MEMO

L4
To: Planning Commission

From: Phillip Patterson, Planning and Building Director
Date: May 17, 2007
Subject:  Sketch Plan/PUD Review — Lowe' s Home Improvement Center

Applicant/Owner: Doug Abernathy, RTA Architects; Lowe's, contract
purchaser of the property.

L ocation: Southeast corner of the intersection of Baseline Road (Hwy
7) and 119" Street

Land Use Designation: Mixed-Use Commercial

Current Zoning: C-1 (Regional Business District)

Total Area: 26.96 acres

_Vicinity Map

Subject |
oM . Property §
|

BACKGROUND
Sketch Plan: The purpose of the sketch plan is to allow a review of the concept and the
appropriateness of the proposed development in order to identify major problems which must be
resolved and to assess the overall feasibility of the request. Approval of the sketch plan does not
bind the Planning Commission to approve a preliminary plan, nor does it confer any vested rights
upon the applicant.

PUD (Planned Unit Development): The intent of a PUD is to promote the most beneficial and
creative development of the land. A PUD permits greater flexibility in design by having the
effect of overlaying the existing zoning district and thereby adding to and/or modifying the
existing zoning regulations. A PUD may modify any measurable standard of Lafayette’'s
Development and Zoning Code, except those specified in Section 26-18.
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PLAN REVIEW

General: The subject property is currently a 26.96 acre unplatted parcel. The proposed sketch
plan consists of four (4) commercial lots totaling approximately 17.74 acres (one 13.86 acre lot
for Lowe' s plus 3 additional lots ranging in size from 0.49 to 1.57 acres and a 0.86 acre detention
pond outlot); a 3.92 acre tract for future commercial development, a 4.34 acre tract for public
land dedication, and 0.96 acres of street right-of-way (ROW) dedication for a new street running
east from 120" Street.

The sketch plan includes a cover sheet, a sketch site plan for the Lowe' s lot, and three (3) sheets
for the proposed utility plan and existing grading. A copy of the applicant’s Sketch Plan
Application and additional narrative are also attached.

Land Use, Zoning and PUD Modifications. As shown in the following two (2) drawings, the
Comprehensive Plan’s land use map designates the subject property as being Mixed-Use, and the
City’s zoning map designates that property as being zoned C-1 (Regiona Business District),
which allows retail sales of 20,000 square feet and greater as permitted uses.

Land Use Map
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Zoning Map

The mixed-use ratios for the Comprehensive Plan’s Mixed-Use Parcel 13, which the subject
property is apart of, along with the estimated acreage for each land use and the uses proposed by
the applicant are listed in the following table:

Property / Land Use Ratio & Acres Sketch Plan % of Total & Acres
Mixed-Use Parcel 13 100% (164) 16.4% (26.96)
Retail 5-15% (8.2 —24.6) 13.3% (21.82)
Office/Institutional 5-15% (8.2 - 24.6) N/A
High Density Residential 5-10% (8.2—16.4) N/A
Open Area 70% (114.8) 2.6% (4.34)

The quantitative code requirements for the C-1 zoning district are outlined in the following table
along with those proposed for the Lowe' s ot:

Bulk and Area Requirements:

Principal Building Setbacks Proposed C-1Zoning
Front Yard
Arterial (north) 230 20
Arterial (west) 380’ 20'
Collector (south) 125 20
Side Yard (east) 60’ 0’ unless abutting

residential, then setback equals
required residential setback

Minimum Lot Area (sg. ft.) 606,355 10,000
Maximum Lot Coverage 23% N/A
Building Height 30-35* 35

* Building height is estimated to top of parapet. A PUD amendment is expected to be proposed
for architectural entry features and other architectural roof elements.
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The applicant has indicated that the following PUD modifications will be requested at the time of
any future preliminary plan: an increase in building height to accommodate architectural entries
and architectural elements, a reduction in the minimum number of required parking; and an

increase in the alowable signage area. These issues are discussed in more detail in the Anaysis
section of this report.

Open Space and Trails Master Plan: The following image of the East Lafayette Areaas shownin
the Open Space and Trails Master Plan indicates that the southern tip of the subject property is

proposed open space. Based on the requirements of the annexation agreement, the proposed
development complies with this plan.

Prior Agreements. In August 2006 the Commission held a public hearing on a proposal to annex
the subject property and recommended approval. In October 2006 the City Council approved the
annexation subject to a public vote on the annexation and C-1 zoning. The election was held on
February 28, 2007 and passed by a 45% to 55% margin. The annexation agreement, which was
recorded with Boulder County on April 5, 2007, includes the following conditions:

The Owner, in conjunction with the Director of Public Works, shal submit al
documentation necessary to request annexation into the North Colorado Water
Conservancy District and shall pay all fees associated with annexing into this district.
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The Owner shall at the time of sketch, preliminary, and final plan review dedicate a
sign easement on the subject property abutting Baseline Road (State Highway 7) to
the City for the purpose of locating a city identification sign.

The Owner shall dedicate 4.34 acres as public land dedication in compliance with the
proposed open space/park land dedication as depicted in the 2003 Comprehensive
Plan’s land use map. Such dedication shall occur as part of a minor subdivision
process and such minor subdivision shall be recorded with the Boulder County Clerk
and Recorder’s Office within six (6) months of the recording of the annexation
agreement.

Streets. The subject property is bounded along the northern property line by State Highway 7
(Baseline Road) and along the western property by 120" Street, both of which are arterial streets.
The southern boundary of the Lowe' s ot is proposed to be bounded by a new street that provides
access from 120™ Street to the Lowe's site and to the property east of the site. The new street is
proposed as a collector street and its intersection with 120" Street is proposed to be signalized,
both of which are subject to atraffic study analysis.

Access to Lots 1-4 is proposed to be from a right-in/right-out from Baseline Road, a second
right-in/right-out from 120™ Street, and three (3) full-movement curb cuts from the proposed new
street. This new street will also provide access to the commercial tract to the south of the Lowe's
lot.

Subject to the traffic study analysis, proposed street improvements are expected to include
improvements to the 119"/120" Street and Highway 7 intersection, such as signalization
upgrades, additional turn lanes, and improved pedestrian crossings. Raised medians, or other
types of improvements, may also be proposed for Highway 7 and 120" Street near the proposed
right-in/right-out access points.

Public Transportation: The Regional Transportation District (RTD) currently doesn’'t provide
service to the general area. The Consortium of Cities for Boulder County has a transit
enhancement plan that will provide bus service along Baseline Road (Highway 7) to Interstate 25
subject to future funding.

Engineering/Utilities. To date, staff has not received comments from Qwest but has received
comments from Xcel Energy. Xcel requeststhat al lots, tracts, and parcelsinclude a 10’ utility
easement around the perimeter.

The property across 120" Street to the west includes two (2) gas wells that have a 350" radius
that impacts the subject property. Note 4 of the Municipal Code Table 26-B states that a 350’
distance is required between any existing gas wells and aresidential or commercia lot line.

Water and Wastewater: Water and wastewater services are currently not available to the subject
property. The applicant proposes to extend a 16" water main from Baseline Road, near the old
railroad crossing, approximately 1430" to the east and then continue the extension of the 16"
main approximately 2450" to the south along 120" Street to connect to an existing 12" water
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main. A 12" main is proposed to be extended from 120" Street east within the proposed new
street ROW.

Wastewater is proposed to be extended from east of the property along Baseline Road
approximately 3,840' to the intersection of 120" Street and then south along 120™ Street for
approximately 1,120’ to the intersection of the proposed new street. The wastewater main is then
proposed to be extended east within the new street ROW for approximately 450’ in order to
provide future serviceto Tract 1.

Drainage and Grading: A formal grading plan and drainage report will be required at the time of
preliminary plan submittal. The property currently slopes/drains to the northeast. A detention
facility is proposed in the northeast corner of the site. This facility will provide detention for
Lots 1-4. Subject to the future drainage report a separate detention pond may be necessary for
future development of Tract 1.

The applicant proposes to extend a48” storm sewer pipe to the west side of 120™ Street and then
extend this 48" pipe approximately 2,150" to the east to an existing open drainage ditch. The
detention pond will flow into this 48" pipe. According to the applicant’s narrative the detention
pond will be enhanced with complementary landscaping to provide an appropriate visual entry to
the City. Additionally, water quality “bio-swales’ are proposed for the landscaped islands in the
widened pedestrian walkways through the Lowe' s parking lot.

At the time of final platting the applicant will be required to pay the Stormwater Utility
Enterprise Fee of $4,356 per acre.

Water Rights: Water rights for non-residential development is required as part of the commercial
building permit. Staff anticipates that full development of the property will require a total water
dedication requirement in excess of five (5) acre feet. Based on this assumption, the applicant
will be required to dedicate Colorado Big Thompson (CBT) shares in compliance with Municipa
Code Section 120-81 as well as pay the Windy Gap/NISP fee of $5,021 for each acre-foot of
water being dedicated.

Floodplain & Subsidence: According to the Federal Emergency Management Agency’s (FEMA)
maps the property is not located within a 100-year floodplain. The property is shown within an
area having the potential for low subsidence based on the Dames and Moore Subsidence Study.

Public Land Dedication: The public land dedication requirement for the proposed 26.96 acre
subdivision is 1.6 acres (6%). In accordance with the annexation agreement the dedication of the
4.34 acres (Tract 1) will satisfy the requirements for public land dedication of the subject

property.

Open Space/Recreation: No additional open space, other than the public land dedication
previously mentioned, is proposed as part of this development.
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Landscaping: The proposed sketch landscape plan indicates street trees along the new roadway,
120™ Street and Baseline Road. The plan doesn’t indicate any existing trees on the site. The
sketch plan water-use calculation indicates a total of 10 gallons per square foot per season for
Lots 1-4. Based on this water-use calculation there appears to be atotal of 15.8% of Lots 1-4 set
aside for landscaping. Both the water-use calculation and the total amount of landscaped area
will become more refined at any future preliminary plan review.

Public Safety: Planning staff has reviewed the sketch plan with both the Crime Prevention
Technician and the Fire Marshall and will recommend the applicant meet with both to discuss
various safety issues prior to submitting any future preliminary plans. No safety or crime related
issues have been identified at thistime.

Developer’'s Ability to Complete the Project: The city has no recent history with this particular
applicant; however, the applicant has constructed and operated similar facilities, such as the one
being proposed, in numerous communities throughout the metro-region.

Build-Out Rate: It is anticipated that, subject to the necessary approvals, construction of the
subdivision would begin in the spring of 2008, as would the construction of the Lowe's store.
Construction on Lots 2-4 and Tract 1 would occur as development is proposed.

Community Amenities. The public land dedication will provide the potentia for a future open
gpace corridor from Old Town Lafayette to the Coal Creek corridor and surrounding wetlands.
Additionally, the applicant is proposing a municipa entry feature in the northwest corner of the
subject property. This entry feature is intended to serve as the City’s identity feature at this
gateway to the city.

Economy of Service / City's Financial Ability to Serve: The city currently doesn’t provide city
services to the surrounding area. However, the property has been annexed into the City and the
extension of such services will provide the City with the ability to expand its services to the
surrounding area as such area develops or redevelops over time. The Fire Department, Police
Department, and the Public Works Department did not express any concerns with respect to
providing services to the subject property. The extension of services to this property does not
appear to place an undue hardship on the City.

Environment: Staff is not aware of other wildlife on the subject property other than that normally
associated with urban areas. The site is located within approximately 2000° +/- west of the
wetlands referred to as the Powers Marsh. However, staff is not aware of any wetlands on the
subject property.

If approved for construction, the applicant will be required to submit a fugitive particulate
emission abatement and control plan to the Boulder County Health Department’s Environmental
Health Program for review prior to commencing construction activities. This plan will detail
how they are to prohibit and control off-property dust during the grading process.
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Cultural: There are no known cultural resources on this property. The Historic Preservation
Board (HPB) has previously expressed interest in preserving the farm buildings along Baseline
Road immediately east of the subject property. In this respect the HPB has indicated their
support of the proposed Lowe's building location on Lot 1 (south of the farm buildings) and the
location of the detention facility.

Public Notification & Comments: The applicant held a neighborhood meeting on April 9, 2007
at the Lafayette Library. According to the applicant no Lafayette residents attended the meeting;
however, three (3) Boulder County residents attended but didn’t provide any written comments.

Per the Code's public notification requirements, letters to property owners within 750 feet were
mailed May 10", a public hearing notice was advertised on May 12" in the Daily Camera and on
May 16" in the Lafayette News. Additionally two (2) public hearing signs were posted on the
property on May 10". To date, staff has not received any comments from the public.

Procedure: If the Planning Commission approves this sketch plan application, the applicant may
proceed with preparing and submitting preliminary plans. Sketch plan approvals are valid for
two (2) years. The Planning Commission will review any preliminary plan once it is submitted.
Subject to approval of the sketch plan, it is anticipated that a preliminary plan, along with a site
and architectural plan, will be submitted for review by the Planning Commission in August of
this year.

ANALYSIS

General: Lowe's has requested a sketch plan approval for afour (4) lot, one (1) outlot and two
(2) tract subdivision. Lot 1 (13.86 acres) is intended for a future Lowe’'s Home Improvement
Center of approximately 138,684 square feet. Lots 2-4 (1.57 acre, 0.49 acre and 0.96 acre
respectively) are to be retained by Lowe's and sold for future commercial development. Tract 1
(3.92 acres) is intended for future development and will require replatting at such time. Tract 2
(4.34 acres) isto be dedicated as public land as part of afuture minor subdivision.

Zoning & PUD Modifications: The property is currently zoned C-1(Regional Business District)
which allows retail sales of 20,000 square feet or greater as a permitted use. The intent of the C-
1 zoning district is to provide for the main retail business activity within the City.

The applicant has indicated that, with the submission of a preliminary plan, proposed PUD
modifications might include building height, signage and parking; however specific details for
the building height and signage have not been provided at this time. Regarding a possible
building height modification, the applicant has indicated that such modification will be to
accommodate architectural entry features and other architectural elements. With respect to sign
modifications the applicant has indicated that a master signage plan will be submitted for the
entire development, and that such plan may require PUD modifications. Staff recommends that
if building height or sign modifications are proposed the applicant submit sufficient information
and details to justify the modification.
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Based on the retail uses of the Lowe's lot and the assumed 22,300 square feet of retail use for
Lots 2-4 the minimum number of parking spaces required is 805 (1/200 sg. ft. or 5/1000 sg. ft.).
The applicant has proposed to reduce the total minimum parking requirement for Lots 1-4 to 767
(0.95/200 sg. ft. or 4.76/1000 sg. ft.). Such reduction of the minimum parking requirements
doesn’'t necessarily require a PUD amendment. Section 26-20-10 allows for a decrease in the
minimum required parking subject to the parking needs of any non-dwelling uses and varying
time period of use being taken into account. Additionally, Section 26-18-11 of the PUD
regulations allows the reduction of 20% of the minimum parking requirements. Again, based on
the assumed retail use and building size, the proposed parking reduction is approximately 5%.
Staff supports the concept of a parking reduction and recommends that the applicant submit
sufficient information and details to justify the reduction at the time of preliminary plan review.

Prior Agreements: Staff recommends that prior to the submittal of a preliminary plan the
applicant should have completed all necessary submittals to the Northern Colorado Water
Conservancy District for the purposes of annexing the property into the district. The applicant
has indicated to staff that they are currently working on a minor subdivision that will plat the
subject property into a minimum of two (2) tracts for the purposes of dedicating the 4.34 acres as
required by the annexation agreement.

Streets. As part of afuture preliminary plan staff recommends that the applicant propose a street
name for the new street south of the Lots 1-4.

In reviewing the proposed street cross-sections staff noticed some differences in the proposed
sidewalk widths. The Baseline Road and the proposed collector street sidewalks are proposed at
awidth of five (5) feet while the 120" Street sidewalk is proposed at awidth of six (6) feet. Staff
recommends that the applicant work with staff to scale the sidewalk widths to the expected
pedestrian and/or bicycle volumes.

Public Transportation: The Boulder County Consortium of Cities has a transit enhancement plan
that will, subject to funding, provide transit service to this area. Staff recommends that any
future final plan include, as part of the letter of credit for public improvements, sufficient funds
to install a bus shelter and/or other bus stop improvements that might be warranted upon the
future implementation of the referenced transit plan.

Engineering/Utilities. Staff recommends that any preliminary plan include the utility easements
as proposed by Xcel Energy.

The City Engineer has provided a memo, dated May 3, 2007, a copy of which is attached, that
outlines a number of technical issues that need to be addressed at the time of any future
preliminary plan submittal. Staff recommends that the applicant work with the engineering staff
to address these issues prior to submitting a preliminary plan.

Both the gas wells and the commercially zoned property lines are existing features. The northern

most well is approximately 210' from the eastern ROW line of 120" Street (western property line
of the subject site) and the southern most well is approximately 200 from the western ROW line
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The 350" setback required by Code actually applies to lot lines not buildings, driveways or
parking lots. The applicant has designed the proposed lot lines for Lots 2 & 3 to be just outside
the 350°' radius. However, final approva of this development plan will require an additiona
PUD modification to permit the current property lines to be platted as a lot lines, and to permit
the future platting of the southern property line of Tract 1 to alot line. Such PUD modifications
are not without precedent. The Cabrini Gardens PUD included modifications to allow
commercialy zoned lot lines within the 350" well radius as well as a commercia parking lot
within the radius, subject to a prohibition to any building development within the 350" radius.
Staff recommends that at the time of preliminary plan submittal the applicant include a specific
PUD modification request for approval of commercially zoned lot lines for Lot 1 and the future
platting of Tract 1 within the 350" well radius. Staff also recommends that the preliminary plan
include a prohibition to any buildings being constructed within the 350" radius area until the
wells have been removed and/or relocated.

Water and Wastewater: Staff recommends that future utility plans include an extension (stub-
out) of the 12" water main, located within the proposed collector street ROW, to the eastern
property line so that such water main can be extended to the east upon future development of that

property.

Grading and Drainage: The applicant’s narrative states that “bio-swales” will be used in the
widened landscape/pedestrian islands through the Lowe's parking lot. Staff recommends that
detailed information regarding these swales be provided at the time of preliminary plan
submittal.

Floodplain and Subsidence: The property is located within alow hazard area for subsidence per
the 1986 Dames and Moore study. Staff recommends that a detailed subsidence investigation
that addresses any mitigation measures that may be necessary for construction be conducted prior
to the submittal of a preliminary plan, and that any preliminary plan submittal include a report of
the investigation.

Landscaping: The sketch landscape plan indicates street trees along the various street ROWS.
The preliminary plan, and the site/architectural plan for Lot 1, will include a complete landscape
and irrigation plan for the development. The number of street trees indicated on the sketch plan
doesn’'t comply with the minimum code requirements. Staff recommends that any preliminary
landscape plan include, at a minimum, the required number of street trees for Lots 1-4.

The sketch plan doesn't indicate the presence of any existing trees on the site. However, there
appears to be at least one (1) stand of fairly large trees along the eastern property line in the
northeast corner of the property. Staff recommends that any preliminary plan include the
location, size, species and healthiness of these trees, and whether or not such trees are to be
preserved or removed. |If the trees are hedthy and do not substantially interfere with the
construction of the building or grading of the property then staff would recommend that they be
preserved. In accordance with Code, if the trees are not intended to be preserved then additional
trees will be required in order to equal the caliper inches of the existing trees that are to be
removed.
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The applicant’s narrative states that the detention pond will be enhanced with complementary
landscape materials to provide an appropriate visua entry to the City. Staff recommends that the
applicant provide specific details, including but not limited to colored artist type renderings of
the proposed detention pond landscaping, to support the landscaping enhancement of this facility
duetoitsvisibility to Baseline Road.

The landscape code requires a minimum 20@wide landscaped buffer between nonresidential and
residential uses. The sketch plan proposes a 10" wide landscaped strip along the eastern property
line with a screening wall located within this strip. The land uses proposed by the
Comprehensive Plan includes a percentage of high density residential for the property to the east.
Staff recommends that the landscaped strip along the eastern property line of the Lowe's site be
increased to a minimum of 15 and that the proposed screening wall be located within the
western most five (5) feet so asto allow at least a 10’ landscape strip between the screening wall
and the property line. Future development to the east can then match the landscape strip in order
to obtain the required 20" minimum landscaped buffer.

Community Amenities. The applicant has indicated a municipal entry feature in the northwest
corner of the subject property. In discussing the location of this feature with the policy review
group it was determined that the best location for such entry feature would be on the north side of
Baseline Road and further east of the subject site. The City’s wastewater treatment plant is
located on the north side of Baseline Road and is approximately three-quarters (3/4) of mile
further east, and is officially the entrance into Lafayette. Staff recommends that, as part of a
preliminary plan, the applicant work with staff to development a plan to construct an entry
feature at the wastewater treatment plant site on the bluff east of Coa Creek. Staff further
recommends that the entry feature be similar, in design and scale, to the entry feature on
Highway 287 at the Northwest Parkway.

This change in location for an entry feature will negate the need for a sign easement as required
by the annexation agreement. If the Commission agrees to the relocation of the entry feature then
staff recommends that any future preliminary plan and final plan/devel opment agreement include
a statement that this condition of annexation has been satisfied.

Environment: As with al large developments the applicant will be required to submit an
environmental and wildlife study that references the presence of, if any, jurisdictional wetlands
and any endangered plant or animal species.

Cultural: The Municipal Code requires that the applicant pay, as part of any future building
permit fees, a public art fee of $0.025 per square foot of building area. Based on the proposed
sgquare footages the total public art fee for Lots 1-4 would equal $4,024.60. Staff recommends
that the applicant consider working with planning staff and the Public Art Committee to discuss
possible ways to include public art within the development in-lieu of paying the fee. One
possible way to incorporate art might be within the screening wall. The Historic Preservation
Board suggested that some sort of farming motif could be incorporated into the eastern face of
the wall to recognize and honor the Waneka centennial farm.
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Miscellaneous.  Staff recommends that any future preliminary plan include cross-access
easements across L ots 1-4 for the purpose of vehicular and pedestrian movement.

No official subdivision name was proposed as part of the sketch plan submittal. The subdivision
is currently referred to as the Lowe's Sketch Plan. Staff recommends that the applicant propose
an official subdivision name as part of any future preliminary plan submittal.

Code requires the use of berms and/or screens where parking lots abut public ROW. Staff
recommends that the applicant work with staff to ensure sufficient screening of all parking lots
abutting the public ROW, especially those along Baseline Road and 120" Street.

The site layout includes a 20" setback/buffer between the Baseline Road ROW and the abutting
parking lot and a 35’ setback/buffer between the proposed collector street ROW and the abutting
parking lot. Both of these setbacks comply with the minimum code requirements; however, staff
believes that the greater setback/buffer should be applied to Baseline Road rather than the
proposed collector street and recommends that the applicant work with staff to shift the overall
site layout south, if possible, in order to provide a greater setback/buffer along Baseline Road.

The main interior pedestrian connections located through the parking lot appear to have
crosswalks that are distinguished from the drive aisle surface with a different type of paving
material or pattern. Staff recommends that the crosswalks where exterior sidewaks and the
secondary interior pedestrian connections intersect with driveways and drive aisles also be
distinguished from the driving surface through the use of different paving materials or patterns.

The sketch site plan indicates two (2) 12' wide drive lanes plus a 12" wide loading zone in front
of the proposed building. There appears to be columns, possibly providing support for some type
of overhang, around the building’s main entrance that provides a line of separation between the
pedestrian area in front of the building and the loading zone. However, along the northern half of
the building there appears to be no separation between the pedestrian area and the loading zone.
Staff assumes that there will be no curb at this location due to the need to be able to take
shopping carts from the store to the parking lot. Staff believes that the line separating vehicles
and pedestrians should be delineated by more than just striping on the pavement and therefore
recommends that the applicant work with staff to design a delineation of these two areas with the
use of tree grates and pedestrian scale lighting.

Goal Fulfillment:

This project complies with a number of goals and policies listed in the City’'s Comprehensive
Plan. The following is not intended be an inclusive list, but rather a representative sample of
these policies:

Policy C.1.1: Ensure that proposed development and redevelopment projects conform to the Land
Use Map®designations.

Policy C.4.2: Require adequate infrastructure improvements including paved access, utilities, and
controlled access from major collectors and arterials.
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Policy D.1.2: Discourage large surface parking areas that directly abut local streets. If alarge surface
parking area is located abutting a local street, use berms, plant materials of varying
height, or other screening materials to buffer and screen these parking areas.

Policy F.1.3:  Actively strive to attract new and support existing companies in Lafayette by promoting
the city and its available industrial and commercial lands and other opportunities.

Policy F.1.4:  Pursue economic development benefiting the city through its City Administrator and in
cooperation with the Lafayette Chamber of Commerce.

Policy F.2.7:  Encourage the development of commercial retail and service businesses, both large and
small, to serve the local community, thus limiting the necessity by residents to leave the
community to purchase goods and services.

Policy G.1.4: Require new development to provide appropriate streets consistent with anticipated
volumes and speeds based on documented and agreed upon traffic impacts from new
development.

Policy G.3.1: Ensure that pedestrian and bicycle routes, which include trails, paths, sidewalks, and
street bike lanes, are planned and built to allow users access to key city destinations,
and are integrated with and strengthen the City®alternative transit system.

Policy G.3.2:  Require proposed development and redevelopment to construct bus stops (including
shelter, seating, etc.) when located along transit corridors.

Policy J.3.3:  Recognize that existing, mature trees contribute to community character and should be
considered an important natural resource. The City, at its discretion, may require any
development and/or redevelopment proposal to submit plans showing "Areas of
Disturbance" as part of the development review process and refer these plans to the
City® Tree Committee for its review and comment. Revise construction standards to
require the installation and maintenance of construction fencing to minimize soil
compaction and destruction around existing trees and other vegetation identified by the
City during the devel opment review process as being worthy of preservation.

SUMMARY

The proposed use complies with the Comprehensive Plan’s land use designation and the C-1
zoning district. While the specifics have not yet been defined, the anticipated PUD modifications
are reasonably minor in relation to the overall development. The proposed sketch plan complies
with the requirements for sketch plan submittal, the applicable PUD criteria, and many of the
Comprehensive Plan’s policies. The proposed development includes the dedication of public
land in compliance with both the recently recorded annexation agreement and the Open Space
and Traills Master Plan. The proposed access plan and street improvements appear to
accommodate the future traffic that is to be generated by the proposed development. The
proposal also includes improvements to the streetscape along Baseline Road and 120" Street
with the use of landscaped buffers.

Staff would appreciate hearing the Planning Commission’s preferences regarding the PUD
modifications and any other concerns so that any future preliminary plan submittal can
adequately address these issues.

RECOMMENDATION

Staff recommends approval of the Lowe's Sketch Plan, subject to the recommended conditions,
finding that the plan complies with the criteria of Sections 26-17-4, 26-18-5(b) & (d), and
Comprehensive Plan policies. The plan is unique; in the best interest of the city; and the
potential code modifications arein the best interest of the city.
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RECOMMENDED CONDITIONS OF APPROVAL:

1.

2.

10.
11.

12.

13.

The applicant should continue to work with staff to refine any specific PUD modifications

that may be proposed with regards to building height, signage, and/or parking.

Prior to the submittal of the preliminary plan the applicant shall complete all necessary

submittals to the Northern Colorado Water Conservancy District for the purposes of annexing

the property into the district.

The applicant should propose a street name for the new street south of the Lots 1-4.

The applicant should work with staff to scale the proposed sidewak widths to the expected

pedestrian and/or bicycle volumes.

Any future final plan should include, as part of the letter of credit for public improvements,

sufficient funds to install a bus shelter and/or other bus stop improvements that might be

warranted upon the future implementation of the Boulder County Consortium of Cities transit

enhancement plan for Highway 7.

The preliminary plan should include 10 wide utility easements around the perimeter of all

lots and tracts as requested by Xcel Energy.

The applicant shall work with city staff to address the issues identified in the City Engineer’s

memo, dated May 3, 2007, a copy of which is attached.

At the time of preliminary plan submittal the applicant should include a specific PUD

modification request for approval of commercially zoned lot lines for Lot 1 and the future

platting of Tract 1 into lots within the 350" well radius. The preliminary plan should aso
include a prohibition to any buildings being constructed within the 350" radius area until the
wells have been removed and/or rel ocated.

The preliminary plan’s utility plan should include an extension (stub-out) of the 12" water

main, located within the proposed collector street ROW, to the eastern property line.

The preliminary plan shall include detailed information regarding the proposed bio-swales.

A detalled subsidence investigation that addresses any mitigation measures that may be

necessary for construction should be conducted prior to the submittal of a preliminary plan.

The preliminary plan should include areport of the investigation.

The preliminary landscape plan should include the following:

a. At aminimum, the required number of street treesfor Lots 1-4.

b. The location, size, species and healthiness of the large stand of trees in the northeast
corner of the property, if such trees are actually on the subject property, and whether or
not such trees are to be preserved or removed. If the trees are healthy and do not
substantially interfere with the construction of the building or grading of the property then
the trees should be preserved. If the trees are not intended to be preserved then additional
trees will be required to equal the caliper inches of the existing trees that are to be
removed.

c. Specific details, including but not limited to colored artist type renderings of the proposed
detention pond landscaping, to support the landscaping enhancement of this facility.

d. Sufficient screening of all parking lots abutting the public ROW, especialy those along
Baseline Road and 120™ Street.

The landscaped strip along the eastern property line of the Lowe's lot should be increased to

aminimum of 15" and the proposed screening wall should be located within the western most

five (5) feet so asto allow at least a 10° wide landscape strip between the screening wall and
the property line.
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14. The applicant should work with staff to develop a plan to construct an entry feature at the
wastewater treatment plant site on the bluff east of Coal Creek. The entry feature should be
similar to the entry feature on Highway 287 at the Northwest Parkway.

15. The preliminary plan and final plan/development agreement should include a statement that
condition of annexation regarding the dedication of a sign easement for a municipal entry
feature has been satisfied by the relocation of the entry feature to the City’'s wastewater
treatment plant property.

16. The preliminary plan submittal should include an environmental and wildlife study that
references the presence of, if any, jurisdictional wetlands and any endangered plant and/or
animal species.

17. The applicant should consider working with planning staff and the Public Art Committee to
discuss possible ways to include public art within the development in-lieu of paying the
public art fee.

18. The preliminary plan shall address the following issues:

a. A cross-access vehicular and pedestrian easement for Lots 1-4.

b. A proposed subdivision name.

c. Increasing the setback/buffer along Baseline Road and reducing the setback/buffer along
the proposed collector street.

d. The crosswaks where exterior sidewalks and the secondary interior pedestrian
connections intersect with driveways and drive aisles should be distinguished from the
driving surface through the use of different paving materials or patterns.

e. Establishing a delineation between the pedestrian areain front of the store and the loading
zone. Such delineation line should be established through the use of tree grates and
pedestrian scale lighting

MOTIONS:

Proposed Motion for Approval:

The Planning Commission approves this request for sketch plan approval, subject to staff’s
conditions, finding that the proposal complies with the requirements for sketch plan submittal;
complies with the PUD criteria; complies with the Comprehensive Plan’s land use map; and,
meets the Comprehensive Plan’ s goals and policies.

Proposed Motion for Denial:

The Planning Commission denies this request for sketch plan approval finding that the proposal
does not comply with sketch plan requirements; does not meet the PUD criteria; does not comply
with the Comprehensive Plan’s land use map; and, does not meet the Comprehensive Plan’'s
goals and policies.

Attachments:
City Engineer’s memo, dated May 3, 2007;
Sketch plan application;
Reduced copy of plans.
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