recommends approval of this waiver.   
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The site plan includes internal sidewalks to provide access from the parking areas to the 
main building entrances along the west side of the building.  The CTC sidewalk plan 
does not call for sidewalks adjacent to this property, but the proposal includes a 
connection from the internal walks to the intersection of Dogwood and CTC Blvd to 
access the sidewalks on the other sides of the streets.   
 
Architecture 
Concrete tilt up panels incorporating reveals and recesses comprise the façade for the 
majority of the building.  The building design encompasses a range of neutral colors and 
features an aluminum canopy at the entrances. 
 
There would be five entrances along the west side of the building defined by triangular 
extensions from the building.  The north and west elevations, facing the street, 
incorporate glazing and variations in color and materials, meeting the IDDSG 
requirements for architecture on street-facing facades.  A ribbon of windows on the west 
elevation provides additional architectural interest and provides light to the partial 
second floor.  In addition, the west elevation would step back in segments going from 
north to south, following the curve in the lot line.  

 
 
The building would include a varied roof line between 27 and 29 feet.  The proposed 
building height of 29 feet is below the maximum permitted height of 40 feet found in the 
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IDDSG.  All roof mounted mechanical equipment would be setback a minimum of 20 
feet from the building parapet, and painted to match the dominant color of the building.   
 
Landscape Plan, Drainage and Retaining Walls 
The proposed landscaping would screen the parking lot and the loading areas from 
public view and provide a buffer between adjacent land uses.  The parking area would 
incorporate landscaped islands separating parking bays consistent with IDDSG 
requirements.  The proposed landscaping complies with the IDDSG.  The plans also 
include a detention pond on the southeast corner of the site.   
 
Signs 
The applicant requests one monument sign at the corner of Dogwood and CTC Blvd.  
The proposed monument sign is consistent with the IDDSG. 
 
The proposed building mounted sign program depends on the future occupant of the 
space.  The elevations show the potential locations of 10 3’x12’ “branding” signs with a 
limitation of three simultaneous locations.  The elevations also show the potential 
locations of 10 1.5’x10’ “identification” signs with a limitation of eight signs.  The larger 
signs have a character height of 24” and the smaller signs have a character height of 
18”. Occupancy of the building will further limit the number of signs.  If there is a single 
occupant in the building, the sign program excludes the smaller “identification” signs.    
 
The applicant requests waivers to the limitations in the IDDSG for character height (18” 
for multi-tenants or 24” for a single tenant), number of signs (one per tenant or one per 
frontage), and total sign square footage (80 square feet).  The applicant requests that if 
a single tenant in a multi-tenant building occupies more than 30% of the building area 
that the sign program allows 24” signs and two signs per frontage: both a “branding 
sign” and a “tenant identification” sign.  The applicant also requests that total signage 
exceed the 80 square foot limit.  If maximized, the total sign area could equal 222 
square feet.   
 
Lighting 
The applicant has submitted a lighting plan that includes wall lights on the building and 
pole lighting in the parking lot.  The parking lot light poles cannot exceed 24 feet in 
height per the requirements of the IDDSG.  The proposed lighting standards meet the 
specifications of the IDDSG.   
 
PUD Criteria  
Section 17.28.120 of the Louisville Municipal Code lists 13 criteria for a Planned Unit 
Developments (PUD) that must be satisfied or found not applicable for the Planning 
Commission to recommend approval of the PUD.  Staff finds that the proposal meets all 
applicable criteria.  With approval of the requested driveway and sign waivers, staff 
finds that the plan meets all the requirements of the IDDSG and the project is located in 
an industrial area surrounded by compatible developments.   
 

STAFF RECOMMENDATION: 
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Staff finds that the proposal complies with the IDDSG and PUD approval criteria in LMC 
Section 17.28.120 and recommends Planning Commission recommend approval of 
Resolution No. 27, Series 2016, a resolution recommending approval of a Final Planned 
Unit Development to allow for the construction of a 62,380 industrial/flex building with 
associated site improvements on Lot 2, Block 3, Park at CTC.  The Planning 
Commission may recommend approval (with or without conditions), continuance, or 
denial of the applicant’s request for Final Planned Unit Development approval.   
 
ATTACHMENT(S): 

1. Resolution No. 27, Series 2016 
2. Application documents 
3. Final PUD  

 



 
RESOLUTION NO. 27 

SERIES 2016 
 

A RESOLUTION RECOMMENDING APPROVAL OF A FINAL PLANNED UNIT 
DEVELOPMENT (PUD) TO CONSTRUCT A 62,380 SQUARE-FOOT 
INDUSTRIAL/FLEX BUILDING WITH ASSOCIATED SITE IMPROVEMENTS ON LOT 
2, BLOCK 3, PARK AT CTC. 
  
 WHEREAS, there has been submitted to the Louisville Planning Commission an 
application for approval of a final Planned Unit Development (PUD) to allow for the 
construction of a 62,380 square-foot industrial/flex building with associated site 
improvements on Lot 2, Block 3, Park at CTC; and 
 
 WHEREAS, the City Staff has reviewed the information submitted and found that 
the application complies with the Louisville zoning and subdivision regulations and other 
applicable sections of the Louisville Municipal Code; and; 
 

 WHEREAS, after a duly noticed public hearing on December 8, 2016, where 
evidence and testimony were entered into the record, including the findings in the 
Louisville Planning Commission Staff Report dated November 8, 2016, the Planning 
Commission finds the PUD for Lot 2, Block 3, Park at CTC should be approved. 
 
NOW THEREFORE, BE IT RESOLVED that the Planning Commission of the City of 
Louisville, Colorado does hereby recommend approval of a final Planned Unit 
Development (PUD) to allow for the construction of a 62,380 square-foot single-story 
industrial/flex building with associated site improvements on Lot 2, Block 3, Park at 
CTC. 
 
 
PASSED AND ADOPTED this 8th day of December, 2016. 

 
 
By: ______________________________ 

Chris Pritchard, Chairman 
Planning Commission 

 
Attest: _____________________________ 
 Steve Brauneis Secretary 
 Planning Commission 





  
  

LETTER OF REQUEST 
Rev 11/21/16 

 
FINAL PUD  

Lot 2, Block 3, The Park at CTC 

 

LEGAL DESCRIPTION: 
Lot 2, Block 3, The Park at CTC, Boulder County, CO 

 

ADDRESS: 
312 CTC Boulevard, Louisville CO 

 
PROJECT AREA:  
4.77 Acres 
 
PROPOSED USE: 
Any uses allowed in City of Louisville Industrial zone districts  
 
PROJECT INTENT: 
The Project proposes development of a “flex-tech” building on an existing vacant lot located on the 
southwest corner of the intersection of CTC Boulevard and Dogwood Street. The building includes 
high bay volume under the flat roof (20’ clear).  A partial Second Floor overlays approximately 26% of 
the Main Floor in the northwest corner of the Building. The Building is oriented with (10) prospective 
tenant entries on the west facing CTC Boulevard and (1) prospective tenant entry on the north facing 
Dogwood Street. All loading and utility services are on the rear (east) of the Building which are 
screened from view of the adjacent commercial property to the south (368 CTC Boulevard) and the 
commercial property to the north across Dogwood Street (2051 Dogwood). The Project includes two 
driveway access points: an existing one on the CTC Blvd frontage which is shared with the 
neighboring property to the south; and, a proposed new access from Dogwood Street near the 
northeast corner of the property.  
 
LAND USE:                
Building footprint      49,607 sf       27.01%    
Screen walls footprint            52 sf       0.02% 
Exterior storage footprint (future)       1,460 sf       0.79% 
Trash enclosure footprint          348 sf       0.17% 
Driveways/parking/sidewalks    80,715 sf       43.95%   
Landscaped area        51,548 sf       28.06% 
 Total Site Area   183,610 sf             100.00%  
 
BUILDING SETBACKS:   East  North  West  South 
Min. setback from principal structure 128.0’   69.0’  87.0’   60.0’ 
 
BUILDING HEIGHT: 
2 story / 29’-0 maximum parapet height above Main Floor elevation      
 



  
  
BUILDING AREA: 
Main Floor         49,607 sf 
Partial Second Floor    12,773 sf 

Total Building    62,380 sf 
 
PARKING:             
Standard Parking          127 sp  
HC Parking               5 sp 

Total Parking           132 sp  
 
Average parking ratio        2.12 sp/1,000 sf  
Bicycle parking                       8 sp 
 

EXTERIOR MATERIALS: 
Walls    Painted precast concrete with accent reveals (minimum 2 colors) 
Window Framing  Aluminum storefront framing system 
Glazing   Tinted insulating glazing 
Sloped Roof   Standing rib metal roofing 
Flat Roof   Epdm membrane roofing with river rock ballast 
Mechanical Screen  Painted vertical ribbed steel decking (if screening is required per IDDSG) 
 
See Exterior Elevations (Dwg 01/A03) for exterior color specifications and scope.   
 
PROJECT PHASING: 
Construction of the Project will commence within 6 months following approval of this PUD by the City 
of Louisville. Site improvements and core and shell building construction will be complete within 9 
months following commencement of construction.  
 
EXTERIOR LIGHTING: 
See Sheets E1 and E2 for: pole mounted, wall mounted, bollard and recessed exterior lighting 
locations and fixture specifications.  
 
SIGNAGE: 
The Project proposes 1 single faced exterior lit monument sign located as indicated on Dwg 01/A01.  
Monument sign shall be limited to 25 sf per face. The Applicant requests a Waiver of certain 
provisions of applicable IDDSG requirements for building mounted signage to be replaced by criteria 
more particularly described on Dwg 01/A03 under “Building Mounted Signage” (see Waiver Request 
below) 
 

FUTURE TENANT FINISH: 
Parking requirements will be reviewed during the building permit process for individual tenant 
finishes.  No tenant finish permits or certificates of occupancy will be issued if the combined parking 
of the various actual uses exceeds the total provided parking on the site. 
 
 



  
  
WAIVER REQUEST: 
 

1. The IDDSG includes a standard for alignment of new driveway entrances with existing 
driveway entrances on the opposing street face.  Exact alignment of the proposed Dogwood 
driveway with the existing driveway at 2051 Dogwood creates two negative impacts on the 
Project: 1) emergency vehicles and truck traffic using this entrance/exit would be forced to 
make a tight “S” turn in order to avoid the end of the northern screen wall peninsula and 
parked tractor trailers on the loading apron to the south; and, 2) this reconfiguration would 
result in the loss of at least (3) parking spaces. There currently exist many neighboring pairs of 
driveway entrances in CTC which are not in direct alignment with one another. In this particular 
instance, we respectfully request a waiver of this IDDSG standard. 

 
2. The Applicant requests a Waiver of certain provisions of applicable IDDSG standards for 

building mounted signage to be replaced by criteria more particularly described on Dwg 
01/A03 under “Building Mounted Signage”. These sign criteria are similar to those contained in 
specific PUD language requested and approved for similar neighboring properties at 168 CTC 
Boulevard, 2051 Dogwood Street, 185 South 104th Street, and 197 South 104th Street.  
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ITEM: Case #16-030-FS/FP, Medtronic PUD 
 

PLANNER: Rob Zuccaro, Director of Planning & Building Safety 
 

APPLICANT:  Davis Partnership Architects 
Kevin Gzym 
2901 Blake Street, Suite 100 
Denver, CO 80205 

 

OWNER:  TFG Coal Creek Property 
Todd Twombly 
60 State Street, 22nd Floor 
Boston, MA 02109 
 

EXISTING ZONING:  Commercial Business (CB) 
 

LOCATION: 826 Coal Creek Circle 
 

LEGAL 
DESCRIPTION:  

Lot 1, Parcel 1, Coal Creek Business Park 

 

TOTAL SITE AREA: 5.75 acres  
 

REQUEST:  A request for an amended Planned Unit Development and 
Subdivision Plat for a 40,000 SF office addition, increase in 
parking area and revised drainage plan. 

 Continuance of Public Hearing to January 12, 2016 
Requested 

 

Planning Commission 
Staff Report 

December 8, 2016 
 

 

 

LaQuinta Inn 
Dillon Road 



Planning Commission 
Staff Report  

December 8, 2016 
 

2 
 

 
BACKGROUND: 
The applicant requests that the Planning Commission continue the public hearing for this 
matter to the January 12, 2016 meeting so that they can address title work concerns.  
 
STAFF RECOMMENDATION: 
Staff recommends that the Planning Commission continue the public hearing for a 
request for an amended Planned Unit Development and Subdivision Plat for a 40,000 SF 
office addition, increase in parking area and revised drainage plan. 
 

 



 
 

 

 

ITEM: Case #16-034-PS/PP, Clementine PUD/Plat 
 

PLANNER: Rob Zuccaro, Director of Planning & Building Safety 
 

REPRESENTATIVE:  Hartronft Associates 
Erik Hartronft 
950 Spruce Street, Suite 2A 
Louisville, CO 80027 

 

OWNER/APPLICANT:  Louisville Gateway, LLC 
Mike Jones of Mike Eisenstein 
PO Box 270067 
Louisville, CO 80027 
 

EXISTING ZONING:  Residential Medium Density (RM) 
 

LOCATION: 301-333 East Street 
 

LEGAL 
DESCRIPTION:  

Lots 1A, 1B, 1C, & 2, Clementine Subdivision 

 

TOTAL SITE AREA: 3.69 acres 
 

REQUEST:  A request for a preliminary plat and preliminary planned unit 
development (PUD) for 44 townhome units on 3.6 acres.   

 Continuance of Public Hearing to January 12, 2016 
Requested 

 

Planning Commission 
Staff Report 

December 8, 2016 
 

 

 

East St 



Planning Commission 
Staff Report  

December 8, 2016 
 

2 
 

BACKGROUND: 
The applicant requests that the Planning Commission continue the public hearing for this 
matter to the January 12, 2016 meeting so that there can be further discussions with the 
Public Parks and Landscaping Advisory Board and the Open Space Advisory Board.  
 
STAFF RECOMMENDATION: 
Staff recommends that the Planning Commission continue the public hearing for a  
request for a preliminary plat and preliminary planned unit development (PUD) for 44 
townhome units on 3.6 acres.   
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