
 
 
 
 

MEETING OF THE PLANNING COMMISSION
BOULDER COUNTY, COLORADO

AGENDA
 

Wednesday, March 19, 2025, 1:30 p.m.

Third Floor Hearing Room

County Court House

1325 Pearl Street, Boulder

Boulder County Planning Commission meetings are convened in a hybrid format where attendees can join through Zoom or
participate in-person at the Downtown Boulder County Courthouse, 3rd Floor, 1325 Pearl St., Boulder. To sign up in advance for

either in-person or virtual public comment, please visit www.boco.org/PC to register for the hearing. There is also a kiosk in the 3rd
floor lobby to sign up for in-person public comment. To join the meeting by phone, dial 1-833-568-8864 (toll free) and enter the

Webinar ID:161 288 0794.

This agenda is subject to change. Please call the Community Planning & Permitting Department (303-441-3930) or check the
Planning Commission webpage to confirm any items of interest. For special assistance, contact our ADA Coordinator (303-441-3525)

at least 72 hours in advance.
There will be opportunity to provide public comment on the subject items during the respective virtual Public Hearing portion for

each item. If you have comments regarding any of these items, you may mail written comments to the Community Planning &
Permitting Department (PO Box 471, Boulder, CO 80306) or email planner@bouldercounty.org. Please reference the docket number

of the subject item.

1. CALL TO ORDER

2. ROLL CALL

3. APPROVAL OF MINUTES/MISCELLANEOUS BUSINESS

3.1 Approval of meeting minutes from January 15, 2025

4. STAFF UPDATES

5. ITEMS

5.1 Docket DC-25-0001: Text Amendments to the Land Use Code related to Mobile Farm Stands
Public testimony will be taken.
Request: Text amendments to the Land Use Code related to Mobile Farm Stands
Website: www.boco.org/DC-25-0001
Action Requested: Recommendation to BOCC
Staff Planners: Jack Sheehan and Sabrina Torres

5.2 Docket DC-24-0003: Text Amendments to the Land use Code related to Site Plan Review (Article 4-800)
Public testimony will be taken.
Request: Text amendments to the Land Use Code related to Article 4-800 Site Plan Review, and any other
related Articles and provisions necessary to integrate these changes. 



Website: www.boco.org/DC-24-0003
Action Requested: Recommendation to BOCC
Staff Planner: Ethan Abner

6. ADJOURNMENT
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MEETING OF THE PLANNING COMMISSION BOULDER COUNTY, COLORADO 

Regular Meeting Minutes 

 
January 15, 2025, 1:30 p.m. 
Third Floor Hearing Room 

County Court House 
1325 Pearl Street, Boulder 

 
Commissioners Present: Ann Goldfarb 
 Gavin McMillan 
 Mark Bloomfield, 2nd Vice Chair 
 Chris Whitney, Chair 
 George Gerstle 
 Rachel Lee 
 Bobby Umstead 
  
Commissioners Excused: Sam Libby, Vice Chair 
 Rita Manna 
_____________________________________________________________________ 

 

1. CALL TO ORDER 

The meeting was called to order at approximately 1:37 p.m. by Chair Chris Whitney. 

2. ROLL CALL 

3. APPROVAL OF MINUTES/MISCELLANEOUS BUSINESS 

3.1 Approval of meeting minutes from November 20, 2024 

MOTION: Mark Bloomfield MOVED that the Boulder County Planning Commission 
APPROVE the meeting minutes from November 20, 2024. 

SECOND: George Gerstle 

VOTE: Motion PASSED {6:0} 

4. STAFF UPDATES 
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Heather Morgan, Community Planning & Permitting, provided an update on the outcomes of 
docket items that went before Planning Commission in 2024.  

Kim Sanchez, Deputy Director of Community Planning & Permitting, stated that the Annual 
Planning Commission Dinner will be held after the February Planning Commission Meeting. This 
year, the Board of Adjustment will be joining for the dinner. 

5. ITEMS 

5.1 Overview of the Site Plan Review Regulations and Process 

Ethan Abner, Long Range Planner, presented an overview of the Site Plan Review 
regulations and process.  

5.2 Docket DC-24-0005: Text Amendments to the Land Use Code Related to Exemption Plats 

Jack Sheehan, Long Range Planner, presented Text Amendments to the Land Use Code 
related to Exemption Plats. The purpose of this text amendment is to update the 
eligibility for Exemption Plat (Article 9-300.A) section of the Land Use Code, specifically 
two subsections where eligibility for the process (Sections 9-300.A.2 and 9-300.A.3) 
currently only applies to Building Lots meeting a specific definition of a Building Lot (as 
defined in 9-100.A.7).  The text amendment proposes to allow any parcel meeting any 
definition of a Building Lot to be eligible for an Exemption Plat under these subsections. 

PUBLIC HEARING OPENED 

SPEAKERS: None 

PUBLIC HEARING CLOSED 

MOTION: Mark Bloomfield MOVED that the Boulder County Planning Commission 
APPROVE and recommend to the Board of County Commissioners APPROVAL of Docket 
DC-24-0005: Text Amendments to the Land Use Code Related to Exemption Plats. 

SECOND: Gavin McMillan 

VOTE: Motion PASSED {6:0}  

Ann Goldfarb was present for the meeting but was not available for and did not 
participate in the vote. 

6. ADJOURNMENT 

The meeting was adjourned at approximately 2:40 p.m. 
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Claire Levy County Commissioner     Marta Loachamin County Commissioner     Ashley Stolzmann County Commissioner 

Community Planning & Permitting 
Courthouse Annex • 2045 13th Street • Boulder, Colorado 80302 
Mailing Address: P.O. Box 471 • Boulder, Colorado 80306   
303-441-3930 • www.BoulderCounty.gov

BOULDER COUNTY PLANNING COMMISSION 
AGENDA ITEM #5.1 

March 19th, 2025 at 1:30 p.m. 

All Commissioners’ public hearings and meetings will be offered in a hybrid format 
where attendees can join through Zoom or in person at the Boulder County  

Courthouse, 3rd Floor, 1325 Pearl Street, Boulder. 

PUBLIC HEARING with PUBLIC TESTIMONY 

STAFF: Jack Sheehan, Long Range Planner I 
Sabrina Torres, Sustainability Agricultural Community Outreach Planner II 

Docket DC-25-0001: Text Amendments to the Land Use Code Related to Mobile Farm Stands. 
Text Amendments to the Land Use Code Article 4 and Article18, intended to add a Mobile Farm Stand 
option to support agricultural producers direct to consumer sales and any other changes to the Code 
necessary to integrate these changes. 

Action Requested by Planning Commission: Recommendation of Approval to BOCC 

TABLE OF CONTENTS 
BACKGROUND ................................................................................................................. 2 

PUBLIC COMMENT .......................................................................................................... 3 

SUMMARY OF PROPOSED TEXT AMENDMENTS ............................................................... 3 

CRITERIA ANALYSIS ......................................................................................................... 5 

RECOMMENDATION ........................................................................................................ 6 

EXHIBIT A: PROPOSED TEXT AMENDMENTS………………………………………………………....…A1-A4 

EXHIBIT B: FARM STAND PILOT SURVEY RESULTS………………………..........................….B1-B15 

EXHIBIT C: TEXT AMENDMENT AUTHORIZATION MEMO………………………………….…...…C1-C2 

EXHIBIT D: PUBLIC COMMENTS………………………………………………………………………….…………D1 
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BACKGROUND 
On February 4, 2025, staff received authorization from the Board of County Commissioners to initiate 
amendments to the Land Use Code (Code) to allow for mobile farm stands. The proposed text 
amendments build on the findings of the 2023 Farm Stand Pilot Project, which was authorized by the 
Boulder County Commissioners and led by Community Planning and Permitting (CPP) to assess the 
feasibility of pre-approved Agricultural Sales Structure building plans. The pilot project aimed to 
address financial and time constraints faced by local agricultural producers when building an 
Agricultural Sales Structure. 

A noticeable number of farmers seeking to permit simple structures encountered challenges related 
to the costs of engineering plans, materials, and the time required for permitting. These factors made 
it difficult for farmers to establish farm sales operations efficiently, impacting their ability to sell 
products directly to consumers. Given that many farmers operate within tight financial and seasonal 
constraints, an expedited and cost-effective solution was needed.  
 
In response to these concerns, the County’s Building Official, Ron Flax, and Sustainable Agricultural 
Planner, Sabrina Torres, collaborated to explore the feasibility of creating free structure designs that 
could come with pre-approved building permits. The goal was to develop engineer-stamped farm 
stand structure designs in-house, providing a streamlined option for farmers while ensuring 
compliance with building regulations. Staff then hired a local architect to design these pre-approved 
farm stand options, which would be free and available for farmers to use.  
 
Community Engagement and Survey Findings  
To ensure the proposed designs met farmers' needs, CPP initiated the project by distributing an 
online survey through local farm list servers such as CSU Extension, Parks and Open Space, Flatirons 
Farmers Coalition, and Boulder County Farmers Market. The survey collected input on ideal farm 
stand dimensions, display needs, pricing expectations, mobility preferences, and other key design 
elements (see survey results in Exhibit B). In winter of 2023, the survey received 13 responses from 
a diverse range farm types, operation sizes, and business models. 
 
Key findings from the survey revealed:  

• Farmer Demographics: 7 of respondents were beginning farmers (0-10 years in 
operation), while 6 farmers had been operating longer. Among respondents, 2 
reported annual farm sales under $24,000, 3 had sales between $25,000 and 
$349,999, and 1 reported sale exceeding $350,000.  

• Investment Willingness: The maximum amount farmers were willing to invest in a 
farm stand varied, but the average was approximately $8,500. The most common 
responses fell between $5,000 and $15,000.  

• Product Storage and Display Needs: 11 of the respondents noted specific storage 
requirements, with many citing the need for shaded display areas and shelving 
configurations that allowed for easy customer access. Electricity for payment 
processing and lighting was also a frequent request.  

• Mobile Farm Stand Interest: 12 of the respondents expressed interest in a farm stand 
on wheels, highlighting the appeal of flexibility.  
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While conducting community engagement, CPP simultaneously worked with multiple county 
partners, including Public Health, Access & Engineering, and Fire Districts, to assess how a pre-
approved building permit option could fold into existing review processes. This collaboration was 
essential in identifying county-wide regulations related to farm stands and ensuring that the 
proposed designs followed an expedited permitting pathway.  
 
Following the survey, staff conducted a roundtable discussion where 7 farmers reviewed the draft 
designs based on key findings from the survey and 5 farmers were followed up with individually as 
they could not attend the in-person discussion. This session provided an opportunity to showcase 
how and why the proposed structures met both functionality for farmers based on input from the 
survey and regulatory compliance. However, when the material cost estimates were presented as 
closer to $20,000, it became clear that the projected costs exceeded what many farmers were able 
to invest. Given the USDA's 2022 Census of Agriculture data, which shows that 86% of Boulder 
County’s 826 farms generate less than $25,000 in annual sales, affordability remained a critical factor 
in determining whether the pilot project intended goals were still feasible. Meaning, expecting 
farmers to invest more to construct a farm stand than their annual agricultural sales did not align 
with the pilot’s core goal.  
 
Recognizing these financial constraints, CPP continued exploring cost effective paths to support 
direct-to-consumer sales for farmers while still meeting the purpose and intent of building codes. 
Eventually, it became clear that a mobile farm stand model was a feasible path that aligned with 
farmers’ needs. Mobile stands provide increased market access with customers, flexibility to take the 
unit with them should they move properties, and reduced construction costs. This shift led to broader 
discussions within CPP regarding necessary Land Use Code updates to allow mobile farm stands as 
an allowable option. 

Providing another option for the form a farm stand can take (an alternative to a structure) removes 
the identified cost barriers associated with construction of a structure. Staff are thus proposing to 
amend the existing Agricultural Sales Structure definition in the Land Use Code and expand it to 
include not only a structure but also a mobile farm stand option. This amendment would align with 
the county’s ongoing efforts to support local agriculture by providing practical solutions that enhance 
market opportunities for small farms.  

PUBLIC COMMENT 
Staff issued a press release and publication in the Land Use Code GovDelivery channel regarding this 
Code update after the text amendment was authorized.  

The public has been notified of this public hearing and will have the opportunity to provide comments 
at the Planning Commission hearing and future Board of County Commissioners hearing. As of March 
12, 2025, staff has received one public comment in support of this text amendment.  
 

SUMMARY OF PROPOSED TEXT AMENDMENTS 
The proposed text amendments to the Land Use Code are designed to provide the public with the 
option of using a mobile farm stand in the unincorporated county to support Accessory Agricultural 
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Sales. In this section staff has included text from the proposed Code amendments, which can also be 
found in Exhibit A.  

Staff propose changing the definition of Agricultural Sales Structure to Agricultural Sales Unit. Since 
the farm stands are mobile (on wheels) they are not an improvement to real property and 
therefore not structures as defined by the Building Code. Since, the mobile farm stand is not a 
“Structure” as defined in Land Use Code or the Building Code that term has been changed to ‘Unit’ 
so the definition can be more inclusive and allow for mobile farm stands. Additional language 
specific to mobile farm stands was then added to the definition.  

18-105.A Agricultural Sales Structure Unit 

A unit designed for the retail or wholesale of agricultural or horticultural products and 
adhering to the provisions for the Accessory Agricultural Sales and/or Farm Store uses 
which may be a structure, a portion of a structure, or a mobile farm stand. 
 
A mobile farm stand is a vehicle-based sales unit (being either self-propelled or towed 
by a vehicle).  Units shall be granted and maintain all applicable local, state, and federal 
permits and licenses.  

 

The proposed Agricultural Sales Unit definition describes what an Agricultural Sales Unit is and notes 
that these units are allowed as part of an Accessory Agricultural Sales use (article 4-516.B). For mobile 
farm stands, the county does not regulate vehicles on the road, but operators will need to understand 
what other regulations apply and abide by applicable standards for vehicles of various types, shapes, 
sizes.  

Like other accessory uses in the Land Use Code, Accessory Agricultural Sales is one that is customarily 
incidental to and on the same parcel as the principal use.  Accessory Agricultural Sales would be 
associated with a principal use producing agricultural or horticultural products. Several changes to 
the Accessory Agricultural Sales use are also proposed to integrate the change to the Agricultural 
Sales Unit definition. 

The first of these changes are to subsection (a) of the Additional Provisions (Article 4-516.B.5). Here, 
staff propose referencing “area” instead of “floor area” in order to clarify what dictates the 
percentage of products sold that must be sourced from Boulder County farms. Staff did not want to 
bind this calculation to Floor Area (which is a measurement of buildings and structures), since the 
mobile farm stand option is not a structure with Floor Area. For those units utilizing a structure, 
portions of the Floor Area may be used for stock storage or other purposes and not the areas used 
for sales (display of products for sale). By making this change, staff has simplified the necessary 
calculation to be based on the general area used for sales, and the operator would only need to 
ensure that 70 percent of the area used for sales is dedicated to Agricultural Products. 

4-516.B Accessory Agricultural Sales 

5. Additional Provisions: 
a. The majority of all products sold must be sourced from Boulder County farms. A 

minimum of 70 percent of products sold, based on the floor area used for sales, must 
be Agricultural Products (as defined in Article 18). The remainder (up to 30 percent of 
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all products sold based on the floor area used for sales) may be craft, artisan, or 
prepared food products, and may include a nominal amount of other products (eg, 
promotional items). Food items sold must meet Boulder County Public Health 
requirements. 

Changes to the additional provisions b through e include changing Agricultural Sales Structure to 
Agricultural Sales Unit and reorganizing the additional provisions for greater clarity. 
 
Staff has also worked with CPP’s Building division to draft subsection (f) below that allows a mobile 
farm stand to have electrical service to support the use. 
 

4-516.B.5 
f. A mobile farm stand shall be allowed a maximum of (1) 120-volt 20-amp GFCI 

protected receptacle fed from the existing electrical system. This receptacle shall 
be weatherproof and mounted in a weatherproof box with an approved cover 
allowing cord connection while closed. The box shall be mounted on a minimum 
4x4 pressure treated post buried a minimum of 2’ in the ground and standing a 
minimum of 2’ above grade. This electrical installation shall be considered 
permanent and installed accordingly per all currently adopted NEC requirements. 
 

This language lists the minimum requirements that would allow a mobile farm stand to safely have a 
electrical service for things like lighting, oscillating circulation fans, point of sale equipment and 
similar items.   
 
Lastly, subsection (e) has been added to the additional provisions to clarify how the regulations of 
the Floodplain Overlay District apply to mobile farm stands. 
 

e.  A mobile farm stand located in the Floodplain Overlay District must meet the 
requirements in Article 4-405.F (for Recreational Vehicles) but does not need a 
Floodplain Development Permit. All other Agricultural Sales Unites that have two 
sides and a roof and are located in the Floodplain Overlay District must receive a 
Floodplain Development Permit and meet the requirements of Article 4-405.C.3.a. 

 
Other updates to the Code found in Exhibit A simply update the term Agricultural Sales Structure to 
Agricultural Sales Unit to reflect the proposed name change. 
 

CRITERIA ANALYSIS 
Article 16-100.B of the Boulder County Land Use Code contains criteria for amending the text of the 
Code. Staff reviewed the proposed text amendments against these criteria and find:  

1. The existing text is in need of amendment.   
Findings from the pilot project led to the concept of incorporating a mobile farm stand option 
into the Code. Given that many farmers operate within tight financial and seasonal constraints, 
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an expedited and cost-effective solution was needed.  The Code requires amendment to include 
this option.   

2. The amendment is not contrary to the intent and purpose of this Code.
The Code is enacted to allow mobile farm stands that comply with basic safety and zoning
requirements. The proposed text amendments align with the intent and purpose of the Code in
that these additional means of selling/purchasing agricultural products promote the health,
safety, and general welfare in unincorporated Boulder County.

3. The amendment is in accordance with the Boulder County Comprehensive Plan.
As proposed, the text amendment does not make changes to the Code that would alter the
current Code’s consistency or conflict with the goals and policies of the Boulder County
Comprehensive Plan (the Plan). By expanding options and reducing barriers, the proposed text
amendment would enhance the Code’s intention to support the goals & policies of the Plan,
specifically those listed below:

AG Goal 2: Foster a Diverse Agricultural Economy: Agricultural enterprises and 
activities are an important sector of the Boulder County economy and the county shall 
foster and promote a diverse and sustainable agricultural economy as an integral part 
of its activities to conserve and preserve agricultural lands in the county. 

AG 1.05 Regulatory Burden: It shall be the policy of Boulder County to keep the 
regulatory burden on various agricultural activities to the minimum necessary for 
identifying, addressing, and mitigating potential impacts in the areas of health, safety, 
and welfare. 

EC 1.03 Agriculture: Boulder County acknowledges the importance of agriculture and 
its cultural, environmental, health, economic, and resilience related benefits to the 
community. Boulder County recognizes the integral role of agricultural history in the 
county and supports innovation and diversification in the agricultural economy. 

EC 3.01: Local Partnerships and Linkages. Boulder County encourages local economic 
partnerships and linkages in which products are sustainably sourced or produced within 
unincorporated Boulder County in a manner compatible with the rural character and 
are sold in local rural and urban markets. 

RECOMMENDATION 
Staff recommends that the Planning Commission recommend to the Board of County Commissioners 
approval of Docket DC-25-0001: Text Amendments to the Land Use Code Related to Mobile Farm 
Stands and certify the Docket for action to the Board of County Commissioners.  

Staff recommends that this Code amendment become effective upon approval by the Board of 
County Commissioners.  
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18-105.A Agricultural Sales Structure Unit  

A structure, or portion of a structure, used for sales of agricultural products and adhering to the 
provisions for the Accessory Agricultural Sales and/or Farm Store uses. 

A unit designed for the retail or wholesale of agricultural or horticultural products and adhering to the 
provisions for the Accessory Agricultural Sales and/or Farm Store uses which may be a structure, a 
portion of a structure, or a mobile farm stand. 

A mobile farm stand is a vehicle-based sales unit (being either self-propelled or towed by a vehicle).  
Units shall be granted and maintain all applicable local, state, and federal permits and licenses.  

 

Other Code sections where Agricultural Sales Structure is mentioned and needs updating to incorporate 
the change to the definition above.  

4-516.B Accessory Agricultural Sales 

1. Definition: A location for the retail sale or wholesale of agricultural or horticultural products. 

2. Districts Permitted: By right in F, A, RR on unsubdivided land, ER, LI, GI, T, B, C, and MI; By Limited 
Impact Special Review in RR (subdivided) unless waived by the Director 

3. Parking Requirements: Vehicles should be accommodated on-site. On street parking may be 
permissible with review and approval from the Public Works Department. 

4. Loading Requirements: Sufficient to accommodate the use. 

5. Additional Provisions: 

a. The majority of all products sold must be sourced from Boulder County farms. A minimum of 70 
percent of products sold, based on the floor area used for sales, must be Agricultural Products 
(as defined in Article 18). The remainder (up to 30 percent of all products sold based on the floor 
area used for sales) may be craft, artisan, or prepared food products, and may include a nominal 
amount of other products (eg, promotional items). Food items sold must meet Boulder County 
Public Health requirements. 

b. Food items sold must meet all applicable state and local requirements, for example sale of value-
added products may require a license from Boulder County Public Health.  

c. Structures Units used for the purposes of Accessory Agricultural Sales must meet the 
requirements for definition of an Agricultural Sales Structure Unit per 4-516 and Article 18 and 
are subject to the Accessory Agricultural Structures provisions in Article 4-516.C. Agricultural or 
horticultural products grown on the farm may be processed on the farm to create a value- added 
product provided the majority of the ingredients are grown on-site. For purposes of this use, the 
term “on-site” means agricultural and horticultural products that are grown on parcels under the 
same ownership, lease, or control as the parcel where the Accessory Agricultural Sales use is 
located  

d. Agricultural or horticultural products grown on the farm may be processed on the farm to create 
a value- added product provided the majority of the ingredients are grown on-site. A commercial 
kitchen for the express purpose of processing agricultural products may be constructed. 
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e. For purposes of this use, the term “on-site” means agricultural and horticultural products that 
are grown on parcels under the same ownership, lease, or control as the parcel where the 
Accessory Agricultural Sales use is located. A commercial kitchen for the express purpose of 
processing agricultural products may be constructed. 

f. A mobile farm stand shall be allowed a maximum of (1) 120-volt 20-amp GFCI protected 
receptacle fed from the existing electrical system. This receptacle shall be weatherproof and 
mounted in a weatherproof box with an approved cover allowing cord connection while closed. 
The box shall be mounted on a minimum 4x4 pressure treated post buried a minimum of 2’ in 
the ground and standing a minimum of 2’ above grade. This electrical installation shall be 
considered permanent and installed accordingly per all currently adopted NEC requirements. 

e.  Sale of value-added products may require a license from Boulder County Public Health.  
g. The requirement for Limited Impact Special Review in RR subdivisions may be waived if the 

Director determines the Accessory Agricultural Sales will not have a negative impact on the 
neighborhood and that there is no potential for any significant conflict with the criteria listed in 
Article 4-601 of this Code. In considering this determination, the Director shall notify adjacent 
property owners. The Director shall not issue the determination for seven days and shall 
consider any comments received from the public. 

4-516.C. Accessory Agricultural Structure 

1. Definition:  

a.  A structure that is accessory to a principal agricultural use, which may include barns that store 
animals or agricultural implements, detached greenhouses, Season-Extending Agricultural 
Structures (as defined in Article 18), indoor riding arenas, or other accessory structures 
depending on their demonstrated use; or  

b.  Agricultural Sales Structures Unit (as defined in Article 18) accessory to a principal Agricultural, 
Commercial, or Business use.  

2. Districts Permitted: By right in F, A, RR, ER, LI, GI, T, B, C, and MI 

3. Parking Requirements: To be determined through review 

4. Loading Requirements: None 

5. Additional Provisions  

a.  Accessory Agricultural Structures are subject to the minimum requirements of the zoning district 
in which they are located.  

b.  Accessory Agricultural Structures must be of a size and scale that relates to the size and scale of 
the agricultural use on-site, except that Agricultural Sales Structures Units may be located on 
property not used for production of agricultural products (see 4-516). Property owners may be 
asked to demonstrate the agricultural use including the area where the agricultural use will take 
place, describe how the structure will be utilized, and discuss how the structure and its proposed 
size is necessary to support the agricultural use on-site. Property owners may be required to sign 
a zoning affidavit restricting the structure to agricultural uses. 
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c.  For purposes of this use, the term “on-site” means parcels under the same ownership, lease or 
control as the parcel where the Accessory Agricultural Structure is located. 

d.  Structures that support the agricultural use shall not be considered Residential Floor Area. 
Structures that do not support an agricultural use are considered Accessory Structures and will 
contribute to the total Residential Floor Area on the subject parcel.  

e.  A mobile farm stand located in the Floodplain Overlay District must meet the requirements in 
Article 4-405.F (for Recreational Vehicles) but does not need a Floodplain Development Permit. 
All other Agricultural Sales Units that have two sides and a roof and are located in the Floodplain 
Overlay District must receive a Floodplain Development Permit and meet the requirements of 
Article 4-405.C.3.a.     

4-101 Forestry (F) District 

4-102 Agricultural (A) District 

4-103 Rural Residential (RR) District 

4-104 Estate Residential (ER) District 

4-108 Transitional (T) District 

4-109 Business (B) District 

4-110 Commercial (C) District 

4-111 Light Industrial (LI) District 

4-112 General Industrial (GI) District 

F.2. Special review is required for any use which: 

a. generates traffic volumes in excess of 150 average daily trips per lot, as defined by the Institute of 
Transportation Engineers; 

(i) Property with a Verified Established Farm Use may have up to 200 average daily trips per lot, 
as determined through the applicable review process, when there is an Agricultural Sales 
Structure Unit in operation on the property. 

4-802.A. Site Plan Review shall be required for (unless not required or waived pursuant to sections B and 
C below): 

3. Any cumulative increase in floor area of more than 1,000 square feet on a parcel over that existing as 
of September 8, 1998. 

c. Applies to all principal and accessory structure(s), except for; 

(i) Season-Extending Agricultural Structures, if the dimensions of the Season-Extending 
Agricultural Structures on a property fall below the thresholds identified in 4-802.A.16. 

(ii) Agricultural Sales Structures Units less than 500 square feet. 
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15. An Agricultural Sales Structure Unit larger than 500 square feet, or greater than 12 feet in height. 

4-802.B. Site Plan Review shall not be required for: 

2. Accessory structures less than 1,000 square feet. 

d. Except Agricultural Sales Structures Units as specified in 4-802.A.15. 

4-802.C. Site Plan Review may be waived for the following circumstances if the Community Planning & 
Permitting Director determines that there is no potential for any significant conflict with the 
criteria listed in Article 4-806 of this Code: 

2. In the plains, any nonresidential accessory structure less than 5,000 square feet, with the exception of 
Agricultural Sales Structures Units. 

3. In the mountainous areas, any nonresidential accessory structure less than 2,000 square feet, with the 
exception of Agricultural Sales Structures Units. 
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B 1

53.85% 7

15.38% 2

23.08% 3

7.69% 1

Q1 Which best describes you?
Answered: 13 Skipped: 0

TOTAL 13

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Beginning
farmer or...

Non-beginning
farmer or...

Non-beginning
farmer or...

Non-beginning
farmer or...

ANSWER CHOICES RESPONSES

Beginning farmer or rancher (0-10 years operating a farm/ranch business)

Non-beginning farmer or rancher with sales $0-$24,000

Non-beginning farmer or rancher with sales $25,000-$349,999

Non-beginning farmer or rancher with sales $350,000+

Exhibit B
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B 2 

7.69% 1

92.31% 12

Q2 Have you previously applied for a farm stand permit in Boulder
County?

Answered: 13 Skipped: 0

TOTAL 13

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Yes

No

ANSWER CHOICES RESPONSES

Yes

No

Exhibit B
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B 3 

Q3 What is an ideal size farm stand for you? (Please specify dimensions in
feet or square feet)

Answered: 13 Skipped: 0

# RESPONSES DATE

1 200sf 11/8/2023 1:08 PM

2 400 square feet of enclosed/indoor space including walkin cooler, with 3-400 square feet of
shaded attached open-air space for display/shopping. customers prefer outdoor shopping
experience

11/8/2023 11:49 AM

3 8x40 11/7/2023 1:35 PM

4 8' x 12' 11/4/2023 9:40 AM

5 8x10 or similar, no smaller than 6x8 11/1/2023 8:27 AM

6 200-400 sqft. 10/30/2023 11:25 AM

7 20'x10' 10/29/2023 11:21 AM

8 10’x20’ 10/27/2023 8:06 AM

9 300 sq ft 10/27/2023 6:43 AM

10 ~20x30 10/27/2023 6:39 AM

11 5 feet by 5 feet 10/26/2023 9:54 PM

12 10’x20’ 10/26/2023 5:28 PM

13 350-400 sq ft 10/26/2023 4:12 PM

Exhibit B
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B 4

Q4 Are there any specific or creative design features that are important to
you? (e.g., a 3ft wide door to make loading in easy)

Answered: 13 Skipped: 0

# RESPONSES DATE

1 Wide open doors to make the entrance enticing for customers. Insulated structure to sell all
winter.

11/8/2023 1:08 PM

2 open-air shade structure with some closed in space like a mini barn. Also walkin cooler or
refrigerated truck. Some wind barriers. Electricity and water. ample parking. 7ft x 5ft tall
doorways (garage door style) would allow for standard greenhouse size rolling rack which is
also suitable for displaying produce.

11/8/2023 11:49 AM

3 AC, maybe a garage sliding door, backstock section, perhaps a built-in fridge/freezer section, 2
doors for entry/exit.

11/7/2023 1:35 PM

4 Ramp instead of stairs 11/4/2023 9:40 AM

5 Shelves, entry points for electric cords to power refrigeration, door that locks or shuts securely
(animal proof), easy to clean, Roof that funnels snow away from entrance.

11/1/2023 8:27 AM

6 Garage door for easy access. Able for customers to come inside. For shade purposes. Any
sort of awning for shade purposes.

10/30/2023 11:25 AM

7 -open so customers are accessing shelves from outside (maybe under awning) versus having
to go inside a space, but space is still easily securable when stand is not open -self pay

10/29/2023 11:21 AM

8 Needs electrical for fridge and freezer and security cameras 10/27/2023 8:06 AM

9 Wide door- protection from elements - 10/27/2023 6:43 AM

10 Ability to add utilities 10/27/2023 6:39 AM

11 Open access for customers 10/26/2023 9:54 PM

12 Wide door, ramp going into doorway for loading produce from rolling carts, side windows that
can be opened, sink for washing hands and filling flower buckets, produce. Awning to shade
produce and flowers

10/26/2023 5:28 PM

13 insulated and accessible in the wintertime, ability to fit a walk-in cooler, door wide enough to fit
a pallet jack. Power, heat, running water. A lock on the door. Exterior lighting.

10/26/2023 4:12 PM

Exhibit B
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B5

92.31% 12

23.08% 3

38.46% 5

30.77% 4

38.46% 5

53.85% 7

Q5 What types of products or produce do you plan to sell at your farm
stand? (Check all that apply)

Answered: 13 Skipped: 0

Total Respondents: 13

# OTHER (PLEASE SPECIFY) DATE

1 starter plants (edible), flower bouquets 11/8/2023 11:49 AM

2 pre-made meals and snacks to go 11/7/2023 1:35 PM

3 herbs 11/4/2023 9:40 AM

4 herbs, body products made on site, honey, eggs, flowers 11/1/2023 8:27 AM

5 Art, soap, dog treats 10/27/2023 8:06 AM

6 Lavender and wool products and flowers 10/27/2023 6:43 AM

7 Flowers 10/26/2023 5:28 PM

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Fresh Produce
(fruits,...

Dairy Products
(milk, cheese)

Meat Products
(beef, poult...

Baked Goods
(bread,...

Preserves and
jams

Other (please
specify)

ANSWER CHOICES RESPONSES

Fresh Produce (fruits, vegetables)

Dairy Products (milk, cheese)

Meat Products (beef, poultry, etc.)

Baked Goods (bread, pastries)

Preserves and jams

Other (please specify)

Exhibit B
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B7

84.62% 11

15.38% 2

Q6 Do the products you plan to sell at your farm stand have special
storage or display needs?

Answered: 13 Skipped: 0

TOTAL 13

# IF YES, (PLEASE SPECIFY) DATE

1 many refrigerated items and items that need to be kept above freezing during the winter 11/8/2023 1:08 PM

2 plants need watering and sunlight and need to go inside at night. produce needs a walkin
cooler.

11/8/2023 11:49 AM

3 Small fridge for grab n go, and hot plate for warm goods 11/7/2023 1:35 PM

4 Refrigeration 11/1/2023 8:27 AM

5 Cool temps. No direct sun. 10/30/2023 11:25 AM

6 climate control or design that keeps passively cool 10/29/2023 11:21 AM

7 Freezer/fridge 10/27/2023 8:06 AM

8 Coverage from Sun and element 10/27/2023 6:43 AM

9 small drop in freezer and 10/27/2023 6:39 AM

10 Refrigerated coolers for cut flowers, and meat 10/26/2023 5:28 PM

11 refrigerated storage. 10/26/2023 4:12 PM

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Yes

No

ANSWER CHOICES RESPONSES

Yes

No
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B8

Q7 How many display shelves or tables do you think are necessary for
your farm stand?

Answered: 12 Skipped: 1

# RESPONSES DATE

1 Several shelving units and refrigerators 11/8/2023 1:08 PM

2 8 tables and 4 rolling racks 11/8/2023 11:49 AM

3 about 20' worth of shelving, 3-4 fridge/freezers 11/7/2023 1:35 PM

4 4 11/4/2023 9:40 AM

5 As many as are comfortable within the footprint of the stand - having a shelf design that is
modular and very adjustable seems important

11/1/2023 8:27 AM

6 As many as possible. 20plus 10/30/2023 11:25 AM

7 2-4 10/27/2023 8:06 AM

8 5 or more 10/27/2023 6:43 AM

9 5 tables 5 shelf sets 10/27/2023 6:39 AM

10 3-4 10/26/2023 9:54 PM

11 2 shelves, 3 table surfaces 10/26/2023 5:28 PM

12 all exterior walls to display crates at an angle, plus large bins for root crops that don't need to
be refrigerated.

10/26/2023 4:12 PM

Exhibit B
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B9

38.46% 5

61.54% 8

Q8 Would you prefer an open-air farm stand or one enclosed with walls
and windows?
Answered: 13 Skipped: 0

TOTAL 13

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Open-air
preference

Enclosed with
walls and...

ANSWER CHOICES RESPONSES

Open-air preference

Enclosed with walls and windows preference 

Exhibit B
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B10

Q9 In terms of pricing, what is the maximum amount you would be willing
to invest in building or setting up a farm stand?

Answered: 12 Skipped: 1

# RESPONSES DATE

1 15k 11/8/2023 1:08 PM

2 $5,000 11/8/2023 11:49 AM

3 20-50k 11/7/2023 1:35 PM

4 $500 11/4/2023 9:40 AM

5 Less than $10,000. Depends very much on the design and benefits over current homemade
structure

11/1/2023 8:27 AM

6 $10,000 10/30/2023 11:25 AM

7 $1000 10/29/2023 11:21 AM

8 $10,000 10/27/2023 8:06 AM

9 2500 10/27/2023 6:43 AM

10 $5000-$9000 10/27/2023 6:39 AM

11 $1500 10/26/2023 5:28 PM

12 $5,000 (not including the refrigeration) 10/26/2023 4:12 PM

Exhibit B
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B11

Q10 What factors are most important to you when choosing the location
for your farm stand? (Rank in order of importance from top to bottom)

Answered: 11 Skipped: 2

45.45%
5

18.18%
2

27.27%
3

9.09%
1

0.00%
0 11 4.00

0.00%
0

36.36%
4

27.27%
3

36.36%
4

0.00%
0 11 3.00

45.45%
5

9.09%
1

9.09%
1

27.27%
3

9.09%
1 11 3.55

0.00%
0

36.36%
4

36.36%
4

27.27%
3

0.00%
0 11 3.09

9.09%
1

0.00%
0

0.00%
0

0.00%
0

90.91%
10 11 1.36

0 1 2 3 4 5 6 7 8 9 10

Proximity to
your farm

Proximity to
utilities

Visibility
from main roads

Access to
parking

Other

1 2 3 4 5 TOTAL SCORE

Proximity to your farm

Proximity to utilities 

Visibility from main roads

Access to parking

Other
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B12

Q11 Are there any additional features you would like in a farm stand, such
as shaded awnings, electricity/Wi-Fi for lights and payment systems,

signage, etc.? (Please specify)
Answered: 10 Skipped: 3

# RESPONSES DATE

1 All of the above. 11/8/2023 1:08 PM

2 electricity/lighting for lights and payment systems, water, shade, wind break, ample parking 11/8/2023 11:49 AM

3 Wifi, shaded awnings, picnic tables, signage from road, outdoor and indoor lighting, bulletin
boards and windows

11/7/2023 1:35 PM

4 Signage 11/4/2023 9:40 AM

5 Shaded awnings would be very useful. Wifi access not required. 11/1/2023 8:27 AM

6 -shaded awnings (though would have to withstand front range wind) -electricity & wifi for self
pay -ability to have farm sign

10/29/2023 11:21 AM

7 Wi-Fi, lockable, security camera 10/27/2023 8:06 AM

8 Ability for utilities , signs, awnings , wifi 10/27/2023 6:43 AM

9 all the ones listed here! awnings, electricity, signage that can be large and visible to folks
waiting in line

10/27/2023 6:39 AM

10 All of the above listed 10/26/2023 5:28 PM

Exhibit B
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B13

92.31% 12

7.69% 1

Q12 Would you be interested in a farm stand design on wheels?
Answered: 13 Skipped: 0

TOTAL 13

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Yes

No

ANSWER CHOICES RESPONSES

Yes

No
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B14

46.15% 6

53.85% 7

Q13 Would you want the farm stand to be a conditioned space?
Answered: 13 Skipped: 0

TOTAL 13

0% 10% 20% 30% 40% 50% 60% 70% 80% 90% 100%

Yes

No

ANSWER CHOICES RESPONSES

Yes

No
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Exploring Agricultural Producers Farm Stand Needs & Preferences

B15

Q14 Do you have any other comments, suggestions, or concerns related
to setting up a farm stand or farm stand design ideas that you would like to

share with us?
Answered: 6 Skipped: 7

# RESPONSES DATE

1 I am a farmer in Larimer county. The county has been incredibly difficult to work with to
approve a farm stand structure at a price point that makes it viable for a farmer. If you had any
suggestions or resources to make working with my county easier, I would appreciate it.

11/8/2023 1:08 PM

2 prefer to use recycled/ reused materials that are affordable. ie an old refrigerated truck that you
take the wheels off- it might not be very energy efficient but is only used seasonally and only a
few days a week. perhaps that is still environmentally friendly because it is using something
old versus buying new walkin cooler that will then be sitting unused (deteriorating) part of the
year

11/8/2023 11:49 AM

3 Should be easy to manufacture and replicable, movable, enclosed for being able to sell year-
round, and secure (security cameras, locks on doors)

11/7/2023 1:35 PM

4 So many variations on this come to mind - are you creating stores or roadside stands? 11/1/2023 8:27 AM

5 Thank you - this is a huge step in supporting ag and local small farms in Boulder County as
well as our local food supply coming from small farms

10/27/2023 6:43 AM

6 I've seen some great mobile farm stand options that is what we have been looking at.
Something built off a trailer or as something that we could close up and move seasonally. For
our purposes we would be in city limits of boulder and longmont and would love if this
conversation could be initiated with the city planning departments as well. At least so they
know it's possible and being done. Thank you for working on this!

10/27/2023 6:39 AM

Exhibit B

Page 29 of 204



Exhibit C 

C1 

Community Planning & Permitting
Courthouse Annex • 2045 13th Street • Boulder, Colorado 80302 • Tel: 303.441.3930 • Fax: 303.441.4856 
Mailing Address: P.O. Box 471 • Boulder, Colorado 80306 •www.bouldercounty.gov 

Authorization Memo 

BOULDER COUNTY 
BOARD OF COUNTY COMMISSIONERS 

PUBLIC MEETING 

February 4, 2025 at 10:30AM 

All Commissioners’ public meetings will be  
offered in a hybrid format where attendees can join through 

Zoom or in-person at the Boulder County Courthouse 
3rd Floor, 1325 Pearl Street, Boulder. The Commissioners 
retain the right to switch all hearings and meetings to  

in-person only instead of hybrid if technical difficulties arise. 

Authorization under Article 16-100.A of the Boulder County Land Use Code for Text 
Amendments to the Land Use Code to add a mobile farm stand option. 

Staff: Jack Sheehan, Community Planning & Permitting, Planner I 

Public testimony will not be taken – action requested  

SUMMARY 

Staff requests authorization to initiate text amendments to the Land Use Code that would allow for the 
use of mobile farm stands. This proposal stems from the 2023 Farm Stand Pilot Project, which was 
authorized by Boulder County Commissioner Ashley Stolzmann for Community Planning and Permitting 
(CPP) to explore the feasibility of pre-approved farm stand building designs as a means of addressing the 
associated financial and time constraints that local agricultural producers face in navigating the building 
permit process. 

Farm stands are a critical marketing tool for beginning and small-to-medium scale farms, providing 
direct-to-consumer sales opportunities and helping producers establish a customer base within the 
community. According to the most recent USDA Agricultural Census, the majority of agricultural 
producers in Boulder County operate at a small-to-medium scale, making access to affordable and 
efficient marketing infrastructure essential to their viability. 

While the pilot project demonstrated strong interest and demand, the proposed free-standing farm 
stand structures project ultimately determined that even a structure pre-approved under the building 
code would still be of a cost that would make it unfeasible for widespread use by the farming 
community. As a result, an alternative solution has been identified: allowing mobile farm stands. This 
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approach was strongly supported by 92% of participating agricultural producers during the 2024 pilot 
survey and roundtable discussions. Mobile farm stands offer key advantages, including the ability to 
store and transport products more efficiently, thereby increasing access to local food across the 
community. 

Additionally, regulating mobile farm stands only through the Land Use Code (these units would not be 
subject to the Building Code as they are not structures) would significantly reduce permitting time and 
costs—factors that rendered the original pre-approved designs financially unfeasible for most 
producers. This amendment would align with the county’s ongoing efforts to support local agriculture by 
providing practical, accessible solutions that enhance market opportunities for small farms. 

Standard public notice of this amendment, including a press release and publication through the Land 
Use Code change GovDelivery channel, will occur following authorization. Public hearings before the 
Planning Commission and the Board of County Commissioners will provide opportunities for the public 
to provide comments on the amendment.  

Given the importance of this amendment in supporting local agricultural producers, staff intends to 
expedite this update with the goal of presenting it to the Planning Commission in March 2025. This 
timeline aims to ensure that, if adopted, the code update will be in place by spring of this year, allowing 
agricultural producers to utilize this provision in 2025. 

ACTION REQUESTED 
Staff requests authorization from the Board of County Commissioners to pursue these text amendment 
to the Land Use Code (“the Code”). 
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From: Lauren Kelso
To: Sheehan, Jack
Subject: [EXTERNAL] Comments re. Docket DC-25-001: Text Amendments to the Land Use Code Related to Mobile Farm

Stands
Date: Wednesday, March 5, 2025 7:53:35 PM

Hello Jack, 
Just wanted to send my thoughts along about this amendment as the Policy Chair for the
Flatirons Farmers Coalition.

The Farmers Coalition believes that this solution demonstrates an earnest, common sense, and
thoughtful effort from our County Planning officials to make it just a little more possible to
run farm businesses here in Boulder. They did so much due-diligence to get to this point and
we are really grateful for the continuous work on this and other ag-related needs. 

Farm stands are one of a few accessory structures that can make a big difference for the
viability of farm businesses and if this step had been taken about 10 years ago it would have
made the lives of many of our producers much easier. Better late than never for certain!

Thanks so much for your consideration and work on this topic. Please don't hesitate to reach
out with any questions. 

Lauren Kelso
Policy Chair, Flatirons Farmers Coalition
Farm Director, Growing Gardens of Boulder County

Exhibit D
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Community Planning & Permitting 
Courthouse Annex • 2045 13th Street • Boulder, Colorado 80302 
Mailing Address: P.O. Box 471 • Boulder, Colorado 80306   
303-441-3930 • www.BoulderCounty.gov
 

Ashley Stolzmann County Commissioner Claire Levy County Commissioner Marta Loachamin County Commissioner 

Staff Report for Docket DC-24-0003 

BOULDER COUNTY PLANNING 
COMMISSION PUBLIC HEARING 

March 19, 2025, 1:30 p.m.

All Commissioners’ public hearings and meetings will be 
offered in a hybrid format where attendees can join  
through Zoom or in-person at the Boulder County  
Courthouse, 3rd Floor, 1325 Pearl Street, Boulder.  

PUBLIC HEARING with PUBLIC TESTIMONY 

Staff:  Ethan Abner, Long Range Planner II  

Docket DC-24-0003: Text Amendments to the Land Use Code related to Site Plan 
Review (Article 4-800) 
Text amendments to the Boulder County Land Use Code related to Site Plan Review in 
Article 4-800, and any other related Articles and provisions necessary to integrate these 
changes.  

Action Requested: Approval 

TABLE OF CONTENTS 
INTRODUCTION .............................................................................................................. 2 
BACKGROUND ................................................................................................................ 2 
PROJECT GOALS .............................................................................................................. 3 
RESEARCH AND DISCUSSION ........................................................................................... 4 
SUMMARY OF PROPOSED TEXT AMENDMENTS .............................................................. 10 
SUMMARY OF PUBLIC ENGAGEMENT AND FEEDBACK .................................................... 14 
SUMMARY OF REFERRAL AGENCY FEEDBACK ................................................................. 15 
CRITERIA REVIEW & RECOMMENDATION ....................................................................... 16 
ATTACHMENT A: DRAFT TEXT AMENDMENTS ……………………………………………………………... A1 
ATTACHMENT B: ADDITIONAL MATERIALS AND BACKGROUND ………………………………….. B1 
ATTACHMENT C: PUBLIC COMMENTS .………………………………………………………………………… C1 
ATTACHMENT D: REFERRAL AGENCIES ............................................................................. D1 
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INTRODUCTION  
On September 17, 2024, the Board of County Commissioners (BOCC) authorized staff to pursue 
text amendments to Article 4-800 of the Boulder County Land Use Code (the Code) related to 
Site Plan Review (SPR).  

The BOCC expressed concerns with increasing house sizes and the rate by which they are 
increasing in unincorporated Boulder County. Staff were directed to explore changes to the SPR 
regulations to better address neighborhood compatibility, sustainability, and affordability. 
Specifically, staff were authorized by the BOCC to explore changes to the regulations that are 
focused on the size presumed to be compatible with the defined neighborhood, changing the 
size presumption to a limitation, clarifying regulations, and creating additional certainty for 
applicants.  

To achieve these objectives, staff are proposing text amendments to Articles 2, 4, 18, and 19 of 
the Code. Staff recommend that the Boulder County Planning Commission recommend 
approval of the proposed text amendments to the BOCC.   

BACKGROUND 
Concerns about the size of residential structures in unincorporated Boulder County and its 
impact on neighborhood compatibility, sustainability, and affordability have been of interest to 
the county commissioners, staff, and public for decades.  

Site Plan Review regulations were first published in May of 1993 for the mountainous regions of 
the county and extended to the plains in October of 1994. The regulations were created to 
respond to several growing concerns, including fewer level building sites in the mountains, 
encroachment on remaining environmental resources, and the threat of new development on 
the rural and mountainous character of many unique areas throughout the unincorporated 
county. In 1998, the regulations were modified to codify policies regarding specific impacts (i.e., 
environmental) of certain types of development and better address the concerns of adjacent 
property owners. This update also sought to address the impacts of “scrape-offs”—the removal 
of one home (often smaller) and its replacement with a new home—and larger additions.  

In the staff report for the 1998 update, staff noted that scrape-offs can have a two-fold impact 
on neighborhood and rural character. First, they contribute to the reversing of the area’s 
character as they eliminate a home which would otherwise have served as a benchmark (in 
terms of height and size) to measure new development in the area. Second, newer (often 
larger) homes further raise this benchmark. The scraping-off of smaller homes and their 
replacement with larger homes is a continuing concern, and one that staffs’ proposed text 
amendments seek to address.  

In the mid-2000s, the county adopted a Sustainability Element for the Boulder County 
Comprehensive Plan. The Sustainability Element includes policies focused on addressing the 
impacts of large-scale development on the rural character of the unincorporated county. It also 
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includes additional policies focused on sustaining a diversity of housing stock, preserving vacant 
parcels, encouraging smaller scale development and ensuring new development is built in a 
more sustainable manner. Around this time, work also began on a significant amendment to 
the SPR regulations. The purpose of this amendment was to address sustainability concerns and 
again respond to increasing structure sizes and it resulted in the current SPR regulations. The 
amendment included regulations that define the applicable neighborhood, establish a size 
presumed to be compatible with the neighborhood, and outline factors that applicants could 
use in limited circumstances to overcome the presumed compatible size. At the same time, 
staff were working on two other different (but related) programs—BuildSmart (the green 
building code) and an expanded Transfer of Development Rights. The BuildSmart program 
implemented policies promoting the use of green building principles and practices, while the 
Transferable Development Rights program created Transferable Development Credits (TDCs) 
and established a structure size threshold for single unit dwellings, above which TDCs must be 
obtained to help offset the impacts of larger scale homes.  

Even with the current SPR regulations, home sizes have continued to increase in 
unincorporated Boulder County.  

PROJECT GOALS  
On September 17, 2024, the BOCC authorized staff to explore modifications to the SPR 
regulations to help address concerns related to the increasing size of residential structures and 
their impacts to neighborhood character, sustainability, and affordability. The BOCC directed 
staff to focus on the following changes to the SPR regulations: 

• Replacing the current presumed compatible size from 125% of the median of a defined
neighborhood with a size limitation that is the median of a defined neighborhood;

• Changing what is currently a size presumption (that potentially could be overcome to
get a larger size in certain circumstances) to a size limitation based on the median of a
defined neighborhood; and

• Clarifying the regulations to improve processes, increase the public’s ability to navigate
the regulations, and provide greater certainty regarding potential development to
applicants and neighbors.

Site Plan Review is primarily a tool for mitigating land use impacts; however, the process has 
direct and indirect impacts on neighborhood character, sustainability, and affordability. When 
considering neighborhood character, staff primarily focused on the physical attributes of a 
proposed structure and how the proposal compares to existing structures in a neighborhood. 
The Boulder County Comprehensive Plan defines sustainability as “the use, development, and 
protection of all our resources in a manner that does not deplete them while enabling the 
residents of Boulder County to meet their current needs and maintain a fulfilling quality of life 
without compromising or foregoing the ability of and opportunity for, future residents to do the 
same.” The Boulder County Comprehensive Plan defines affordable housing as “housing for 
which occupant(s) is/are paying no more than 30 percent of their income for gross housing 
costs.” In the context of this update, affordability does not equate to affordable housing. 
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Affordability relates to the comparative ability for individuals living in a neighborhood to 
continue to afford the home they live in while tax valuations, insurance premiums, and other 
factors affecting home prices continue to rise, in part due to the development of larger homes.  
 
When drafting the proposed regulations staff considered the proposed changes through the 
lens of each of these specific issues and sought to achieve a balance. For example, staff 
consistently heard throughout this process from members of the community that basements 
(unfinished or finished) should be excluded from counting toward the structure size maximum 
because basements have less of an impact on visibility. Although that can be true (in some 
cases, on some lots), large basements can undermine sustainability goals—due to the carbon 
emissions associated with large volumes of concrete—and affordability (as finished basements 
play a central role in property valuation).  
 
RESEARCH AND DISCUSSION  
Site Plan Review is primarily focused on reviewing proposed development and mitigating land 
use impacts. It influences structure size, height, massing, and location, which translates to 
direct impacts on neighborhood character. Its influence on size also impacts sustainability and 
affordability—larger structures tend to have greater environmental impacts due to the 
resources used and the emissions associated with them, and they tend to cost more. 
Throughout the process of drafting proposed regulations staff have reviewed county data 
related to building permits and SPR applications. We also considered research related to 
sustainability and feedback from members of the community who participated throughout the 
process. The following paragraphs outline staffs’ findings and offer additional background for 
the proposed recommendations.  
 
Through SPR staff work to mitigate the impact that homes can have on a parcel, surrounding 
properties, and land uses. Large additions to existing homes, the construction of new, larger 
homes, and the removal of smaller homes all contribute to physical changes in a 
neighborhood’s character. The current size presumed to be compatible with the defined 
neighborhood (125% of the neighborhood median) may be enabling the size of homes and 
other residential structures in the unincorporated county to increase faster than intended. 
Staff reviewed data from the U.S. Census and county’s building permit records to compare the 
average size of new homes being constructed in the unincorporated county to those being 
constructed nationwide. The purpose of this review was to provide a comparison of the trends 
observed in the unincorporated county with those taking place nationwide. To normalize the 
data, staff only counted floor area that aligned with the U.S. Census’ definition of floor area for 
single-family residences. This includes all completely finished floor space in basements and 
attics. It does not include garages, carports, porches, unfinished attics or utility rooms, or any 
other unfinished area of the basement (U.S. Census). Staffs’ review determined that on 
average, new homes in the unincorporated county (the purple line in the graph below) are 
larger than average new homes nationwide (the teal line in the graph below). Furthermore, the 
average size of new homes in the unincorporated county has been trending upward, with floor 
area in the unincorporated county just over 3,900 square feet in 2023 (whereas the national 
average was 2,417 square feet).  
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Figure 1: A line graph showing the change in average square footage of new homes in 
unincorporated Boulder County over time.  

Additionally, staff reviewed the total Residential Floor Area (RFA) calculations for the same 
permit set. The averages are even higher (since RFA is a more inclusive definition) with an 
average of 4,733 square feet in 2023. The data reveal two trends—we are seeing permits 
requesting higher amounts of conditioned space (which typically means greater operating 
energy) and permits with higher totals of overall RFA (which can mean more material carbon 
emissions). Research related to sustainability, energy consumption, and construction suggests 
this is the case. Staff reviewed numerous academic papers (see Attachment B for citations) and 
identified the following insights related to building construction and energy use:  

• It takes approximately 23 years for a typical home’s cumulative operational emissions
(energy used over time) to equal the emissions associated with the materials used to
build a home (National Renewable Energy Lab, 2023). The county’s Building Code
includes energy efficiency requirements, but we only recently began trying to account
for carbon emissions associated with materials used to build homes (and currently only
for concrete used to construct homes over a certain size). Some have suggested that
material carbon emissions are of greater concern because they contribute to emissions
that are in the atmosphere now, whereas operating emissions contribute over time
(Rocky Mountain Institute, 2023).

• Homes in colder climates tend to have larger quantities of embodied energy—the total
energy consumed (materials, processing, transportation, etc.) to build the home—than
similar sized homes in warmer climates (U.S. Department of Energy, 2023). Due to our
climate zone, and common construction methods specific to homes in colder climates,
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new homes constructed in the unincorporated county (and colder climates in general) 
require more materials to meet International Energy Conservation Code standards.  

• In 2019 the BOCC signed a proclamation endorsing the declaration of a climate
emergency and acknowledging the urgent need to combat climate change by signing the
Paris Agreement and agreeing to its targets (Boulder County Board of County
Commissioners, 2019). Goldstein et. al suggest that to meet the targets outlined in the
Paris Agreement, the residential sector will require deep energy retrofits, a transition to
low-carbon energy sources, as well as reducing per capita floor space and zoning denser
settlement patterns (Goldstein et. al., 2020). Currently, the size of households in the
unincorporated county has been decreasing (State Demographer’s Office) while the size
of homes has been increasing (Boulder County permit data).

• Despite variations in climates, grid mixes, and building characteristics, income positively
correlates with both per capita residential energy use and related GHG emissions.
Goldstein et. al. note, “the tendency for affluence [wealth] and floor are per capita to
increase together is a key emissions driver for wealthier households.” Boulder County is
one of the wealthiest counties in Colorado with a per capita personal income of
$100,242 in 2023 (St. Louis Federal Reserve Economic Data, 2025).

Permit data confirm that the size of homes and associated residential structures has been 
increasing in unincorporated Boulder County. The research suggests that larger homes are 
generally less sustainable than smaller homes built to the same specifications, tend to require 
more energy to operate, and generally contain higher amounts of embodied carbon due to the 
volume of materials used to construct them. Furthermore, there are general trends related to 
location (i.e., climate zone) and affluence that suggest homes in unincorporated Boulder 
County have a higher potential to be more emission-intensive (whether it be operating or 
material carbon emissions). One option to achieve the county’s sustainability objectives, 
specifically as they relate to carbon emissions, is to reduce the overall size of homes in the 
unincorporated county and the resources consumed to construct or enlarge them.  

Larger homes impact more than the physical character of the neighborhood—they also impact 
affordability. As much of our developed housing stock continues to age, and newer homes 
(which are often larger) replace smaller homes, costs continue to increase. This drives up the 
cost of housing and reduces the overall affordability of homes in the market. There are also tax 
assessment implications.  By law, Boulder County is required to use a market approach when 
assessing and valuing residential property. This approach predicts the prices a property would 
bring on the open market. Building a new home, expanding a home, or tearing down a smaller, 
older home and replacing it with a new, larger home, impacts these valuations. Due to the way 
tax assessments and valuations work, the impacts are not just limited to the parcel where the 
work has occurred—the value of nearby or adjacent parcels can be affected as well, resulting in 
higher tax bills for property owners who may not have made any changes or improvements to 
their own property. 

The current SPR regulations allow a development to exceed 125% of the neighborhood median 
(the presumed compatible size) in certain circumstances. Staff reviewed SPR applications to 
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better understand how often applicants were overcoming the presumed compatible size. Using 
Accela (the county’s permitting and record management software) staff reviewed 578 records 
between May 2019 and January 2024. Of those 578 records, 317 (or 54%) were related to 
changes in the RFA on a parcel. Of those 317 records, 180 were requests for RFA over the size 
presumed to be compatible with the defined neighborhood. Based on this data, slightly more 
than half (56%) of the requests related to modifications to the RFA were seeking RFA over the 
presumed compatible size. 

We also reviewed those records where applicants requested RFA over the presumed 
compatible size to better understand which factors were being used, how often they were 
being used, and how they were being applied. Of the 180 requests for RFA over the presumed 
compatible size, 164 (91%) were approved. Most applicants used the distribution/adjacency 
and visibility factors to overcome the presumed compatible size.  

• Distribution and adjacency consider a minimum of two parcels that are adjacent to the 
subject parcel and over the size presumption. The applicant may be allowed the 
median RFA of those adjacent parcels over the size presumption. Of the applications 
reviewed, this factor was used to overcome the size presumption 40% of the time.

• To use the visibility factor, an applicant must demonstrate that the proposed 
development is minimally visible. This is often achieved by using natural topography or 
underground construction. Of the applications reviewed, this factor was used to 
overcome the size presumption 38% of the time.

• Together, these two factors account for approximately 77% of applications that 
succeeded in overcoming the size presumption.

The bar graph below demonstrates which factors were used to overcome the size presumption 
and how often they were used.  
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Figure 2: A bar graph identifying how often a specific factor to overcome the size presumption 
was used by applicants.  

The factors that currently allow an applicant to overcome the size presumption—primarily the 
distribution/adjacency and visibility factors—are likely contributing to increasing home sizes in 
the unincorporated county, suggesting they may be targeted to better meet the intent of our 
regulations.  

Since the removal and replacement of smaller homes has been of concern for many decades, 
staff also reviewed data related to the deconstruction of homes between 2010 and 2024. In 
almost all cases, when RFA is scraped—or completely removed from a parcel—it is replaced 
with more RFA, generally resulting in larger homes and/or accessory residential structures. 
Recall that scrape-offs can have a two-fold impact on neighborhood and rural character. First, 
they contribute to the reversing of the area’s character as they eliminate a home which would 
otherwise have served as a benchmark (in terms of height and size) to measure new 
development in the area. Second, newer (often larger) homes further increase this benchmark 
and replace a less expensive home with a more expensive home. Staff have included a chart 
showing deconstructed and total new approved RFA in Attachment B.    

Throughout the process of drafting the proposed amendments, staff often heard from 
members of the community about alternatives to the current (and proposed) regulations, 
which define a neighborhood and establish a size limitation specific to that neighborhood. Staff 
considered but ultimately rejected alternative methods to impose size limitations. Instead, staff 
propose that the major elements of the current regulations be maintained and modified. For 
context, staff have provided additional information regarding the strategies other communities 
are using to address structure size and why are not proposing these options at this time.  

Size Maximums: Some communities have considered size limitations that apply community-
wide or to large geographic areas. Typically, the limit covers a large geographic area like the 
entire county, or regions within that county. For instance, Routt County recently established a 
maximum size of 7,500 square feet for dwelling units, but allows additional floor area for 
basements, garages, and other accessory structures. Some members of the community have 
shared their perspectives, suggesting that a specific size limitation that applies county-wide is 
more equitable as every parcel is subject to the same size limitation. However, a size limitation 
that is county-wide (or covers large regions) could lead to quicker changes neighborhood 
character since the structure size limitation would not be focused on smaller geographic 
regions like the defined neighborhood. It could also result in less diversity in the housing market 
over time if a majority of homes trend towards the established county-wide limit.  

Floor Area Ratios (FARs): A ratio of total floor area compared to the total area of a parcel. Floor 
area ratios are most commonly used in cities where the patterns of development are similar, 
and lot sizes or shapes are fairly consistent. For reference, the only FAR in the unincorporated 
county is the Niwot Rural Community District (NRCD I).  
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Figure 3: Map of Niwot Rural Community District I 

Broadly, the unincorporated county consists of lots that vary in size, shape, and development 
potential. We have a mix of mining claims (often less than 10 acres) that overlap and break 
other mining claims into pieces, large agricultural parcels greater than 35 acres, mountainous 
parcels that may consist of large amounts of acreage but are steep and challenging to develop, 
and smaller, more consistent parcels in the subdivisions. This type of size limitation would be 
easiest to implement in subdivisions with consistent lot sizes and development patterns. 
However, not all subdivisions are the same—there are some with relatively small lots (less than 
or equal to one acre) and others with large lots approaching 35 acres. Implementing this type of 
structure size limitation county-wide would require a detailed review of our zoning district 
regulations or consideration of the specific characteristics of various subdivisions or parcels 
throughout the unincorporated county. Furthermore, it may be difficult to establish an effective 
FAR throughout the county, as a single FAR calculation would not be feasible due to the 
variation in lot sizes. For instance, if an FAR of 0.1% was established it would allow for a total of 
52,722 square feet on a 35-acre parcel, but only 1,089 square feet on a quarter-acre parcel.     

Linkage Fees: These fees are commonly used by municipalities to raise funds for affordable 
housing. These programs can be implemented in a variety of different ways—fees may be a flat 
rate per square footage of development or a rate that increases as the size of the proposed 
development increases. For instance, the Denver requires an affordable housing fee be paid for 
multi-unit, commercial, and residential development (to include single unit dwellings). If the 
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gross floor area is 1,600 square feet or less per unit, then the fee is $3.92 per square foot. If the 
development is over 1,600 square feet per unit, then the fee is $6.17 per square foot (City and 
County of Denver, 2025). The City of Los Angeles also has an affordable housing fee that ranges 
from $10.02 to $22.53 per square foot, depending on market area (Los Angeles Housing 
Department, 2025). Some argue that these fees provide a flexible funding option for affordable 
housing, while others have raised concerns that these types of fees may lead to greater 
segregation between low-income neighborhoods and high-income neighborhoods due to land 
costs being lower in low-income areas. 

Racial Equity Impact Assessment Tool  
Staff hosted an internal discussion with members of the Community Planning & Permitting 
Department to consider the SPR regulations in the context of the Racial Equity Impact 
Assessment Tool (REIAT). The REIAT is an adaptation from the Government Alliance on Race 
and Equity Racial Equity Toolkit. It includes a set of questions that help staff engage in healthy 
racial dialogue and integrate explicit consideration of racial equity in decisions, including 
policies, programs, and budgets. Approximately 25 staff attended and participated in the 
discussion, representing different backgrounds, perspectives, and experiences. It is important 
to note that the REIAT is a tool to facilitate conversation—there are no right or wrong 
contributions—and reaching a conclusion isn’t always achievable as this type of work is 
ongoing.  

A large part of staffs’ discussion centered on how changes to the SPR regulations could advance 
racial equity and how staff could define or envision racially equitable outcomes related to SPR. 
Staff struggled with the question of whether SPR itself was a tool that could be used to directly 
influence racial equity outcomes. We did not reach a conclusion, but staff highlighted potential 
opportunities to advance racial equity through reducing bias in the regulations (which could be 
achieved with more objective standards—though objective standards themselves can be 
biased), reducing permit costs for low-income members of the community, and improving 
communication materials related to SPR. Staff noted more broadly that the current SPR 
regulations seem to be self-reinforcing in that the rate of growth allowed may be raising the 
barrier of entry for people in the community. Alternatively, larger houses can potentially house 
more people, which might be desirable to some members of our community. Finally, staff 
discussed the connection between sustainability goals and how climate change 
disproportionately affects communities experiencing socioeconomic inequalities and noted that 
working to create a more sustainable future might reduce the burden on these communities. 

SUMMARY OF PROPOSED TEXT AMENDMENTS 
This summary explains how the regulations will work in practice and describes the key changes. 
Staff posted a draft of the proposed regulations on February 24, 2025. Staff made changes to 
this draft to clarify the regulations and incorporate additional feedback. Most of the changes 
were made to the proposed text in the zoning district regulations. The purpose and intent of 
the proposed Code text in the zoning district regulations remains the same, but staff 
reorganized this section and redrafted some provisions to provide additional clarity.   
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Size Limitation: The current SPR regulations dictate a presumed compatible size that is equal to 
125% of the median Residential Floor Area (RFA) for the defined neighborhood. Staff propose 
to eliminate the size presumption (which can be overcome in certain circumstances) and 
replace it with a structure size limit that is equal to the median RFA of the defined 
neighborhood. The structure size limit will apply unless a development proposal significantly 
conflicts with the SPR standards. The structure size limitation will apply to all neighborhoods, 
unless they are exempt from compliance with these regulations. This includes subdivisions that 
were platted after 1994. Currently, these subdivisions are not subject to the Site Plan Review 
regulations or the presumed compatible size.  

Some community members expressed concerns that the current methodology for determining 
the compatible structure size is unfair in that it disproportionately impacts residents with 
smaller homes, who live in neighborhoods with a smaller median RFA. To address these 
concerns staff propose a sliding-scale concept that would grant applicants an additional 
allotment of RFA if the RFA on their parcel approaches the structure size limit established in the 
zoning district standards. The amount of additional RFA allotted for a parcel decreases as the 
RFA on the parcel increases. Parcels in the mapped townsites of Allenspark, Eldora, Eldorado 
Springs, Raymond, and Riverside would be limited to 1,500 square feet. The sliding-scale 
concept is proposed as follows: 

• Parcels with existing RFA less than or equal to 1,500 square feet as of the effective date
of the regulations would be limited to the greater of either the median of the defined
neighborhood or an additional 1,000 square feet.

• Parcels with existing RFA between 1,501 square feet and 3,000 square feet as of the
effective date of the regulations would be limited to the greater of either the median of
the defined neighborhood or an additional 750 square feet.

• Parcels with existing RFA between 3,001 square feet and 4,500 square feet as of the
effective date of the regulations would be limited to the greater of either the median for
the defined neighborhood or an additional 675 square feet.

• Parcels with existing RFA greater than 4,501 square feet would be allowed up to the
median but not be allotted any additional RFA over the median.

Relocation of Size Limitation to Zoning District Regulations: Bulk standards (height, setbacks) 
are currently located in the zoning district standards of the Land Use Code. Staff propose to 
relocate structure size to the zoning district standards to consolidate all bulk standards in the 
same area of the Code. Site Plan Review still occurs if the review thresholds are met and the 
Director can require mitigation of significant impacts through SPR. Appeals related to SPR 
would remain with the BOCC, and appeals of the interpretations made by the Director 
regarding the structure size maximum would also go to the BOCC. Beginning to utilize the zone 
district bulk standards rather than review processes to determine size creates consistency and 
predictability in the Code. This approach could be utilized if the BOCC are interested in pursuing 
more specific bulk standards in the future related to other structures in a specific zoning district 
(e.g., agricultural, forestry, etc.).  
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Exemptions to the size limitation: Staff propose some exemptions that could allow a proposal 
(in certain limited circumstances) to exceed the structure size limitation. The proposed 
exemptions include:  

• Properties encumbered by a Boulder County Conservation Easement where the
allowable house size (or amount of floor area) permitted by the conservation easement
(or other recorded agreement, like a Subdivision Exemption) is greater than the median
RFA. If the agreement establishes a smaller limit, that will be the structure size limit.
Staff propose this exemption because legally binding agreements may require that
additional floor area be granted to applicants.

• Deconstruction and rebuilding of existing RFA.
• Retrofitting for energy efficiency for the purposes of making demonstrated energy

efficiency improvements and/or an additional allotment for the use of low-carbon
building materials or design intended to achieve a higher energy efficiency. Staff
propose this exemption to incentivize applicants to consider energy efficiency
improvements or the use of low-carbon materials.

• Additional RFA may be granted for parcels with landmarked or protected historic
structures. Staff propose this exemption to incentivize applicants to protect historic
structures on their parcel.

• For parcels where existing RFA exceeds the structure size limitation and has not been
limited through a prior county land use approval, up to a one-time maximum of 200
square feet may be allowed in excess of the size limitation. Staff propose this exemption
to allow for small increases in floor area for applicants whose parcels may already be
over the size limitation.

Staff propose to eliminate the ability to seek a larger size based on adjacent neighbors. Under 
the current regulations, applicants may be approved at a larger size if they have two or more 
immediately adjacent neighbors with RFA over the size presumed to be compatible with the 
defined neighborhood. Staff are also proposing to eliminate the ability to seek a larger size 
based on visibility. Under the current regulations, applicants may request additional RFA on 
their parcel by demonstrating mitigation of visibility impacts. In most instances, this is 
accomplished through below-grade development or screening with terrain. Staff is also not 
proposing to limit above-grade floor area at this time because the limit on overall RFA is being 
lowered.  

Staff propose the following additional changes to Article 4-800, Site Plan Review (SPR): 
• Minor grammatical edits and changes.
• Modifying Site Plan Review Waiver to Expedited Site Plan Review if the Director

determines there is no potential conflict with the Site Plan Review standards. Calling it a
waiver is confusing for the public as it implies a review may not be necessary. Staff are
not proposing any changes to the process for these reviews.

• Sheds and other small structures that do not require a building permit under Article 17
will not cause the RFA threshold for SPR or Expedited SPR to be met.

• Updates to the thresholds that result (or don’t result) in a full SPR.
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o Site Plan Review will only be required for proposed development on a
conservation easement if the conservation easement holder expresses a conflict
with the proposed development or another SPR threshold is met. This is a
change from the current practice which requires SPR on all conservation
easements. It is also a modification from the draft regulations posted on
February 24, which suggested allowing an Expedited Site Plan Review. This
provision was changed based on feedback from Boulder County’s conservation
easement team.

o Changing from one use to a Single Dwelling Unit use will no longer require Site
Plan Review.

o Exemptions allowing additional RFA over the median for retrofitting for energy
efficiency, using low-carbon building materials or design to achieve heightened
energy efficiency, and for parcels with landmarked or protected historic
structures will require an SPR.

o Expedited SPR will be allowed for projects that utilize the one-time 200 square
foot maximum exceptions.

• Updates and clarifications to the application materials required for an SPR.
• Increasing the referral period for SPR applications from 18 to 21 days.
• Increasing the time period for review of an SPR from 28 days to 35 days to allow staff

time to better manage concurrent reviews and implement new accessibility
requirements.

• Clarifying in the SPR standards that non-county-maintained access roads and driveways
shall meet the Boulder County Multimodal Transportation Standards.

Staff are also proposing the following additional changes through the Land Use Code: 
• Article 4-1002, Nonconforming Structures: Including a provision that existing RFA over

the new structure size limitation is not considered nonconforming for the purposes of
this Code.

• Article 4-1202, Appeals to the Board of Adjustment: Noting that SPR appeals and
appeals of the size limitation, will go to the BOCC.

• Article 2-800, Boulder County Board of Adjustment: Inclusion of clarifying language that
the Board of Adjustment does not have the authority to grant a variance from the
structure size limitations of any zoning district.

• Article 18, Definitions: Includes a definition for Neighborhood. This is not a new
definition but rather a relocation of existing language from Article 4-806 to Article 18.
Staff are also proposing minor changes to Article 18-189D Residential Floor Area to
allow the existing RFA exemption (up to 400 square feet) to apply to breezeways and
structures built without a permit in accordance with Article 17.

o Staff initially proposed a definition for “Existing Residential Floor Area” in the
February 24 draft. This definition has subsequently been removed, as staff found
its inclusion to be redundant.
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• Article 19-500, Marshall Fire: Clarifies that the SPR regulations in effect at the time of
the Marshall Fire will remain in effect for Marshall Fire rebuilds until Article 19-500
expires in March of 2027 (unless extended).

SUMMARY OF PUBLIC ENGAGEMENT AND FEEDBACK 
Community Planning & Permitting staff have engaged with members of the community multiple 
times since the beginning of the text amendment process. Staff used the following engagement 
strategies:  

• Hosted a community open house on December 10, 2024, to provide interested
members of the public an opportunity to learn more about the SPR process and provide
their thoughts and feedback on changes to the Land Use Code regulations.

• Participated in two small group meetings at the request of members of the Niwot
community and the design community (e.g., architects, builders) to discuss concerns
about potential changes to the SPR regulations, receive feedback, and hear from the
community about their ideas.

• Participated in the January Planning Commission meeting to provide Planning
Commissioners and members of the community an overview of the current SPR
regulations. This was an informational item, and no public testimony was taken.

• Sent a press release to various listservs informing members of the public how to view
and comment on the draft regulations released at the end of February.

• Sent a referral to all homeowners’ associations for which staff have contact information.
• Emailed information about how to view and comment on the draft to members of the

community who had previously participated and for whom staff had contact
information.

Throughout this process staff heard from architects, builders, SPR applicants, neighbors, 
realtors, and other members of the community representing different perspectives. Most 
public engagement included those who live in, or own a home in, Boulder County. Staff did not 
have racially diverse groups attending sessions and may not have heard from people whose 
time constraints do not allow them to attend or participate. A majority of the comments 
received expressed general opposition to the proposed regulations, while a few expressed 
support. Staff summarized specific recommendations and feedback from members of the 
community. Comments are available for review in Attachment C. 

• Some members of the public expressed general support for limiting larger homes, but
there was no consensus on an appropriate limit.

• Some members of the public expressed concerns that the proposed regulations would
not achieve objectives related to neighborhood compatibility, sustainability, and
affordability.

• Some commented that the proposed regulations were overly restrictive and that the
value of certain properties would be disproportionately impacted (primarily smaller
homes in smaller neighborhoods).

• Some expressed a desire to preserve flexibility during the review process, while others
appreciated the additional certainty that the proposed regulations would provide.
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• Some members of the public expressed support for the allotments proposed by staff
that would allow smaller homes in smaller neighborhoods additional floor area. One
commenter opposed the provisions granting an allotment of additional floor area and
the ability to overcome the size limitation using the one-time-200 maximum.

• Some members of the public commented that the proposed size limitations are a one-
size-fits-all solution and recommended alternatives to the proposed limitation (e.g.,
floor area ratios, a county-wide cap), or keeping the current regulations without change.
Those suggesting a county-wide cap felt commented that the proposed system
inequitably favors larger neighborhoods.

• Some recommended the county consider additional density or reducing restrictions on
Accessory Dwelling Units (ADUs). Staff note that these proposed regulations would not
impact density or ADUs and are not the subject of these proposed updates.

• Some recommended modifying specific aspects of the existing (and proposed) Site Plan
Review regulations, to include:

o Changing the way a neighborhood is defined. Some felt this definition was too
restrictive, while others felt it was too broad.

o Excluding certain development (e.g., basements, garages, etc.) from the
limitation on Residential Floor Area.

o Allowing for additional floor area for certain structures in certain areas of the
county (i.e., an allotment for forestry sheds).

o Clarifying the definition of carport and creating a definition for breezeway.
• A few recommended changes to the SPR application materials, submittal requirements,

or informational materials associated with SPR.

SUMMARY OF REFERRAL AGENCY FEEDBACK 
Docket DC-24-0003 was referred to a wide range of agencies and departments, including all 
homeowners’ associations in the unincorporated county for which staff have contact 
information. If agencies did not respond to the referral, staff regarded it as a response of “no 
conflict” per Land use Code Article 3-204.C.1.b. Responses received after March 11, 2025, will 
be shared with the Planning Commission and incorporated into the staff packet for the Board of 
County Commissioners hearing, should Planning Commission certify the docket to the BOCC.  

Historic Team, Community Planning & Permitting: Responded with suggested edits to the 
proposed text amendments, specifically related to the exemption for historic structure. Staff 
worked with the Historic Team to draft updated language to clarify when and how the 
exemption applies.  
Boulder County Conservation Easement Team: Responded with edits to the proposed text 
amendments. Suggested that SPR criteria applicable to conservation easement properties 
match the criteria for non-conservation easement properties so long as the holder of the 
conservation easement confirms in writing that the proposed structure(s) would not conflict 
with the terms of the easement. Staff implemented this change by removing language from 4-
802.C. and modifying language in 4-802.A.5.
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Xcel Energy: Noted no apparent conflict, contingent upon their ability to maintain all existing 
rights and that the proposed amendment would not hinder their ability for future expansion, 
including all present and any future accommodations for all natural gas and electric distribution 
and transmission related facilities and land rights, and that their current use/enjoyment of the 
area would continue to be an accepted use on the property and that it be “grandfathered” into 
these changes.  
Highland Ditch Company: Responded with a list of Highland Ditch Company’s requirements.  
Magnolia Forest Group: Expressed general support for the overall changes, with specific 
questions and comments focused on particular areas of the proposed regulations.  
Town of Erie: Responded that the proposed regulations could cause property owners to seek 
additional size through annexation to the Town of Erie, resulting in less homes and residents 
being within unincorporated Boulder County. Noted that this may not meet the stated intent of 
preserving character, affordability, and sustainability.  
City of Boulder Open Space and Mountain Parks (OSMP): Expressed general support for the 
Site Plan Review changes, noting they were consistent with the goals of the BVCP to maintain 
the rural character of the unincorporated county and better preserve the important irrigated 
land and protect important natural resources. Staff from OSMP offered specific comments 
about the exemption provisions in 4-102, the criteria in 4-806.10, and asked for confirmation 
regarding one unclear change.  

Agencies that responded with no concerns: Louisville Fire, Goose Haven HOA, Little Thompson 
Water District, Longmont Fire, United Power, Lefthand Fire, Floodplain, Lumen, Niwot 
Sanitation, Timberline Fire.  

CRITERIA REVIEW & RECOMMENDATION 
Article 16-100.B of the Boulder County Land Use Code contains criteria for amending the text 
of the Code. Staff reviewed the proposed text amendments against these criteria and find: 

1.) The existing text is in need of amendment.  
The Board of County Commissioners expressed concerns with the increase in house sizes and 
the rate by which larger houses are being proposed in unincorporated Boulder County. Such 
increases impact neighborhood character, sustainability, and affordability. Staffs’ review of 
county data (primarily building permit data and SPR application data) confirms that the size of 
new homes in the unincorporated county are increasing and that the current regulations may 
not be achieving our intent. The proposed text amendments also include changes intended to 
make the SPR process—and its outcomes—more certain for applicants and neighbors.  

2.) The amendment is not contrary to the intent and purpose of this Code.  
The Boulder County Land Use Code is enacted to protect and promote the health, safety, and 
general welfare of the present and future inhabitants of unincorporated Boulder County and 
to guide future growth, development, and distribution of land uses within unincorporated 
Boulder County. The proposed text amendments seek to better align SPR outcomes with the 
goals and policies promoted by the Boulder County Comprehensive Plan.  
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3.) The amendment is in accordance with the Boulder County Comprehensive Plan.  
The Boulder County Comprehensive Plan (the “Comprehensive Plan”) reflects Boulder County’s 
tradition of serving as a leader in environmental and land stewardship, along with the county’s 
commitment to sustainability, climate resilience, and equity. Guiding principles in the 
Comprehensive Plan encourage and promote the respectful stewardship and preservation of 
our natural systems and environment by pursuing goals and policies that achieve significant 
reductions in our environmental footprint and seek to maintain the rural character and function 
of the unincorporated areas of Boulder County. The Sustainability Element also notes the 
impacts of increasing home sizes: increased energy use, increased natural resource use, impacts 
to the rural character of Boulder County, the replacement of smaller homes with larger homes, 
and pressures on some to develop larger homes. The Sustainability Element closes with the 
following: 

“A set of policies that encourage smaller structure sizes, promotes the development of 
mitigation measures to offset the consumptive impact of larger homes, discourages the 
demolition of otherwise habitable dwellings, and promotes the preservation of rural 
communities with their typically smaller homes will enable the county to meet many 
sustainability objectives.” 

In addition to the overarching goals and objectives of the Comprehensive Plan, staff also find 
the following specific policies and objectives relevant:  

HO 1.01 Diversity of Housing Types: The county encourages a range of housing types and 
densities that serve the diverse needs of county residents.  
HO 1.02 Preservation of Existing Housing: The county values preservation of existing housing 
stock while recognizing the challenges that can come with the need to rehabilitate and 
maintain structures. The county discourages demolition and redevelopment of existing homes 
into larger single-family homes that are generally more expensive and consume more 
resources.  
HO 2.01 County Regulations: The county adopts and maintains housing-related regulations 
(e.g., Land Use Code and Building Code) that align with its values stated in this Comprehensive 
Plan.  
HO 3.01 Structure Rehabilitation: In order to maintain existing housing stock, the county 
encourages feasible rehabilitation of existing residential structures to meet current health, 
safety, welfare, and energy standards and regulations… 
SU 1.11 Sustainable Development Options and Tools: In accordance with the mission 
statement of the county’s Sustainability Initiative and definition of “sustainability” contained in 
this Element of the BCCP, the county should develop options and tools to promote more 
sustainable development. Sustainable development would include smaller scale development; 
development which includes the conservation of lands, materials, energy and other resources 
in its design, construction and infrastructure; and that preserves the rural character of the 
county as well as the distinctive character of the community in which development may be 
located. 
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SU 1.12 Structure Size Limitation Analysis: An analysis should be conducted to determine 
whether the regulation of structure size is appropriate to meet the stated goals of the 
Comprehensive Plan. As a part of this analysis the county may consider: 

• the level of regulation that would be appropriate for different communities, regions or
locations within the unincorporated areas relative to existing development patterns,
established rural character, scenic/natural/resource values, visual impacts, presence of
significant physical constraints or natural hazards, availability of services and facilities,
proximity to adopted Municipal Influence Areas, and other factors;

• the appropriate mitigation methods or actions which could be taken by a property
owner in order to mitigate any impacts associated with development; and

• the consumption of energy and materials associated with larger structures and what
caps or requirements may be applied to offset, constrain or reduce that usage.

SU 1.19 Renovation of Existing Structures: Renovation of existing structures, as opposed to 
replacement of that structure with a new one, should be encouraged in order to limit use of 
new primary and secondary resources and to conserve, reuse and recycle materials otherwise 
destined for disposal. Remodeling and retrofitting otherwise structurally sound buildings with 
more sustainable materials, techniques, and systems should be promoted. 

Staff find that the criteria for text amendments to the Land Use Code are met. Further, staff 
find that the proposed text amendments appropriately balance the goals and objectives of the 
Boulder County Comprehensive Plan and Boulder County Land Use Code.  

Therefore, staff recommends that the Planning Commission recommend to the Board of County 
Commissioners approval of Docket DC-24-0003: Text Amendments to the Land Use Code 
related to Site Plan Review (Article 4-800) and certify the Docket for action to the Boulder of 
County Commissioners. 
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Site Plan Review Regulations Draft Text Amendments 
4-102 Agricultural (A) District

E. Lot, Building, and Structure Requirements
1. Minimum lot size… 35 acres
2. Minimum setbacks

a. Front yard… 35 feet
b. Side yard… 7 feet
c. Rear yard… 15 feet
d. From an irrigation ditch… 50 feet from the centerline of the ditch. This requirement

only affects structures built after October 10, 1996. The setback may—with County
concurrence—be reduced in accordance with a letter from the applicable ditch
company establishing a different setback, but in any event shall not be less than 20
feet from the ditch centerline.

e. Supplementary requirements may apply, refer to Article 7-1400.
f. If significant adverse impacts are demonstrated through the process of a Site Plan

Review, the Director may increase the setbacks to an amount greater than the
minimum. Appeals of such determination shall be decided by the Board of County
Commissioners.

3. Structure size
a. Maximum Residential Floor Area

(i) Unless otherwise specified in subsections (ii) through (vi), the maximum
Residential Floor Area for a Parcel shall be the larger of either the median
Residential Floor Area of the defined Neighborhood or:
(A) An additional 1,000 square feet over the existing Residential Floor Area on

the Parcel as of [EFFECTIVE DATE], on a Parcel with 1,500 square feet or less
of Residential Floor Area;

(B) An additional 750 square feet over the existing Residential Floor Area on the
Parcel as of [EFFECTIVE DATE], on a Parcel with Residential Floor Area
between 1,501 and 3,000 square feet; and

(C) An additional 675 square feet over the existing Residential Floor Area on the
Parcel as of [EFFECTIVE DATE], on a Parcel with Residential Floor Area
between 3,001 square feet and 4,500 square feet.

(ii) For a Parcel within the mapped Townsite of Eldorado Springs, the maximum
Residential Floor Area shall be 1,500 square feet.*

(iii) For a Parcel encumbered by a Boulder County conservation easement, recorded
agreement, or other approval that specifies an allowable Residential Floor Area,
the Residential Floor Area specified in that conservation easement, recorded
agreement with the County, or other approval shall be the maximum.

(iv) For a Parcel with existing Residential Floor Area that exceeds the maximum
Residential Floor Area limits set forth in subsection (i), the maximum Residential
Floor Area is the existing Residential Floor Area as of [EFFECTIVE DATE].
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(A) A one-time 200-square-foot maximum of additional Residential Floor Area
may be allowed, provided the Residential Floor Area has not been otherwise
limited through a previous land use review process.

(B) Subsection (iv) will not apply if existing Residential Floor Area is removed and
not rebuilt within one year.

(v) A Parcel with a historic structure(s) that is designated as a Historic Landmark(s)
or protected by a restrictive covenant or other recorded county agreement, may
be granted additional Residential Floor Area over the maximum provided:
(A) the proposed development does not conflict with the intent of the landmark

designation, restrictive covenant, or recorded agreement; and
(B) the additional Residential Floor Area granted is related to the preservation of

the protected structures.
(vi) The Director may approve a reasonable allowance of additional Residential Floor

Area over the maximum for the retrofitting of an existing structure for the
purpose of making a demonstrated energy efficiency improvement or associated
with the use of building materials or design intended to achieve heightened
energy efficiency or the use of low-carbon materials, such as an incremental
increase wall thickness due to the use of straw-bale construction, or similar,
techniques.

b. Appeals to the Director’s interpretation of this subsection shall be decided by the
Board of County Commissioners considering the provisions in 4-1202.A.

c. If significant adverse impacts are demonstrated through the process of a Site Plan
Review, the Director may limit the Floor Area to an amount less than the maximum.

d. The Boulder County’s Assessor’s Records will be used to determine the median
Residential Floor Area within a defined Neighborhood and the existing Residential
Floor Area on a Parcel, as verified by Community Planning & Permitting staff. The
median Residential Floor Area calculation will include all Residential Floor Area on a
subject Parcel.

4. Maximum building height
a. Residential structures:

(i) On subdivided land with a final plat approved by the County prior to August 29,
1994, 35 feet unless a lower height was approved through the platting process.

(ii) On any other land, 30 feet unless, through a subdivided land approval or Site
Plan Review approval, a lower or higher height is permitted due to the unique
characteristics of the particular site; in no event, however, shall any residential
structure exceed 35 feet.

(iii) 50 feet for nonresidential structures.
(iv) If significant adverse impacts are demonstrated through the process of a Site

Plan Review, the Director may reduce the height of a structure to an amount less
than the maximum. Appeals of such determination shall be decided by the Board
of County Commissioners.

*This language will need to be modified for each zoning district where applicable:
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• For the Estate Residential District, Eldorado Springs.
• For Forestry, Allenspark, Eldorado Springs, Eldora, Raymond, and Riverside.
• For Business, Allenspark, Eldorado Springs, Raymond, and Riverside.
• For Mountain Institutional, Allenspark.
• For Multifamily, Eldorado Springs.

4-800 Site Plan Review
4-801 Purpose
A. Site Plan Review is an administrative review procedure for certain proposed developments

which are considered likely to significantly impact important ecosystems, agricultural lands,
surrounding land uses and neighborhoods, and infrastructure needs and demands, and
which may be unsafe due to natural hazards.

B. This Site Plan Review process for proposed new development will allow any significant
adverse impacts on the environment, agricultural lands, surrounding land uses and
neighborhoods, and infrastructure to be identified, evaluated, and avoided or acceptably
mitigated through the imposition of reasonable conditions.

4-802 Applicability and Scope of the Site Plan Review Process for Development
A. Site Plan Review shall be required for (unless not required or waived expedited pursuant to

sections B and C below):
1. Any development requiring a building permit on vacant parcels in unincorporated

Boulder County, except for:
a. Season-Extending Agricultural Structures, if the dimensions of the Season-Extending

Agricultural Structures on a property fall below the thresholds identified in 4-
802.A.1516.

2. Any increase in residential floor area which results in a total residential floor area greater
than 125%of the median residential floor area for the defined neighborhood in which
the subject parcel is located. In determining if the proposed development is greater than
125%of the residential median floor area, any demolition and rebuilding of any existing
residential structure or any portions thereof, shall be counted toward the threshold.

2. Any cumulative increase in Floor Area of more than 1,000 square feet on a parcel over
that existing as of September 8, 1998.
a. In calculating this 1,000 square foot threshold, any demolition and rebuilding of any

existing structure or any portions thereof, shall be counted toward the threshold.
b. Any Floor Area not legally existing as of September 8, 1998, shall be counted toward

the threshold.
c. Calculation of this threshold includes applies to all principal and accessory

structures, except for; 
(i) Season-Extending Agricultural Structures, if the dimensions of the Season-

Extending Agricultural Structures on a property fall below the thresholds
identified in 4-802.A.156.

(ii) Agricultural Sales Structures less than 500 square feet.
(iii) Structures identified in 17-300.A.1. that fall below the thresholds for a building

permit.
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3. New structures of any size requiring a building permit when the site is located within a 
Natural Landmark or Natural Area as described in the Environmental Resources Element 
of the Comprehensive Plan and shown on the Zoning District Maps of Boulder County. 

4. New structures 500 square feet or more in the 250' buffer associated with a Natural 
Landmark or Natural Area, as described in the Environmental Resources Element of the 
Comprehensive Plan and shown on the Zoning District Maps of Boulder County. 

5. New structures or additions to existing structures of any size on property over which a 
conservation easement has been granted. 
a. The Director may exempt a structure Season-Extending Agricultural Structure(s) from 

this provision if the holder of the conservation easement confirms in writing that, in 
the opinion of the easement holder, the proposed structure(s) would not conflict 
with the terms of the easement. 

6. Development occurring in a Rural Community District as described in the regulations for 
that District. 

7. Any development in the Floodplain Overlay District involving new structures, elevation 
of an existing building, or additions to existing buildings that expand the footprint of the 
structure. 

8. Any grading permit for over 50 cubic yards of earthwork (including grading associated 
with an access permit). 

9. A change of use of a parcel, except for a change in use to a Single Unit Dwelling or 
Vacation Rental. 

10. A commercial telecommunications facility utilizing an existing structure and meeting the 
height requirements of the district in which the facility is located. 

11. A small wind-powered energy system. 
12. A ground-mounted or parking canopy solar energy system as a Principal Use or 

accessory use, as specified in Articles 4-514 and 4-516. 
13. Any proposal which is eligible to be waived from for an Expedited Site Plan Review, but 

for which an approval waiver was not granted. 
14. An Agricultural Sales Structure larger than 500 square feet, or greater than 12 feet in 

height. 
15. Season-Extending Agricultural Structure(s) greater than 5,000 cumulative square feet 

located on Parcels 5 acres or larger, or greater than 3,000 cumulative square feet located 
on Parcels less than 5 acres, or Season-Extending Agricultural Structure(s) greater than 
12 feet in height.  
a. Season-Extending Agricultural Structures that do not go through a Site Plan Review 

process will go through an administrative review to ensure proposed structures are 
constructed within applicable setbacks and adhere to applicable Floodplain Overlay 
District provisions (4-400). 

16. Any application proposing to utilize the retrofitting of an existing structure for the 
purpose of making a demonstrated energy efficiency improvement or the use of building 
materials or design intended to achieve heightened energy efficiency as an exemption 
from compliance with the zone district maximum Residential Floor Area.  
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17. Any application proposing to utilize a landmarked or otherwise protected historic 
structure(s) as an exemption from compliance with the zone district maximum 
Residential Floor Area.  
 

B. Site Plan Review shall not be required for: 
1. Earthwork that is part of normal agricultural or mining practices.  
2. Accessory structures less than 1,000 square feet.  

a. Except in those circumstances in which Site Plan Review is required because of 
cumulative threshold specified in this section A(2) or A(3). 

b. Except in a Natural Landmark, a Natural Area, or in the associated 250' buffer as 
specified in this section A(3) and (4). 

c. Except on conservation easements held by Boulder County. 
d. Except Agricultural Sales Structures as specified in 4-802.A.145. 

3. Restoration of a structure or access that has been damaged or destroyed by causes 
outside the control of the property owner or their agent. 
a. Restoration must involve the original location along the stream for stream spanning 

hydraulic structures, and in the case of a non-hydraulic structure, the original 
location, floor area, and height, if applicable. Such restoration must meet the other 
applicable provisions of this Code, including but not limited to the applicable zoning 
district setback and height requirements and the provisions of the Floodplain 
Overlay District (also see Nonconforming Structures & Uses, Article 4-1002(D) and 4-
1003(F)). 

b. Restoration must be commenced within one year after the date on which the 
structure or access was damaged or destroyed, or a latent defect discovered. This 
limitation may be extended in the case of extenuating circumstances as determined 
by the Director. 

c. Restoration of bridges, box culverts, low-water crossings, or other hydraulic 
structures, either as a temporary or permanent hydraulic structure, and accesses are 
subject to review by the County Engineer for compliance with the Boulder County 
Storm Drainage Criteria Manual and the Multimodal Transportation Standards. The 
County Engineer may additionally impose conditions on the construction to assure 
basic safety. 

d. The provisions of this Section 4-802(B)(3) shall not apply to Substantial 
Improvements to buildings in the Floodplain Overlay District as provided for in 
Section 4-400 of this Code. 

4. Development on subdivided land with a final plat approved after February 22, 1994, 
unless the plat approval otherwise requires Site Plan Review for the lots. 

5. Development in approved Neighborhood Conservation Overlay Districts to the extent 
that the approved Neighborhood Conservation plan covers the relevant Site Plan Review 
criteria detailed in this Article 4-806. 

6. Any development or earthwork eligible for a General Floodplain Development Permit. 
7. Any development or earthwork requiring an Individual Floodplain Development Permit, 

so long as the Community Planning & Permitting Director finds no conflicts with the 
standards listed in Article 4-806 of this Code. 
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C. Site Plan Review may be waived for the following circumstances If the Community Planning 

& Permitting Director determines that there is no potential for any significant conflict with 
the criteria standards listed in Article 4-806 of this Code, an Expedited Site Plan Review may 
be allowed in the following circumstances: 
1. Any increase in the total Residential Floor Area to a size less than 125% of the median 

Residential Floor Area for the defined Neighborhood in which the subject parcel is 
located, up to an increase of 2,000 square feet, provided the proposed structure size 
does not exceed the zone district maximum Residential Floor Area. 
a. This provision includes instances in which Site Plan Review would be required 

because the floor area exceeds the cumulative threshold specified in this section 
A(2) and B(2)(a). 

2. In the plains, any nonresidential accessory structure less than 5,000 square feet, with 
the exception of Agricultural Sales Structures. 

3. In the mountainous areas, any nonresidential accessory structure less than 2,000 square 
feet, with the exception of Agricultural Sales Structures. 

4. Any application proposing to utilize the one-time maximum 200-square-foot exemption 
from compliance with the zone district maximum Residential Floor Area.  

5. Any grading permit involving under 500 cubic yards of earthwork. 
6. Any free-standing small wind-powered energy system that meets the height limitations 

for the zone district. 
7. Any roof-mounted small wind-powered energy system as described in that use 

classification description 4-516. 
8. A principal or accessory ground-mounted solar energy system less than 0.5 acre. 
9. A parking canopy solar energy system less than 0.5 acre or an Accessory Solar Energy 

System that does not satisfy the additional provisions described in Article 4-516.K.5.e. 
D. In considering an Expedited Site Plan Review waiver determination, the Director shall notify 

adjacent property owners. The Director shall not issue the determination for seven days 
following such notification and shall consider any comments received by the public. In 
waiving any requirement for expediting Site Plan Review as authorized under this section 4-
802, the Director may impose written terms and conditions on the waiver as may be 
reasonably necessary to ensure that the regulatory basis for the waiver review is not 
contravened once the subject use or construction is commenced.  

E. If the proposed permit or development requires Special Review, Limited Impact Special 
Review, Development Plan Review, Historic District Review (Section 4-114), or Subdivision 
Regulations or PUD Review, Subdivision Exemption, or Exemption Plat Review, the applicable 
Review process shall substitute for the Site Plan Review process under this section. In any 
such combined review process, the standards in Section 4-806 shall be applied to the part of 
the proposal requiring Site Plan Review.  

4-803 Pre-application Conference 
A. A pre-application conference as defined in Section 3-201 shall be held prior to the 

submission of an application for Site Plan Review. 
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4-804 Application and Submittal Requirements
A. Within four days of the time application is made, all proposed access points, driveways,

wells, leach fields, cisterns, turn-out, turn-arounds, and at least four corners of the proposed
structures must be visibly marked on the property with clearly labeled stakes.

B. For the purpose of referring the project to applicable agencies, the applicant shall submit a
minimum of three copies of the following information:
1. The application form available at the Community Planning & Permitting Department as

specified in Article 3 of this Code.
2. All applicable maps provided in the pre-application conference.
2. Name of the proposed development or use and total number of acres.
3. A site plan at a scale which best conveys the conceptual aspects of the plan and allows

for effective public presentation. This site plan must have the following elements:
a. Date of preparation, revision box, written scale, graphic scale, and north arrow

(designated as true north).
b. Clearly identified boundary lines, corner pins, dimensions of the subject property,

and distance of structures from property lines.
c. Location, and dimension of all structures, existing and proposed.
d. Parking areas, driveways, emergency turn-outs, and emergency turn-arounds will be

shown, with locations and dimensions including all proposed grading for the
property.

e. All roads, railroad tracks, irrigation ditches, fences, existing and proposed utility lines,
and easements on or adjacent to the parcel.

f. Significant on-site features including, but not limited to: natural and artificial
drainage ways, wetland areas, ditches, hydrologic features (with flooding limits
based on information available through the County), aquatic habitat, geologic
features (including slopes, alluvial fans, areas of subsidence, rockfall areas, USDA soil
classification and landslide areas), vegetative cover, dams, reservoirs, excavations,
and mines.

g. Location and size of leach field, sewer service lines, treatment facilities, well(s)
and/or water lines to serve the proposed development.

h. (For mountainous area properties only) Existing and proposed topographic contours
at maximum intervals of five feet for at least 50 feet around all proposed
disturbances. The remainder of the site may show greater contour intervals (e.g. 20-
foot intervals) or obtain contours from the area's U.S.G.S. topographic map.

i. Any Floodplain, 100-year Floodplain or Floodway located on the property as
indicated in Article 4-400 of this code.

j. Any Natural Landmark or Natural Area along with a 250-foot buffer zone surrounding
the landmark or area as shown on the Zoning District Maps of Boulder County. Any
Environmental Resources identified in the Comprehensive Plan must also be
included on the site plan.

k. The location(s) and type(s) of proposed exterior lighting.
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4. Four elevation drawings showing existing grade, finished grade, and height of the
structure above existing grade. The location and dimensions of all windows must also be
included on each of the elevations.

5. Verification that the site is a legal building lot under this code and that legal access from
a public road has been obtained.

C. The following information may be required to be submitted with a site plan application if the
Director determines that such information is necessary to allow the site plan standards of 4-
806 to be adequately evaluated:
1. A detailed site plan of developed portions of the property presented at a larger scale

than required in (B) above.
2. Land survey data to identify the subject property including section corners and distance

and bearing to these corners, quarter corners, township, range, etc.
3. Documentation of legal access to the subject parcel and/or proposed development

location.
4. (For non-mountainous portions of the county) Existing and proposed topographic

contours at maximum intervals of five feet for at least 50 feet around all proposed
disturbances. The remainder of the site may show greater contour intervals (e.g. 20-foot
intervals) or obtain contours from the area's U.S.G.S. topographic map.

5. Location, width, and typical cross-section of all existing and proposed earthwork,
including but not limited to: driveways, pedestrian paths, parking areas, and berms. This
information may include earthwork calculations, grading plan, drainage plan, and/or
geotechnical/soils reports. The Director may request that any or all of this information
be certified by a Colorado registered Professional Engineer.

6. Information regarding the use of ignition/fire resistant construction materials.
7. Location of existing and proposed landscaping including a revegetation plan. The site

plan shall illustrate the type, height, and/or caliper of the trunk of proposed plantings.
All plantings will be specified by type and location.

8. Location and results of soil percolation tests (Boulder County Public Health approval)
where on-site wastewater systems or similar systems are proposed. This may include site
approval and discharge permit, if required, as issued by the Colorado Department of
Health.

9. Erosion control and revegetation plan.
10. The areas of all development and Disturbed Area in square feet and percentage of site,

including total square feet of developed proposed driveways, parking, and buildings.
11. A development report addressing the standards in 4-806.
12. A letter of verification of a search of Inventory of Cultural Resources from the State

Historical Society, a report defining the archaeological or historical resources on the site
(based on information available from the State Historic Preservation Officer) or the
appropriate archeological field survey report.

13. A Wildfire Mitigation Plan demonstrating the appropriate site location of structures,
construction design and the use of ignition resistant building material, defensible space
and fuel reduction around the structures, driveway access for emergency vehicles, and
an emergency water supply for fire fighting.

14. A control plan for noxious weeds.
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15. A topographic survey certified by a Colorado Registered Surveyor or Professional 
Engineer. 

16. Information regarding the type of glass used on the structure as it relates to reflectivity 
of sunlight and their emission of internal lighting. 

17. A wildlife impact report meeting the requirements of Section 7-1700 of this Code. The 
requirement for a wildlife impact report shall not be construed to import the substantive 
requirements of Article 7-1700 into the Site Plan Review process, but rather shall 
provide additional information for the County to apply the site plan review criteria to the 
facts of the application. 

18. An outdoor lighting plan showing the location and type of proposed lighting, in 
compliance with Article 7-1600 Outdoor Lighting and Article 18 Fully Shielded Light 
Fixture. 

4-805 Review by the Director  

A. Once an application for Site Plan Review is filed, the Director shall promptly forward one 
copy of the application and supporting materials to the Access and Engineering 
Transportation, Public Health, Parks & Open Space Departments, local fire district, and any 
other potentially affected agencies or organizations. The Director shall also post a sign on 
the property stating the Site Plan Review number and the address and phone number of the 
Community Planning & Permitting Department. The Director may require that a notification 
sign be posted off-site when on-site posting would not allow for notification of those 
potentially impacted. Referrals shall be returned to the Director 18 21 days from date the 
application is referred. 

B. Any determination by the Director to approve, conditionally approve, or deny a site plan 
application must be in writing and mailed or otherwise provided to the applicant no later 
than 28 35 days after the date on which the Site Plan Review application is deemed 
complete. Once the determination is made, the Director shall also provide notice of the 
determination to all referral agencies and the adjacent property owners within 1500 feet of 
the property. If the Director fails to make a determination on the Site Plan Review 
application within this time period, the application as submitted shall be considered 
approved and the applicant's building permit shall be processed. 

C. The Director may suspend the 28 35-day decision period required in Subsection 4-805.B., 
above, at any time during the 28 35-day period under the following circumstances: 
1. At the request of the applicant, or; 
2. Whenever the Director or a referral agency determines that the application requires 

more information to conduct adequate review of the standards The Director shall 
promptly notify the applicant of the shortcomings. 

D. The decision period will resume when either the applicant indicates to the Director in 
writing that they are ready to proceed, or the Director notifies the applicant that the 
department has received sufficient information upon which to evaluate the application. If 
the new information submitted results in an application that is substantially different than 
the original, or requires additional review, a new 18 21-day referral may be required 
prompting the 28 35-day decision period to restart. When the decision period resumes and 
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a new referral is not required, the Director shall have ten days or the remainder of the 
original 28 35-day decision period, whichever is greater, to issue a determination. 

E. The Director may declare a Site Plan Review application withdrawn if the application is not
completed within six months of the date of it either being deemed incomplete or suspended
by the applicant or Director as permitted by this Code. The six-month withdrawal deadline
may be extended should the Director determine that circumstances beyond the control of
the applicant prevent timely completion of the application. If the application is withdrawn, a
new application and new fee must be submitted to continue the project. If the application is
not completed within 6 months of the date of being deemed incomplete or any subsequent
suspension, the Director may declare the application withdrawn. The 6 month time frame
may be extended should the Director determine that circumstances beyond the control of
the applicant prevent a timely completion of the application.

4-806 Site Plan Review Standards

A. All Site Plan Review applications shall be reviewed in accordance with the following
standards which the Director has determined to be applicable based on the nature and
extent of the proposed development. When two or more of the standards listed below
conflict, the Director shall evaluate the applicability and importance of each of the
conflicting standards under the facts of the specific application and make a reasonable
attempt to balance the conflicting standards in reaching a site plan decision.
1. To provide a greater measure of certainty as to the applicable neighborhood relevant for

comparison, the following definition of neighborhood shall be used to review proposed
Site Plan Review applications:
a. For applications inside platted subdivisions, which have seven or more developed

lots, the neighborhood is that platted subdivision.
b. For applications within the mapped historic townsites of Allenspark, Eldora, Eldorado

Springs, Raymond, and Riverside, the neighborhood is defined as the mapped
townsite.

c. For applications outside of platted subdivisions with seven or more developed lots or
the townsites of Allenspark, Eldora, Eldorado Springs, Raymond, and Riverside, the
defined neighborhood is the area within 1,500 feet from the applicable parcel. The
neighborhood shall not include any parcels inside municipal boundaries, platted
subdivisions with seven or more developed lots or the townsites of Allenspark,
Eldora, Eldorado Springs, Gold Hill Historic District, Raymond, and Riverside.

2. The size of the resulting development (residential or nonresidential) must be compatible
with the general character of the defined neighborhood.
a. In determining size compatibility of residential structures with the defined

neighborhood, it is presumed that structures of a size within the larger of a total
residential floor area of either (1) 125% of the median residential floor area for that
defined neighborhood or (2) of a total residential floor area of 1,500 square feet in
the mapped townsites of Allenspark, Eldora, Eldorado Springs, Raymond, and
Riverside, or 2,500 square feet for all other areas of the County, are compatible with
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that neighborhood, subject also to a determination that the resulting size complies 
with the other Site Plan Review standards in this section 4-806.A. 
(i) The Boulder County Assessor's Records will be the base source of data to 

determine both the median size within that defined neighborhood as well as the 
existing residential floor area on a given parcel, as verified by Community 
Planning & Permitting staff for the subject parcel. 

(ii) Median floor area will include the total residential floor area, as defined in 
Section 18-189D. 

b. Either the applicant or the Director may demonstrate that this presumption 
limitation does not adequately address the size compatibility of the proposed 
development with the defined neighborhood. 
(i) Factors to be considered when determining the adequacy of this presumption 

limitation and whether a proposed development can be excepted it can be 
overcome include: 
(A) The visibility of the proposed development from other private parcels within 

the defined neighborhood, as well as visibility from either public roads or 
open space both within and outside that defined neighborhood. 
(1) The proposed development must be minimally visible from the above-

listed areas. Mitigation of visibility impacts may be achieved by: 
(a) the use of natural topography to screen the proposed development, 

or 
(b) underground construction to screen the proposed development; 

existing underground residential floor area may be considered, or 
(c) distance of the proposed development from other private parcels, 

public roads and open spaces. 
(B) The distribution of residential floor area within the defined neighborhood, 

taking into consideration the sizes (a minimum of two) adjacent to the 
subject property. 
(1) If the proposed development is able to overcome the size presumption 

due to the adjacent sizes, the size of the resulting development may not 
exceed the median residential floor area of those adjacent to the subject 
property that are over the size presumption.  

(C) For properties which are encumbered by a Boulder County conservation 
easement that specifies an allowable house size on that parcel, that specified 
home size is a factor to be considered in rebutting a compatible size 
presumption which is smaller than the house size defined in the conservation 
easement.  

(D) Significant adverse impacts demonstrated according to Standards 3 through 
16 of this Section 4-806.A. 

(E) Demolition and rebuilding of legally existing residential floor area that is not 
in conflict with the other standards set forth in this Section 4-806. 

(F) Retrofitting of an existing structure for purposes of making a demonstrated 
energy efficiency improvement. 
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(G) Existing residential floor area that already exceeds the compatible size 
presumption and has not been limited through a prior County land use 
approval. 
(1) Up to a one-time maximum of 200 square feet of residential floor area 

may be granted under this factor.  
(H) Historic structure(s) that are landmarked or otherwise protected cause the 

residential floor area to exceed the size presumption.  
1. The location of existing or proposed buildings, structures, equipment, grading, or uses 

shall not impose an undue burden on public services and infrastructure. 
2. The proposed development shall avoid natural hazards, including those on the subject 

property and those originating off-site with a reasonable likelihood of affecting the 
subject property. Natural hazards include, without limitation, expansive soils or 
claystone, subsiding soils, soil creep areas, or questionable soils where the safe-
sustaining power of the soils is in doubt; landslides, mudslides, mudfalls, debris fans, 
unstable slopes, and rockfalls; flash flooding corridors, alluvial fans, floodways, 
floodplains, and flood-prone areas; and avalanche corridors. Natural hazards may be 
identified in the Comprehensive Plan Geologic Hazard and Constraint Areas Map or 
through the Site Plan Review process using the best available information. Best available 
information includes, without limitation, updated topographic or geologic data, Colorado 
Geologic Survey landslide or earth/debris flow data, interim floodplain mapping data, 
and creek planning studies. Development within or affecting such natural hazards may 
be approved, subject to acceptable measures that will satisfactorily mitigate all 
significant hazard risk posed by the proposed development to the subject property and 
surrounding area, only if there is no way to avoid one or more hazards, no other sites on 
the subject property can be reasonably developed, or if reasonably necessary to avoid 
significant adverse impacts based upon other applicable Site Plan Review criteria. 

3. The site plan shall satisfactorily mitigate the risk of wildfire both to the subject property 
and those posed to neighboring properties in the surrounding area by the proposed 
development. In assessing the applicable wildfire risk and appropriate mitigation 
measures, the Director shall consider the referral comments of the County Wildfire 
Mitigation Coordinator and the applicable fire district, and may also consult accepted 
national standards as amended, such as the Urban-Wildland Interface Code; National 
Fire Protection Association (NFPA); International Fire Code; and the International 
Building Code. 

4. The proposed development shall not alter historic drainage patterns and/or flow rates or 
shall include acceptable mitigation measures to compensate for anticipated drainage 
impacts. The best available information should be used to evaluate these impacts, 
including without limitation the Boulder County Storm Drainage Criteria Manual, 
hydrologic evaluations to determine peak flows, floodplain mapping studies, updated 
topographic data, Colorado Geologic Survey landslide, earth/debris flow data, and creek 
planning studies, all as applicable given the context of the subject property and the 
application. 

5. The development shall avoid significant natural ecosystems or environmental features, 
including but not necessarily limited to riparian corridors and wetland areas, plant 
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communities, and wildlife habitat and migration corridors, as identified in the 
Comprehensive Plan or through the Site Plan Review process. Development within or 
affecting such areas may be approved, subject to acceptable mitigation measures and in 
the discretion of the Director, only if no other sites on the subject property can be 
reasonably developed, or only if reasonably necessary to avoid significant adverse 
impacts based upon other applicable Site Plan Review criteria. 

6. The development shall avoid agricultural lands of local, state or national significance as 
identified in the Comprehensive Plan or through the Site Plan Review process. 
Development within or affecting such lands may be approved, subject to acceptable 
mitigation measures and in the discretion of the Director, only if no other sites on the 
subject property can be reasonably developed, or only if reasonably necessary to avoid 
significant adverse impacts based upon other applicable Site Plan Review criteria. 

7. The development shall avoid significant historic or archaeological resources as identified 
in the Comprehensive Plan or the Historic Sites Survey of Boulder County, or through the 
Site Plan Review process. Development within or affecting such resources may be 
approved, subject to acceptable mitigation measures and in the discretion of the 
Director, only if no other sites on the subject property can be reasonably developed, or 
only if reasonably necessary to avoid significant adverse impacts based upon other 
applicable Site Plan Review criteria.  

8. The development shall not have a significant negative visual impact on the natural 
features or neighborhood character of surrounding area. Development shall avoid 
prominent, steeply sloped, or visually exposed portions of the property. Particular 
consideration shall be given to protecting views from public lands and rights-of-way, 
although impacts on views of or from private properties shall also be considered. 
Development within or affecting features or areas of visual significance may be 
approved, subject to acceptable mitigation measures and in the discretion of the 
Director, only if no other sites on the subject property can be reasonably developed, or 
only if reasonably necessary to avoid significant adverse impacts based upon other 
applicable Site Plan Review criteria. 
a. In reviewing development proposals in the Peak-to-Peak Scenic Corridor Area, 

special attention will be paid to the visibility of the development from the Peak-to-
Peak Highway, with the intent to ensure development is minimally visible from the 
Highway. 

b. For development anywhere in the unincorporated areas of the county, mitigation of 
visual impact may include changing structure location, reducing or relocating 
windows and glazing to minimize visibility, reducing structure height, changing 
structure orientation, requiring exterior color and materials that blend into the 
natural environment, and/or lighting requirements to reduce visibility at night. 

9. The location of the development shall be compatible with the natural topography and 
existing vegetation and the development shall not cause unnecessary or excessive site 
disturbance. Such disturbance may include but is not limited to long driveways, over-
sized parking areas, or severe alteration of a site's topography. Driveways or All 
earthwork and grading shall have a demonstrated associated Principal Use. 
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10. Access, including non-county maintained roads and driveways, shall meet the Boulder 
County Multimodal Transportation Standards. All driveways shall have a demonstrated 
associated Principal Use. 

11. Runoff, erosion, and/or sedimentation from the development shall not have a significant 
adverse impact on the surrounding area. 

12. The development shall avoid Natural Landmarks and Natural Areas as designated in the 
Goals, Policies & Maps Element of the Comprehensive Plan and shown on the Zoning 
District Maps of Boulder County. The protection of Natural Landmarks and Natural Areas 
shall also be extended to their associated buffer zones. Development within or affecting 
such Landmarks or Areas may be approved, subject to acceptable mitigation measures 
and in the discretion of the Director, only if no other sites on the subject property can be 
reasonably developed, or only if reasonably necessary to avoid significant adverse 
impacts based upon other applicable Site Plan Review criteria. 

13. Where an existing principal structure is proposed to be replaced by a new principal 
structure, construction or subsequent enlargement of the new structure shall not cause 
significantly greater impact (with regard to the standards set forth in this Section 4-806) 
than the original structure. 

13. The proposal shall be consistent with the Comprehensive Plan, any applicable 
intergovernmental agreement affecting land use or development, and this Code. 

4-807 Community Planning & Permitting Department Director’s Determination  

A. If the Director finds in reviewing a site plan application that the application meets the 
applicable standards set forth in Section 4-806, the Director shall approve the site plan and 
the applicant can continue to process the building permit. 

B. If the Director finds that the application does not meet an applicable standard or standards, 
and that a reasonable basis for mitigation measures has been demonstrated, the Director 
shall approve the application with reasonable conditions that will avoid or acceptably 
mitigate the significant adverse impacts of the development. These conditions may include, 
but are not necessarily limited to the relocation or modification of proposed structures, 
additional landscaping, buffering, screening, relocation of access, or any other measures 
necessary to mitigate any significant impact or reduce hazards. The Director shall specify 
when the conditions shall be met. 

C. If the Director finds that the application does not meet an applicable standard or standards 
and that a reasonable basis for mitigation measures has not been demonstrated, the 
Director shall deny the application as proposed. The Director's determination must specify 
the reasons for the denial based upon the Site Plan Review standards in Section 4-806. 

D. Once the Director issues a determination, the determination shall not be final, and no 
permit based upon the determination shall be issued, for 14 calendar days after the date of 
the determination, in order to allow time for the applicant to appeal, or for the Board of 
County Commissioners to call up the determination for further review, pursuant to Sections 
4-808 and 4-809 of this Article. The Director's determination shall become final, and permits 
applied for in accordance with the determination may be issued, only after the expiration of 
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this 14-day period, and only if the determination is not reviewed and acted upon by the 
Board of County Commissioners at a subsequent appeal or call-up hearing. 

4-808 Applicant’s Right of Appeal of a Conditional Approval or Denial  

A. If the Director denies a site plan or conditionally approves it with conditions to which the 
applicant objects, the applicant shall be entitled to appeal the Director's determination to 
the County Commissioners. 

B. The applicant must file an appeal for this purpose with the Community Planning & 
Permitting Department in writing received no later than 14 calendar days after the date of 
the Director's determination. 

C. The Board shall review the Director's determination at a public hearing held as soon as 
practical after the appeal has been filed. Prior written notice of this hearing shall be 
provided to the applicant and to property owners within 1,500 feet, and shall be published 
as part of the Board's agenda in a newspaper of general circulation in Boulder County. 

D. At the public hearing, the Board shall consider evidence related to the Director's 
determination which may be presented by the Director, the applicant, or interested 
members of the public. The Board shall not be limited in their review to the subject of the 
appeal, but may review any aspect of the site plan application. Based upon this evidence the 
Board may affirm the Director's decision, alter conditions, add new conditions, or reverse 
the Director's determination on any aspect of the Site Plan Review application. In the case of 
denial of a site plan, the Board shall state its reasons for its decision based upon the Site 
Plan Review standards in Section 4-806. No permit shall be issued until and unless the Board 
acts on the Director's determination at the public hearing, and approves the site plan. 

E. Any site plan application submitted by a public utility or a power authority providing electric 
or natural gas service, which relates to the location, construction, or improvement of a 
major electrical or natural gas facility as contemplated by Section 29-20-108, C.R.S., as 
amended, shall be considered to be a “final application” under Section 29-20-108 on which 
final County action in the event of an appeal shall be required to be taken within 90 days 
after submission of the application, or the application under Section 29-20-108 is deemed 
approved For purposes of this Subsection 4-808.E., “submission” shall be considered to be 
the submission of a complete application as required by this Article 4, including but not 
limited with respect to compliance with any applicable notice requirements to the mineral 
estate owners and lessees constituting less than full fee title in the subject property as 
required by Article 65.5 of Title 24, C.R.S. 

4-809 Board of County Commissioner’s Review (“Call-up”) of a Conditional Approval or 
Denial  

A. No permit may be issued for 14 calendar days after the date of the Director's approval. 
B. At the same time written approval of the site plan is provided to the applicant, the Director 

shall forward to the Board a written statement including: 
1. the location of the affected property,  
2. a description of the proposed development under the permit, and  
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3. the basis for the Director’s determination. The Director's determination can be either 
that there is no significant adverse impact, that the significant adverse impacts can be 
avoided or acceptably mitigated through the conditions imposed as specified in the 
statement, or that the application be denied for reasons specified in the statement. 

C. Upon receiving the Director's statement, and no later than 14 calendar days after the date 
of the approval, the Board may call the Director's determination up for review before the 
Board. The call-up generally shall be made by the Board at a public meeting convened within 
this 14-day period. However, if it is not practical for the Board to convene a public meeting 
for this purpose within the 14-day period, any member of the Board may authorize a call-up 
within the 14-day period, which call-up shall be effective provided that the Board 
subsequently ratifies the call-up at a public meeting held within a reasonable period of time 
after the 14-day period expires. 
1. The Board shall review the Director's determination at a public hearing held as soon as 

practical after the Director's determination. Prior written notice of this hearing shall be 
provided to the applicant and to property owners within 1,500 feet and shall be 
published as part of the Board's agenda in a newspaper of general circulation in Boulder 
County. 

D. At the public hearing, the Board shall consider evidence related to the Director's 
determination which may be presented by the Director, the applicant, or interested 
members of the public. The Board shall not be limited in their review to the subject of the 
call-up, but may review any aspect of the site plan application. Based upon this evidence, 
the Board may affirm the Director's decision, alter conditions, add new conditions, or 
reverse the Director's determination on any aspect of the Site Plan Review application. In 
the case of denial of a site plan, the Board shall state its reasons for its decision based upon 
the Site Plan Review standards in Section 4-806. No permit shall be issued until and unless 
the Board acts on the Director's determination at the public hearing and approves the site 
plan. 

E. Any site plan application submitted by a public utility or a power authority providing electric 
or natural gas service, which relates to the location, construction, or improvement of a 
major electrical or natural gas facility as contemplated by Section 29-20-108, C.R.S., as 
amended, shall be considered to be a “final application” und Section 29-20-108 on which 
final County action in the event of a call-up shall be required to be taken within 90 days after 
submission of the application, or the application under Section 29-20-108 is deemed 
approved. For purposes of this Subsection 4-808.E., “submission” shall be considered to be 
the submission of a complete application as required by this Article 4, including but not 
limited with respect to compliance with any applicable notice requirements to the mineral 
estate owners and lessees constituting less than full fee title in the subject property as 
required by Article 65.5 of Title 24, C.R.S. 
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4-810 The Effect of an Approved Site Plan  

A. A Site Plan Review determination or determination to waive Site Plan Review shall expire 3 
three years from the date the application was approved. 

B. The approval of a site plan by the Director does not result in the vesting of development 
rights, nor does it permit the violation of any county or state regulations to preclude the 
Building Official from refusing to issue a permit if the plans and specifications do not comply 
with applicable regulations, or that the work described in the application for the permit 
does not conform to the requirement of the Uniform Building Code as adopted by Boulder 
County. 

4-811 Amendments to an Approved Site Plan 

A. Any proposal to change a site plan approved under this Article shall require a request to the 
Community Planning & Permitting Department to determine whether the proposed change 
constitutes a substantial modification to the approved plan. If the Director determines that 
the change constitutes a substantial modification, no such change shall be allowed to 
proceed until an application to amend the approved site plan is filed with the Director and 
approval granted in accordance with this Article. The applicant or its successor may appeal 
the Director's decision to require an amended site plan to the Board of County 
Commissioners, provided that any such appeal shall be in writing and shall be filed with the 
Community Planning & Permitting Director no later than 30 days following the date of the 
Director's decision to require a site plan amendment. 

4-1002 Nonconforming Structures 

A. A nonconforming structure is any existing structure which does not conform to the structure 
regulations of this Code for the zoning district in which such nonconforming structure is 
located, as a result of either (1) the adoption or amendment of this Code, or (2) a final 
county administrative or judicial decision precluding Boulder County from enforcing this 
Code specific to a structure on the basis of estoppel, laches, or waiver.  
1. For the purposes of these regulations, structure(s) with Existing Floor Area as of 

[EFFECTIVE DATE] that exceeds the zoning district Residential Floor Area maximum shall 
not be considered Nonconforming Structures.  

4-1201 Appeals to the Board of Adjustment  

A. Appeals to the Board of Adjustment may be taken by any person aggrieved by any decision 
of the Community Planning & Permitting Director or County Engineer made in the course of 
the administration or enforcement of Article 4 or any related provision of this Code, unless 
the Code provides that the decision will be appealed to the Board of County Commissioners. 

B. An application for an appeal must be made within 30 days after the Director or County 
Engineer makes a written decision on the matter being appealed. The 30 days shall start to 

Attachment A: Proposed Regulations (March 12, 2025) A17Page 67 of 204



run on the third day after the date of mailing of the decision to the last known address of 
the person concerning whom the decision is made. If not appealed to the Board of 
Adjustment the decision shall be final.  

C. The process for filing an appeal and specifics regarding the public hearing before the Board 
of Adjustment are outlined in Article 3 of this Code.  

D. Appeals to the Board of Adjustment related to any matters under Article 12, Special Review 
for Oil and Gas Operations, must be specifically permitted under Article 12.  

E. Any party to a proceeding before the Board of Adjustment may appeal the Board of 
Adjustment’s final decision under C.R.C.P. 106(a)(4).  

2-800 Boulder County Board of Adjustment 

A. Short Title  
1. The Boulder County Board of Adjustment may also be referred to as the ‘Board of 

Adjustment.’  
B. Membership, Selection, and Term  

1. The Board of County Commissioners appoints five regular Board of Adjustment 
members. Members of the Planning Commission may take the place of a regular Board 
of Adjustment member in the event of a temporary absence or vacancy; however, not 
more than two members of the Board of Adjustment may concurrently be members of 
the Planning Commission.  

2. All members must be residents of the County.  
3. The term of regular members is three years.  

C. Duties and Responsibilities  
1. The Board of Adjustment holds regular meetings to hear appeals of any order, 

requirement, decision, or determination made by the Land Use Director or County 
Engineer in administering or enforcing Article 4 related provisions (e.g. definitions in 
Article 18) of this Code, to hear appeals of the Director specified provisions of Article 12, 
and to consider certain variances from the requirements of Article 4 of this Code.  

2. The Board of Adjustment does not have the authority to grant any variance:  
a. from uses permitted in the zoning district;  
b. from the minimum lot size required, maximum gross density, or structure size 

maximum of any zoning district; 
c. from any definition;  
d. from the height or yard requirements which may be obtained, or have been denied, 

through the approval of a special use;  
e. which authorizes a substantial modification of a planned unit development or special 

use approved by the Board of County Commissioners; or  
f. which will cause an increase in the base flood to occur; 
g. from any provision of Article 12.  
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Article 18 Definitions 

18-179C Neighborhood

A. For applications Parcels inside platted subdivisions, which have seven or more developed
lots, the neighborhood is that platted subdivision.

B. For applications Parcels within the mapped historic Townsites of Allenspark, Eldora,
Eldorado Springs, Raymond, and Riverside, the neighborhood is the mapped historic
Townsite. 

C. For applications Parcels outside of platted subdivisions with seven or more developed lots or
the Townsites of Allenspark, Eldora, Eldorado Springs, Raymond, and Riverside, the
neighborhood is the area within 1,500 feet from the applicable Parcel .The neighborhood
shall not include any Parcels inside municipal boundaries, platted subdivisions with seven or
more developed lots or the townsites of Allenspark, Eldora, Eldorado Springs, Gold Hill
Historic District, Raymond, and Riverside.

18-189D Residential Floor Area

For the purposes of Site Plan Review and the presumptive size thresholds associated with the 
Expanded Transfer of Development Rights Program and the application of zone district Floor 
Area regulations Residential Floor Area includes all attached and detached Floor Area (as 
defined in 18-162) on a parcel including principal and accessory structures used or customarily 
used for residential purposes, such as garages, studios, pool houses, storage sheds, home 
offices, and workshops. (Exemptions: Gazebos, carports, solar parking canopies, detached 
greenhouses, renewable energy storage facilities, breezeways, structures that do not require a 
building permit in accordance with Article 17-300, and hoop houses up to a total combined size 
of 400 square feet.)  

Article 19-500 Marshall Fire (December 2021) 

C. Fire-Damaged/Destroyed Structures Eligible for Expedited Rebuilding
3. Proposed construction that is outside the scope of the defined parameters outlined in

Section 19-500.F may be undertaken if approved under the applicable provisions of the
other articles of this Code, such as Site Plan Review.
a. Projects outside of the scope of the defined parameters outlined in Section 19-500.F

shall be reviewed according to the Site Plan Review and Zone District regulations in
effect at the time of the Fire.
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Additional Materials and Background 
Boulder County Board of County Commissioners. 2019. “A Proclamation Endorsing the 
Declaration of a Climate Emergency.” climate-emergency-proclamation-july-2019.pdf 

City and County of Denver. 2025. “Expanding Housing Affordability Ordinance and Affordable 
Housing Fee.” Expanding Housing Affordability Ordinance and Affordable Housing Fee - City and 
County of Denver 

Colorado State Demographer’s Office. 2025. “SDO County Data Resource Page.” SDO County 
Data Resource Page 

Department of Energy. 2023. “Carbon Emissions in a Typical New Production Home: A Case 
Study.” https://www.nrel.gov/docs/fy23osti/84227.pdf 

Goldstein, B., Gounaridis, D., Newell, J.P. 2020. “The carbon footprint of household energy use 
in the United States.” https://doi.org/10.1073/pnas.1922205117 

Los Angeles Housing Department. 2025. “Affordable Housing Linkage Fee Background.” 
Affordable Housing Linkage Fee Background – LAHD 

Magwood, C., Huynh, T. 2023. “The Hidden Climate Impact of Residential Construction.” RMI. 
https://rmi.org/insight/hidden-climate-impact-of-residential-construction/  

National Renewable Energy Lab. 2023. “New Residential Construction Carbon Emissions.” 
https://www.nrel.gov/docs/fy23osti/83049.pdf  

St. Louis FRED. 2025. “Per Capita Personal Income by County, Annual.” 2023, Per Capita Personal 
Income by County, Annual: Colorado | FRED | St. Louis Fed. 

Data for charts and graphs are a combination of information available from data.census.gov, 
fred.stlouis.org, and Boulder County permitting data, available at 
accelapublic.bouldercounty.org. 
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This graph shows Site Plan Review proposals for the deconstruction and reconstruction of Residential Floor Area between 2010 and 
2023 in unincorporated Boulder County. The orange bars represent the RFA proposed to be deconstructed, and the blue bars 
represent the RFA proposed to be built. In most cases, when RFA is deconstructed, it is proposed to be replaced with more RFA.    
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I am writing to oppose the proposed changes to land use regulations that would limit the size of 
homes to 100% of the median for a given area, a significant reduction from the previous 
allowable size of 125% of the PSM. As a property owner who has owned land in Boulder County 
for 50 years, and lived, farmed and stewarded land at and around this location for 35 years, I 
have witnessed the erosion of property rights over time. The newest proposed changes are 
excessively restrictive and limiting. 35 years of working the land and paying taxes and all one 
gets is more of their rights taken away.  When we purchased our property, we had the right and 
the freedom to develop our land in a reasonable manner that was aligned with our needs, without 
the extreme limitations imposed by the current proposal. Landowners should be grandfathered 
the ability to build to the County regulations that were in existence when they purchased their 
land. 

The new restriction of limiting home sizes to 100% of the median is not only a tremendous 
reduction in building potential, but it also unfairly penalizes landowners, particularly in areas 
with smaller homes and more acreage. The sliding scale does absolutely nothing to alleviate this 
limitation. 

Boulder County believes that drawing a small circle around our house and calling that our 
neighborhood, while not including many homes to the north or east as well the subdivision 
behind us, should define our neighborhood. That is anything but reality.  The subdivision on our 
south and east property line has absolutely changed the character of our neighborhood more than 
anything else and has an effect on our daily living.  In reality, our neighborhood extends well 
over 1500 ft.  Drawing a circle and picking and choosing what is in it to define a neighborhood is 
ridiculous. The entire concept of neighborhood in a 1500 ft circle needs to be thrown out. 

We should have the right to build the same size house as anyone in unincorporated Boulder 
County. At a minimum, I believe that every property owner in unincorporated Boulder County 
should be allowed to build to the average house size within the unincorporated County, rather 
than adhering to a strict 100% of the median of a specified area and a ridiculous definition of a 
neighborhood. This would ensure that landowners have an equitable opportunity to develop their 
land. Anything less would be a disservice to those of us who have invested in this land and 
community over the decades. 

The goal of sustainability can be met in better ways other than taking away land owners property 
rights. The Commissioners want land owners to build small yet thousands of people drive to our 
neighborhood on a weekly basis and park at Tom Watson Park, the Reservoir, or Beech Open 
Space to exercise. Tens of thousands more travel for a couple hours up the highways, sit in 
traffic jams, just to ski for the day. Should these people stop doing these things in the name of 
sustainability? The Commissioners should declare that Boulder County citizens stop driving for 
recreation rather than forcing landowners to build smaller. There needs to be a balance and 
asking people to reduce their home size to below what they actually need is wrong. 

People live very differently now. Many of us work from home and do not commute to an office. 
We exercise from home and do not drive to a gym. We don’t go out too much, we are 
homebodies and enjoy our land and being at home. We have multigenerational family situations, 
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disability and circulation area needs that must be addressed within our home. Asking us to build 
smaller homes does not reflect or allow for those realities. This is neither just, equitable, nor fair. 

As landowners, we do our part to contribute to sustainability. We work hard to build the 
healthiest soil possible on our 150-acres of pastures at and around our home, sequestering 
hundreds of metric tons of carbon each year. Healthy soils play a vital role in slowing the effects 
of climate change by storing and sequestering carbon dioxide. Yet, despite our efforts to make a 
positive environmental impact, it seems that according to the County Commissioners, this is not 
enough. Imposing your ideologies of climate change by taking away people’s property rights, but 
only in the unincorporated County, is so very wrong. It’s interesting that none of the 
Commissioners and I believe only two of the Planning Commission live in the unincorporated 
County. Unincorporated County residents are the only ones being penalized and asked to make 
changes. If we plant silvopastures, can we get more square footage? There are many better ways 
to be more sustainable rather than limiting someone’s home.  Currently Boulder County has 
some of the strictest building codes in the nation. We are already ahead of the curve.  Limiting 
someone’s property rights is stealing, especially when they have been an “investor” for years. 

I am opposed to the revised land use and site plan review revisions. Please listen to the people 
you are supposed to be representing. 

Thank you for time and consideration, 

Joel Schaap 
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From: Lisa Robertson
To: !LongRange
Subject: [EXTERNAL] Proposed house size limitation in unincorporated Boulder County
Date: Tuesday, March 11, 2025 9:52:47 AM

"Staff were directed to explore changes to the SPR regulations to better
address neighborhood character, sustainability, and affordability."

This is government overreach at its best. It comes off as arbitrary and capricious, so I
wonder, Que Bono?

Lisa Robertson
Crestview Estates
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From: Adrianne Peterson
To: !LongRange
Subject: [EXTERNAL] SPR Regulations
Date: Tuesday, March 11, 2025 10:42:30 AM

Hello,

I would like to voice my concerns AGAINST this proposal. I do not approve of this and would like to make my
stance known.

Sincerely,
Adrianne Peterson
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From: Megan Monroe
To: !LongRange
Cc: Levy, Claire; Stolzmann, Ashley; Loachamin, Marta
Subject: [EXTERNAL] Public comment, DC-24-0003
Date: Tuesday, March 11, 2025 10:40:01 AM

The press release didn't have a deadline for comment - so if it's not too late, please see below:

Boulder County - I strongly oppose the proposed changes to size limits: (1) This proposal will not
stop large homes; large homes will still be built in more expensive neighborhoods - so please, stop
saying this is for environmental reasons- if large homes are “bad” then you should limit large homes,
do it across the board, evenly – don’t make more modest properties carry the burden of your
regulations and pass it off as environmental. (2) This proposal impacts property values
disproportionally, negatively impacting those that have the least and will directly impact those who
are not in more expensive PUD/neighborhoods the most; this is outrageously inequitable and it is
shocking Boulder County is considering this.

Further, this proposal not only treats neighborhoods differently, it now treats neighbors differently
in a “let them eat cake” sort of way: if you have 1,500 sf – you “get” an “extra” 325 sf to add on!
(Ignore the fact that your neighbor can have 5,175 sf while you’re now limited to 2,500 sf - let them
eat cake!) If Boulder County wants to limit those who have the least – and take property value
disproportionally away from those with the smallest properties in Boulder County, then they’ll pass
this – but if they truly want to be progressive, you would limit house size evenly across the board.

County Staff have said they are doing this “o that one day they too could afford to live in the County –
this is failing to see the perspective of those who might have also scrapped everything together to
buy a small house (or inherited it from family) – failing to see peoples’ dreams that, one day, the
small house might be able to serve their growing family needs – or one day might be sold on a level
playing field, offering the same value of their neighbors’ properties. Under this proposal, adjacent
properties will have drastically different building allowances, significantly different property rights
and therefore, considerably varied property value. The negative impact this proposal will have on
generational wealth will be felt most distinctly by those that have the least right now. (It must be
noted that tax assessment does NOT take into account the restrictions based on individual homes so
this will not even result in reduced taxes based on specific property limitations.)

If the Commissioners feel this is a fair, equitable proposal, I challenge them to deed restrict their
own homes too. Typically, when affordable units are created, this is subsidized and there is
compensation for it (and it is typically VOTED on by the public). In fact, in more expensive
neighborhoods in Boulder County (i.e. neighborhoods most often with larger homes) – if a property
owner CHOOSES not to build a large home, they can sell their “development rights” in transfer
development credits (TDCs) – now the County would like to further take those rights away from
those that have the least without any compensation. If the County wants to support affordable units,
then do so like the City and charge new or large homes a fee – don’t force properties to become
affordable without compensation so that the next homeowner can benefit off the lost property value
the County took from current owners.

Before doing this the County Commissioners should be sure to ask:

1-      How is this equitable?
2-      Have we done a demographic study to evaluate who this will impact the most? Does this
impact those not in more expensive neighborhoods the most?
3-      How will more restricted properties be compensated? Will we tax them at a different
rate than their neighbors who are less restricted or have larger homes?

Truly disappointed, 

Megan Monroe

Attachment C C5Page 76 of 204

mailto:megsmonroe@gmail.com
mailto:longrange@bouldercounty.gov
mailto:clevy@bouldercounty.gov
mailto:astolzmann@bouldercounty.gov
mailto:mloachamin@bouldercounty.gov


From: Karen Mandery
To: !LongRange
Subject: [EXTERNAL] Docket DC-24-0003
Date: Tuesday, March 11, 2025 4:28:20 PM

In these regulations, using the "defined neighborhood" idea to figure out how much residential
square footage is allowed is going to have very different results for different homes across the
County. According to the code, the defined neighborhood is "the area within 1,500 feet from
the applicable parcel." But it doesn’t include parcels within city limits or subdivisions with 7
or more houses [Article 18 Definitions, 18-179C]. I  think this idea of a defined neighborhood
is too limiting and unfair, and it’s going to create problems all over the County.

What happens when there are no houses within 1500 feet?

For example, a group of smaller, older farmhouses built in the 1950s in one area would be
restricted from expanding to meet more modern needs just because they’re not within 1500
feet of bigger homes. Even if they’re right next to a subdivision with 5000 sq ft homes, they
wouldn’t be able to expand because those houses don’t count in the definition of the
neighborhood. Meanwhile, just down the road, there could be much bigger homes, just
because they're close to other large homes. 

To make matters worse, the owners of those old farmhouses might have trouble selling their
modest homes in the future to families who want to continue farming traditions in Boulder
County. This could lead to a loss of working farms and ranches in the County. I think a better
definition of "neighborhood" should take into account the average house size over a larger
area—maybe even the whole unincorporated County. This would help fix the problems with
the 1500-foot rule, which is way too narrow, especially in rural areas.

Karen Mandery
7019 N 63rd Street
Longmont, CO 80503
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From: Roger Grow
To: !LongRange; Abner, Ethan
Subject: [EXTERNAL] SPR Regulations Update Community Response
Date: Tuesday, March 11, 2025 1:29:46 PM
Attachments: Screenshot 2025-03-11 at 12.55.35 PM.png

Hello Ethan, 

I would writing to share my feedback on the proposed SPR Regulation Changes. As a longtime resident of unincorporated Boulder County with decades of
experience navigating local building regulations through various construction projects, I am deeply familiar with the existing regulations.

I find the proposed new Floor Area limitations overly restrictive, with consequences that will do more harm than good. These limitations will negatively impact
property values and place undue burdens on families who need to expand their homes to accommodate growing needs. Personally, I have spent years saving and
planning to expand my home to support my growing family, yet under these proposed changes, I would no longer be able to add any additional square footage.

From my perspective, the current system is already restrictive in some cases, and I see no pressing need for sweeping changes that will impact thousands of
properties simply to address concerns about a handful of oversized homes. Today, our homes serve more functions than ever—people work remotely, exercise at
home, and require space for children, guests, and multiple hobbies. This shift in lifestyle naturally demands more square footage, not less.

Rather than imposing broad limitations that will negatively affect so many homeowners, I urge the county to explore alternative regulations that specifically
target the "monster homes" of concern. In most cases, the existing size presumption and SPR process work well. I encourage a more balanced approach that
preserves flexibility for homeowners while addressing the county's specific concerns.

If these proposed changes move forward, I strongly recommend greater leniency for basements. The City of Boulder has developed a thoughtful approach to
basement floor area regulations, and I believe Boulder County could benefit from adopting a similar framework. For your reference, I have attached a snapshot of
that code language to this letter.

At a minimum, Boulder County could implement a policy that “discounts” subterranean floor area by a certain percentage in floor area calculations. For example,
if a neighborhood’s median home size is 3,000 square feet, a homeowner could build 2,500 square feet above grade and 1,000 square feet below grade, with the
basement counted at a reduced rate (e.g., 50% of its actual size).  

Encouraging basement development is both a more efficient construction approach and a more sustainable energy solution. It also reduces the bulk and massing
of above-grade structures while still allowing homeowners to meet their space needs. By allowing more basement floor area, Boulder County can provide a
reasonable alternative for homeowners who require additional living space while maintaining the character of existing neighborhoods. I urge you to consider this
adjustment as a balanced and practical solution within the proposed regulations.

Boulder Revised Code: 9.8.2 (D)(i)
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Thanks,

Roger Grow, President
AGR Building Inc.
1035 Pearl St #205
Boulder, CO 80302
Direct line: 303.359.4869
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From: Bruce Faul
To: !LongRange
Subject: [EXTERNAL] square footage median
Date: Tuesday, March 11, 2025 8:44:25 AM

Boulder County Commissions,

I am not sure you gave you the right to limit the size of my home.  I have invested
into my asset and should be able to control what happens to it.  

there are rules with setback off property lines and other considerations.  We do
NOT need to be control by another rule.  It is time to allow the home owner to
decide what happens with their home. 

-- 
Thanks

Bruce Faul
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From: Sara
To: !LongRange
Subject: [EXTERNAL] Land Use Code related to Article 4-800 Site Plan Review
Date: Tuesday, March 11, 2025 8:08:23 AM

Hello,

I am writing in opposition to the proposed land use code change. As a resident of unincorporated county, I believe
that this change would negatively impact our ability to make improvements to our home over time. I understand the
intentions might be to discourage oversized dwellings and hinder developer ambitions, but it may also impact
average residents living in homes that are not excessively large. I believe that each project should be assessed
individually and be allowed to make cases for exceptions rather than be bound to rigid rules that may not allow for
nuance.

Thank you,
Sara Watts Eisele
Crestview Neighborhood
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Dale, Ethan, Planning Commission and County Commissioners, 
 
I have read the proposed revisions to land use and site plan review, DC-24-0003, and I am 
opposed to the revisions as written.   
 
After reviewing the changes, I believe the revisions are too restrictive and continue to be 
inequitable and discriminate against smaller homes and neighborhoods with smaller homes.  
The Planning Department has recommended removing the 125% PSM and imposing a limit 
of 100% of the median of a defined neighborhood, a significant reduction to what was 
previously allowed, even with the sliding scale.  It appears that nothing was considered as 
far as parcel size in relation to home size, and nothing was considered to change the 
‘definition of a neighborhood’.  The “definition of neighborhood" as a 1500 ft circle is 
outdated, very restrictive in certain areas and does not reflect the current state of our 
community. 
 
I’ll give you my personal example.  Not too long before we purchased our home, Niwot Road 
was a dirt road.  Now it is a paved road and a very busy driving, cycling and running 
corridor.  A large subdivision was built on our south property line and the access road is on 
our east property line.  Since the subdivision was built, the complexion and character of our 
neighborhood has changed substantially. 
 
Hundreds of cars and trucks drive in and out of the subdivision on a daily basis and the only 
homes that we can see from our home are the 5500 to 8500 square foot homes on our 
south property line. Yet Boulder County does not consider this subdivision part of our 
“neighborhood”.  We certainly do – there is no way we cannot – we hear and see that 
subdivision on a daily basis and we are mailed planning department notices for that 
subdivision, such as the very recent approval notice for a basement renovation in the 
subdivision to bring a home up to 9500 square feet. 
 
When we are irrigating or harvesting on our fields, neighbors stop and ask us questions, 
curious about our farming operations.  Should we not think of them as neighbors? Should 
we think of them as “those people from the subdivision”? No, we consider them neighbors 
and Boulder County should too. When the strong winds come in the winter and someone 
from the subdivision gets stuck on or slides off their road, we use our equipment and help 
them out. If their road becomes impassible because of blowing snow, we have plowed it for 
them. Like it or not, the subdivision is absolutely part of our neighborhood, as we are part of 
theirs. It feels as though Boulder County is asking us to ignore the realities of our immediate 
surroundings. 
 
The subdivision presence has a significant impact on our daily lives and the SPR proposed 
revisions fail to acknowledge or address the larger, more interconnected community we now 
find ourselves a part of.  Boulder County needs to change how it looks at “defined 
neighborhood” because a neighborhood is much more than an arbitrary circle around a few 
homes, with specified exclusions, especially in more rural neighborhoods.   
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There are much larger homes less than half a mile down Niwot Rd that do not fall into our 
1500 ft circle, yet I also consider that my neighborhood. Down the street, homes can be built 
to much larger sizes, yet on our corner of Niwot Road, where for instance our neighbor 
owns 160 acres, we own more land than some and there is OSMP pasture land across the 
street, homes will be forced to stay smaller. On the other side of Boulder County, a farmer is 
unable to sell his land and home in order to retire because people shopping for land do not 
want to be limited to a 3000 square foot home. That too has real consequences. It’s a 
challenge on all sides of the County and the regulations are too restrictive, not flexible and 
discriminate against smaller homes. A true neighborhood does not exist in a 1500 foot circle 
with unrealistic exclusions. 
 

• The “defined neighborhood” circle size, and what is included and not included, does 
not make sense and is not realistic.  The circle needs to either go away or be 
updated to reflect reality; increasing in size for rural areas and including all 
surrounding properties, even subdivisions. 

 
Affordability begins with the price of land and that will not change in Boulder County with 
these new regulations. If large homes are the concern, it would seem more appropriate to 
limit or restrict those homes rather than penalizing those with smaller homes who need 
space for family and accessibility. Sustainability can be better achieved by promoting 
healthy soils and sequestering carbon on a MUCH larger scale rather than severely limiting 
property owners needs, hopes and dreams. Boulder County has very strict building codes, 
much stricter than the rest of the country and land owners don’t need or want more 
limitations. 
 
I oppose these proposed regulations, they are too restrictive and continue to discriminate 
against the neighborhoods with smaller homes. Areas with large homes will still be able to 
build large.  These regulations can be made so much better and more equitable. I urge you 
to reconsider the current approach and ask for a different viewpoint. There are many 
professionals and landowners that would be happy to collaborate with the County to come 
up with a better balance of regulations for all. Neighborhoods are not static and it is 
important to consider both the historical and current context when determining building 
regulations. Landowners should be able to build a reasonable home in order to meet their 
genuine familial and accessibility needs without being restricted by an exclusionary circle 
that supposedly defines what constitutes a “neighborhood”. 
 
Respectfully Submitted, 
Paula Shuler 
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From:
To: !LongRange
Subject: [EXTERNAL] Comments on Boulder SPR Proposed Amendments
Date: Monday, March 10, 2025 4:32:48 PM

Hello - these comments are for Ethan Abner -

Ethan, please find my husband and my comments on the proposed Amendments. 

While we understand these may be added to the public record along with our name, we request
that this email address not be published as part of our comments.  Please confirm that is that
case. Thank you.

We support in large part the proposed Text Amendments to the Land Use Code related to Site
Plan Review.

We welcome and support the change in compatible size from 125% of the median of a
defined neighborhood, to the median of a defined neighborhood.  The allowance for 125%
creates an ever-increasing size to homes in unincorporated Boulder County, forever altering its
character and at odds with the County’s sustainability goals.

We welcome and support the change from a current size presumption to a size limitation.

We welcome and support the clarifications of the regulations.

While we are sympathetic to the challenges of residents with smaller homes, we do not
support all the elements of the proposed sliding scale.  In particular, we oppose the fourth of
the five scale items, namely the allotment of 675 s.f. additional floor area, above the median of
a defined neighborhood, for parcels with legally existing Residential Floor Area between
3,001s.f. and 4,500s.f.  This completely undermines the intent of the proposed amendments
designed to prevent ever-increasing home sizes.  Per the media coverage in September 2024,
"the median square footage of homes in unincorporated Boulder County was 3,379 in 2019
and 4,589 in 2023 — a 36% increase”.  Given the likely size of a defined neighborhood, a
home in the 3,001-4,500s.f range would be able to build to the median without requiring
additional allotments.  The existing problem would simply continue.

Alternatively, we propose the County amend the definition of a ’neighborhood, first to
encompass an area with a radius greater than the existing 1,500 linear feet, to better capture
the character of a ’neighborhood’ by including more than one or two Adjacent Property
Owners.

Also alternatively, we propose the County amend the definition of ’neighborhood’ to reflect
nearby subdivisions that may in fact constitute the ’neighborhood’ for an Adjacent Property
Owner, but which are not included in median size determinations.  Thus, one might live next
to Boulder Hills, or Lake Valley, or annexed areas of municipalities, which in fact do define
the character of adjacent areas but are not figured into the median size.

Likewise, we oppose the last of the Exemptions to the size limitation, namely the final one
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which provides an additional allotment of 200s.f. to a parcel where the existing RFA exceeds
the structure size limitation.

Thank you for your continuing work to steward the character and sustainability of rural
unincorporated Boulder County.

**********************
Julia Kashkashian
4994 Oxford Rd
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From: Joshua Forman
To: LU Land Use Planner; !LongRange
Subject: [EXTERNAL] docket DC-24-0003
Date: Monday, March 10, 2025 12:52:05 PM

Hello,

I live in unincorporated Boulder County and I oppose the proposed Site Plan Review changes
that change the current compatible size when reviewing plans that increase the square footage
of a house in unincorporated Boulder County.

Please consider my opposition in your decision about this.

Sincerely,
Joshua Forman
6226 Misty Way, Longmont, CO 80503

Joshua Forman
https://www.leadershipcoach.io/
Book time with me using Josh's Calendly
303.588.9941

Attachment C C15Page 86 of 204

mailto:joshuajforman@gmail.com
mailto:planner@bouldercounty.gov
mailto:longrange@bouldercounty.gov
https://url.us.m.mimecastprotect.com/s/2iA_Czp4xNfnoQy7H4fBU9wSec?domain=leadershipcoach.io/
https://url.us.m.mimecastprotect.com/s/J-5eCADX97fVALP8i8h6UGloBe?domain=calendly.com


To the Board of County Commissioners (BOCC), the Boulder County Planning Division, the
general public of Boulder County, and to others this may concem:

ln regards to the letter circulated on 11261202* Refenal Packet for Docket DC-24-0003. Tert
Amendments of the Land Use Code related to the Site Plan Review (Article 4-800). Long range
planners state aims of combatting house size increases and an accelerated rate of change
within the county on behalf of the BOCC. lt is stated that in the interest of preserving
neighborhood character, sustainability, and afiordability that the Land Use Code amendments
are being considered. Reading through the changes, the Presumptive Size Maximum (pSM) is
the county's primary vehicle to accomplish these aims, which, while good at preserving
neighborhood character and a beneficial launching ofi point; can also be ineffec{lve in a
broader context and ln several key ways:

The PSM ignores site conditions. A house's design is influenced by conditions, such as, but
not limited to, slope/ grade, lot size, homes with limited on-road access or conditions such as
vegetation or water. I have over 10 years of experience in the field of architectural design and
have seen firsthand issues that impacl square footage within Boulder County. Recenfly, I

worked on a home with a main floor and a walk out basement that matches the site topography.
The site's slope led to awkward ceiling heights, protruding ductwork hanging beneath the
already low ceiling and an unne@ssarily large basemenU mechanical space that exists to
provide belowgrade struc{ure for the abovegrade floor. ln the case of this house, it direcfly
limits the amount of liveable space because of structural considerations. The Boulder County
Planning Division should be less stringent about counting square footage, i.e. large mechanical
spaces with structural considerations should not count towards square footage (especially
below grade areas).

The PSM is a force for lnequality. The PSM focuses on neighborhoods as isotated cases, not
focusing on the sunounding context of neighborhoods, subdivisions or towns. For example: the
Morton Heights Subdivision in Niwot is bordered by larger neighborhoods like Somerset and is
downslope (and within sight) ftom sprawling homes built in the Niwot Hills Subdivision. The
PSM limits between such neighbofioods are markedly difierent despite being within close
proximity of each other. Homes within older and smaller subdivisions (like Morton Heights) are
held to stringent square footrage limitrations, while larger neighborhoods are hetd to their own
(and separate) standards. This influences property prices, and from a realestate perspective
favors lots within specific neighbofioods/ subdivisions at the expense of others. I think it would
be beneficial for larger PSM limits to be given to smaller subdivisions rather than allowing a
county-wide oone size fits all' solution of 100o/o or 125o/o. To use the popular saying, we
shouldn't "miss the forest for the trees."

The PSM is not conslstent. To use the prior example of the Morton Heights Subdivision in
Niwot, there is a portion of the neighborhood ('The Cove') that is full of larger houses that would
push the median square footage of the neighborhood higher. The only access to the
'neighborhood within a neighborhood' is ofi of Walker Rd. and requires traversing the
subdivision, despite this, the Cove is not counted to Morton Heights' PSM. I am aware that there
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are complex and necessary legalistic anangements that lead to such formations of
'neighbofioods within neighborhoods'. However, the county should meet with individual
subdivision HOAs and discuss homes like the Cove that should be added to the spreadsheet's
data for the purpose of the PSM.

The PSM 100o/o limit can stifle bulldlng. Remodels are beneficial for the local economy, both
in terms of the building trades and architecturalfirms. By lowering the PSM lrom 121o/oto 100%
it may discourage homeowners from building additions, stagnating both local industries. From
the standpoint of environmental sustainability, previous homes were built with inefiicient building
practices (thin insulation), low R-value windows and no considerations to altemative/ green
energy solutions (solar panels or geohermal wells). Encouraging homeowners to add additions
also requires that drafly older houses with poor windows and insulation are brought to modem
strandards, thereby increasing long-term sustrainability. We are building for the fufure after all, not
iust the here and now. lt is my opinion that the limit should remain at higher than 100% so that
more homeowners than just half of a neighborhood are incentivized to remodel their houses.
While I am aware that 4.102.3-c outlines specific cases in which more square footage can be
added, I don't think that 100o/o is the right numberfor all suMivisions.

Despite the planner's admirable aims of preserving neighborhood character, sustainabilig, and
afiordability, I am unconvinced that the PSM is a "one size fits all'solution. I am concemed that
neighborhoods such as Niwot Hills are examples of ?ouse sizes increasing, fand] the larte of
change by which they are increasing" that is outlined in the proposal. However, by making the
Niwot Hills subdivision a separate entity and not contingent on the neighboring smaller
subdivisions (like Morton Heights) downslope, it only increases inequality between subdivisions.

ln conclusion, I'd like to see some considerations added. [1] Large below grade unfinished
mechanical areas should not count in square footage calculations. [2J Considerations should be
granted to older and smaller neighborhoods that border larger and newer neighborhoods. [3] the
Boulder County Planning Division should meet with all subdivision HOAs to discuss ftinge
examples such as aforementioned cases like those of the Cove. [4] ln the interest of
incentivizing building, 100o/o is too low a number for the PSM. I'd like to see a higher number
granted.

Best Regards,

Matthew Fanar
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From: Chris Ennis
To: !LongRange; LU Land Use Planner
Subject: [EXTERNAL] comments on DC-24-0003, SPR code changes
Date: Sunday, March 9, 2025 11:27:03 PM

Dear Boulder County Planners, Planning Commission, and Board of County
Commissioners,

Thank you for the opportunity to comment on these proposed changes to
the SPR rules.

Although I believe these proposed changes are well intended, I disagree
with the fundamental way in which they are structured.

In these regulations, the use of the "defined neighborhood" concept to
determine allowable residential square footage will have results that
are very different for different homes in the County.

According to the code, the defined neighborhood is "the area within
1,500 feet from the applicable parcel".  The defined neighborhood area
does not include any parcels that are within municipal boundaries, or
any parcels in subdivisions of 7 or more houses [Article 18 Definitions,
18-179C].

I believe this concept of the defined neighborhood is too restrictive,
too inflexible, and will inherently lead to inequities throughout the
County.

For example, a cluster of smaller, legacy farmhouses built in the 1950s
in one area would be restricted from expanding to more realistic modern
expectations simply because these houses are not within 1500 ft of any
larger homes.  Even if they are right next to a subdivision having 5000
sq ft homes, they'd be unable to expand because the subdivision houses
"don't count" in the definition of the neighborhood.  Yet just a
half-mile down the road, there might be much larger homes, by virtue of
their proximity to other larger homes.

This does not make sense.

Further compounding the problem, the homeowners of those legacy
farmhouses might have a hard time selling their modest-sized homes in
the future to families that want to consider continuing the farming
traditions in Boulder County.  This could lead to a loss of working
farms and ranches in the County.

A much more fair definition of "neighborhood," in my view, should take
into account the median house size of a much larger area (perhaps even
the entire County).  This would even out the inequities of the 1500-foot
definition of a neighborhood, which in rural areas is way too
"microscopic."

I appreciate your consideration of my comments.

Sincerely,
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Chris Ennis
6372 Niwot Road, Longmont CO 80503

[this comment has also been submitted via the website for this docket;
please excuse duplication]
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From: Philip Greenberg
To: Boulder County Board of Commissioners
Subject: [EXTERNAL] Building Moratorium
Date: Saturday, March 8, 2025 4:56:05 AM

It seems as though the building moratorium was done without a lot of foresight and planning. I
am a Niwot resident and many of the houses in Niwot are significantly larger than mine.
However, since I am in an older neighborhood, we were just told we cannot add-on to our
house (8993 Audubon Court). Do you not feel as though individual property rights hold value?
Why are basements included in the square footage here, but not under standard real estate
practices? Why can houses in the 3 bordering neighborhoods exceed 6000 (and some at
10,000) square feet, yet our neighborhood is maximized at 4100? There does not seem to be
any logic behind the moratorium, except to curb all development. Development is good for the
economy and the environment, as it modernizes houses and makes them more efficient. The
size rule seems arbitrary, as it does not effect affordable housing, does nothing for the
environment and only restricts personal property rights that did not exist when I purchased my
home. I look forward to your response, as this moratorium shows very little logic.

Sincerely,
Philip Greenberg
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Better Boulder input to Boulder County on site plan review updates 
 

March 7, 2025 
 

Dear Boulder County Commissioners and Staff: 
 

Better Boulder would like to offer the following feedback on the proposed new rules.   
Overall we continue to feel that the proposed reduction to the median is an un-necessarily large reduction to 
homeowners current property rights. 
We do applaud the County’s awareness that an accommodation should be made to allow thicker walled 
homes as they enable energy-efficiency while utilizing lower embodied energy or Global Warming Potential 
wall systems. 
 

While we understand that ADU’s are not specifically on the agenda for this round of rules changes, we believe 
that allowing them everywhere more effectively addresses the Commissioner’s stated concerns about 
affordability, sustainability, and neighborhood character and the visual impact of homes.  We strongly believe 
that allowing ADU’s would quickly: 

➢ Reduce the median size of dwelling units in the county. 

➢ Reduce the visual impact of a typical dwelling unit. 

➢ Reduce the average cost of a dwelling unit in Boulder County. 

➢ Reduce the amount of both embodied energy and operational energy in an average dwelling unit. 

➢ Addresses the equity issue between different sized neighborhoods as every property would be entitled 

to the same right to create an ADU. 

➢ Lastly, we believe that ADU’s provide a unique and important benefit in that they provide for flexible 

living arrangements for a wider diversity of family and socio-economic demographics.  

In order to make ADU’s viable, we recommend the following: 
1. Allow at least up to 1200 sf. (as smaller sized ADU’s don’t accommodate families). 

2. Exempt the ADU square footage from the Presumptive Size Limit (PSL). 

3. Similar to the main residence, do not count covered porches against the square footage, as overhangs 

and porches are necessary for proper Passive Solar design.   

4. Allow the ADU to have up to a 400 sf. carport (exempt from the PSL). 

5. Do not require ADU’s to go through LISR.  They should be able to follow the SPR application process. 

We strongly encourage the County to fast-track this effort. 
 

Thank you for your consideration, 
Better Boulder 
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From: Edward Anderson
To: !LongRange
Subject: [EXTERNAL] Re: Draft Site Plan Review Regulations
Date: Thursday, March 6, 2025 12:19:39 PM
Attachments: Screenshot 2024-09-08 at 1.07.15 PM.png

Send along these comments

1. Environmental Solar offsets - One justification for limiting home size is reducing carbon
emissions. However, Boulder County already requires homes over 5,000 sq/ft to be net zero,
and restricting size may push new homes toward lower energy standards. Instead of limiting
growth, we should embrace innovation by updating energy requirements to mandate negative
HERS scores, ensuring homes generate more energy than they consume. Large lots in
unincorporated Boulder County offer untapped solar potential, allowing homeowners to offset
embodied energy. A simple 10kW solar array can generate 20 megawatt-hours per year,
rapidly compensating for construction emissions. Rather than restrictive policies, Boulder
County has the opportunity to lead in progressive energy solutions that prioritize innovation
over degrowth. 

2. Limiting family sizes - Boulder Valley Schools are already losing enrollment due to a
declining number of children in Boulder County. As a new father, the size of our home is a
key factor in how many children we can have. We chose to build on our lot because the
current 125% size limit allows us to create a home that fits a growing family. Further
restricting home sizes will discourage future families from having more children. Policies
should support, not hinder, families—because children are our future. 
 

3. Disingenuous characterization of building size trends - Boulder County Long-Term
Planning, led by Ethan Abner, has misrepresented housing size trends in its reports. The
existing 125% rule, implemented in 2008, successfully reduced home sizes. However, Abner's
analysis only starts in 2008, creating a misleading impression of continuous growth. Prior to
the COVID-19 era's low interest rates, home sizes remained stable. The recent perception of
larger homes is driven by recency bias from pandemic-related trends. With rising interest
rates, home sizes are likely to return to their pre-pandemic steady-state levels. See the attached
data from Boulder County’s GIS for a more accurate picture.
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4. Ballot Measure Limiting County Commissioners Power - Residents of unincorporated
Boulder County overwhelmingly oppose the proposed Land Use Code changes, yet the
County Commissioners continue to misrepresent their constituents. Given this disconnect, a
targeted ballot measure is warranted to amend the code—keeping the current 125% rule and
removing the Commissioners' power to alter it. While I generally support flexibility for future
amendments that align with residents' interests, the Commissioners’ current misalignment
makes this measure necessary to restore the will of the people.

On Tue, Feb 25, 2025 at 11:27 AM !LongRange <longrange@bouldercounty.gov> wrote:
Good morning—I hope this e-mail finds you well. Since you have participated in past events
regarding updates to the Site Plan Review regulations, or have submitted your thoughts or
comments regarding updates to those regulations, I wanted to let you know that a draft of the
proposed regulations and a summary of those regulations has been posted on the docket
webpage. If you have any thoughts or comments regarding the proposed regulations, please feel
free to send them to this e-mail. Written comments received before March 11, 2025, will be
included in the staff packet for the Planning Commission hearing which will occur on March 19,
2025. This will be a public hearing where members of the public are invited to comment on the
regulations. Additional information will be available on the docket webpage when we get closer to
the date of the hearing. Please let me know if you have any questions.
 
Best,
 
Ethan Abner | Long Range Planner
Boulder County Community Planning & Permitting
Mailing Address: P.O. Box 471, Boulder, CO 80306
Main: 303-441-3930 | Direct: 303-682-6892
eabner@bouldercounty.gov
www.BoulderCounty.gov
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My typical hours are Monday – Thursday 7:30am to 5pm and Friday 7:30am to 12pm.
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From: Bart Manchester
To: !LongRange; Abner, Ethan
Subject: [EXTERNAL] comments/concerns on SPR changes (and the original ones)
Date: Wednesday, March 5, 2025 9:19:33 AM

I continue to feel unsure about aspects of the changes proposed.  I do feel the goal of
providing clear guidance and less grey interpretation and also providing more even results as
opposed to the rich somehow continue to get large projects approved is a good idea - if I
understand it right having the guaranteed amount to grow is a good step -- however:

Where can I find the rules about what sq ft count towards the limit on today's structure?  I
forget for instance the garage, and other unconditioned but roofed areas like our "breeze way"
and our covered porch/patio space.  I have this feeling perhaps those are counted in our
reported 'sq ft' for the tax part of the county site even though they are not living area - does
that sound right?  And thus if those are the sq ft of SPR then a covered porch also counts
against people and can or will be disallowed if not covered by the allowance of the future
rules?  

some of my concerns/feedback :

1.  It now feels that regular people are penalized by not doing their renovations in the past
decade when there was a bit of a free for all despite the talk of tight restrictions
2. It feels the county continues to push those of us near the cities to join the cities so that we
can develop our private property in ways which we want instead of being overly restricted in
the county, ultimately removing the influence the county has over these properties
3. It feels wrong to me that on 8 acres I have such tight restrictions on the size of my house
and buildings - I can't make my house more than 2700 sq ft?  but I could sell my 8 acres and
have a developer put what maybe 40 homes here?  probably all bigger than 2500 sq ft  - how is
this a good move on the county's part?  Why not have some aspect of the rules associated with
the plot size - surely a 10 acre plot can accommodate a 5000sq ft home in a much more
reasonable and appealing way than a 6000sq ft plot - why would the rules be the same for
these two?
4. why sooo much restriction on ADUs - and why should the fire people get huge leeway in
not meeting building rules and code and also making ADUs while the rest of us are stuck?
5. Why do restrictions have anything to do with pure sq ft of inside space?  Especially why
count at all below grade sq ft - this has no impact on neighbors or people driving by or
anything - why shouldn't anyone be able to add a basement regardless of average nearby sq ft?
6. your rules are increasingly restricting people like me where neighbors who tend to have or
build larger homes are joining Erie - this has the affect of my 'neighborhood' is gradually
having larger homes - but instead of this slowly allowing me to add a tiny bit more sq ft over
the years to match the growing area - it penalizes me and reduces the sq ft I can add because
they are not counted once they go into the city - even if they remain 1 or 2 houses away and
build a 6000 sq ft home - this feels very unfair.  - also what happens as the sample size gets so
small / few homes...

earl manchester
12110 jasper rd
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From: Biff Warren
To: !LongRange
Subject: [EXTERNAL] Site Plan Review Changes
Date: Saturday, March 1, 2025 11:08:46 PM

I am unable to attend the March 19 Planning Commission hearing, but I want to comment on
the proposed changes. I served on the Boulder County Planning Commission from 1993 to
2000, and appreciate your work. I am hopeful that the Planning Commission will recommend
against these changes, which seem ill-advised with unintended consequences, that don't
address the real problem we face with housing costs. 

1. Homes in the unincorporated areas of Boulder County, chiefly the Niwot and Gunbarrel
areas, are most affected by these proposed changes. Boulder County and the City of
Boulder have adopted housing policies which have had the unintended consequence of
contributing to the rising cost of housing in Boulder County. While there have been
numerous benefits to these policies, such as preventing urban sprawl and preserving
agricultural lands, business development in the cities has far outpaced the housing
supply, and as a result, we have more and more people who work in Boulder or
Longmont, but live in Erie, or Dacono, or Frederick or Firestone, or Fort Lupton, or
Berthoud, or Loveland --- all of which contributes to more traffic, more pollution, and
more time on the road as well as wear and tear on the road. The county should be
exploring ways of expanding affordable housing options, workplace housing and
attainable housing, to mitigate these effects. While there have been some efforts, they
are woefully inadequate, and are playing "catch-up."  Instead, we are faced with these
well-intentioned proposals which actually have the opposite effect of allowing more
housing. We have seen at the state level that the legislature has essentially told
counties and municipalities that their "not in my backyard" responses to increased
density and ADUs will no longer be tolerated. 

2. Now, homeowners in the county are limited to sizes that are within 125% of the median
home size in their defined neighborhood. By reducing that to 100%, you will prevent
people who own a slightly larger than average sized home from ever building an
addition, even when it would allow seniors to age in place by providing additional living
space for caregivers. I am 75 years old, and have lived in my home for 40 years. Our
neighborhood consists of homes approximately 2500 to 3000 square feet. I don't know
if my home is over or under the median size, but if I were to add any additional living
space to my 2-story home, to allow us to live on the first level, I might find that I am
slightly over the median size already. In addition, tax-wise, there are many families that
would face a significant tax burden if they had to sell their home because they couldn't
modify it. Home prices have increased so much that someone who bought a home 40
years ago for $130,000, which is now worth $1,000,000 or more, could only exclude
$500,000 from capital gain tax upon sale. That means that in this example, owners who
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are forced to sell due to caregiver needs or a need for lower level living would pay
capital gain tax on $370,000 of gain. If they were able to live out their lives at that
location, they would avoid any tax due to the step-up in basis upon death. Another
unintended consequence of poorly imagined restrictions on properties. 

3. There are other reasons that this is a bad idea, and others, such as architect Anne
Postle, can tell you more about them. 
I urge you to recommend against making these restrictive changes to the Land Use
Code, and instead, tell the County Commissioners and land use staff to focus on finding
more ways to add enough affordable housing to existing developments that would allow
local workers to live in the community. We did it before with Transferable Development
Rights - we ought to be able to craft another program to "catch up" to the need for
affordable housing in Boulder County. 

Thank you for your consideration.
Bruce Warren 

Bruce (Biff) Warren
M A N A G I N G  E D I T O R

303-652-2433

lefthandsports@hotmail.com
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From: Mike Keffeler
To: !LongRange
Subject: Re: [EXTERNAL] Re: Draft Site Plan Review Regulations
Date: Friday, February 28, 2025 11:16:34 AM

Hi Ethan,

Thanks for your message and for providing more background. I have some idea (thought I am sure not a
complete idea) of the challenge you and your team are tasked with. At the core, I think the fundamental
issue is trying to come up with a 'single' standard. The county and all of the permutations of circumstance
is at the root of the difficulty. 'One rule' is conceptually clean, but practically onerous as the spectrum of
situations and motives across all of the neighborhoods, properties and geographies of Boulder County
are not conducive to a 'single solution'. My unfiltered opinion is that the system previously in place was
working. It was clunky, but it was working. It was forcing conversations and justifications, while taking into
account circumstance and neighboring properties. 

The system you are being asked to deliver seems rooted in limitation, with mild acknowledgment of
circumstance. The County Commissioners seem exceedingly motivated by metrics (i.e. - carbon
emissions) that are related to house size, but not tied directly to it. With that, while the goals may be
admirable, the implementation and effectiveness are being truncated because of the measurement
method. It's like trying to gage how fast you're going in a car by measuring wind noise vs looking at the
speedometer. 

Instead of limiting size, a more open approach would heavily involve efficiency metrics and let the size be
more open to circumstance. High performance / high efficiency buildings do not need to be small. For
example, LEED Platinum buildings are not small (nor inexpensive), but they're exceedingly efficient.
Given the property values in and around Boulder, it's not difficult to imagine folks who want more space
are able to create solutions (or have solutions created) that do not increase the carbon footprint of the
property. Simply limiting size is a poor way to achieve high efficiency and, I would argue, a way to keep
carbon emissions flat over time. Much fewer people will gut their home for the sole purpose of making it
more efficient with zero ability to increase the size vs making a modestly larger home more efficient. 

I appreciate your time and the opportunity to give feedback, and I strongly encourage a more flexible
approach vs what is being proposed. 

Thanks again, I hope you have a great weekend as well!  Best Regards, Mike Keffeler (303-847-5699)

On Friday, February 28, 2025 at 10:51:11 AM MST, !LongRange <longrange@bouldercounty.gov> wrote:

Good morning Mike—thank you for taking the time to share your thoughts regarding the proposed
regulations.  I will be sure to share these with my colleagues and Planning Commission. Staff
proposed the sliding-scale approach based on feedback we received from members of the public
about limiting development to the median (and how that could impact smaller neighborhoods). We
have also done our best to try and achieve a balance—if you think we’ve missed the mark please let
me know what you think we could change in order to do better.
 
Again, thank you for taking the time to share your comments and participate in this process. I hope
you have a good weekend.
 
Best,
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Ethan
 

From: Mike Keffeler <mike_keffeler@yahoo.com> 
Sent: Tuesday, February 25, 2025 11:59 AM
To: !LongRange <longrange@bouldercounty.gov>
Subject: [EXTERNAL] Re: Draft Site Plan Review Regulations
 
Hi Ethan, 
 
Thank you for all of your work and for sending this along. I really appreciate that you sent both a link to
the full regulations as well as a summary - thank you!
 
In the conversations I have had with many of my fellow Boulder County neighbors, not a single one has
been in favor of a reduction that is proposed. Not one. This was also clear in the meeting that I attended
with you and Dale in Niwot several weeks ago. However, it's as if the overwhelming, and consistent,
feedback has been ignored in favor of effectively rubber stamping what the Commissioners initially
proposed. From my initial read, there seems little variance from what the Commissioners asked you to
put together before you solicited community feedback.
 
Put simply, limiting the size of homes to the median RFA while simultaneously eliminating the adjacency
provisions is an overreach. Effective Planning should take into account, and attempt to balance overriding
objectives and community wants  & needs. The proposal as currently written is simply not balanced. 
 
While I recognize and can appreciate the challenge you and Dale have with regard to coming up with a
set of rules that apply county wide, you are painting with an overly broad brush while simultaneously
limiting community residents options and ignoring community feedback. I urge you to give the (from what I
have experienced to be overwhelming) community feedback you have solicited a stronger voice in your
proposal to the Commissioners. 
 
Thank you again for your energy and for soliciting feedback - I very much appreciate it! 
 
Thanks and Best Regards, Mike Keffeler
 
 
 
 
On Tuesday, February 25, 2025 at 11:27:50 AM MST, !LongRange <longrange@bouldercounty.gov>
wrote:
 
 
Good morning—I hope this e-mail finds you well. Since you have participated in past events
regarding updates to the Site Plan Review regulations, or have submitted your thoughts or
comments regarding updates to those regulations, I wanted to let you know that a draft of the
proposed regulations and a summary of those regulations has been posted on the docket webpage.
If you have any thoughts or comments regarding the proposed regulations, please feel free to send
them to this e-mail. Written comments received before March 11, 2025, will be included in the staff
packet for the Planning Commission hearing which will occur on March 19, 2025. This will be a public
hearing where members of the public are invited to comment on the regulations. Additional
information will be available on the docket webpage when we get closer to the date of the hearing.
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Please let me know if you have any questions.
 
Best,
 
Ethan Abner | Long Range Planner
Boulder County Community Planning & Permitting
Mailing Address: P.O. Box 471, Boulder, CO 80306
Main: 303-441-3930 | Direct: 303-682-6892
eabner@bouldercounty.gov
www.BoulderCounty.gov
 
My typical hours are Monday – Thursday 7:30am to 5pm and Friday 7:30am to 12pm.
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From: Mark Chanlynn
To: !LongRange
Subject: [EXTERNAL] Building
Date: Thursday, February 27, 2025 9:21:21 AM

There should be size restrictions on new homes. There is no consideration for energy needed to heat and
cool these big houses, but we are supposed to drive electric cars to save the air quality. Doesn't make
sense.
Mark Chanlynn
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From: Dtcabailey
To: !LongRange
Subject: [EXTERNAL] Site Plan Review
Date: Thursday, February 27, 2025 1:03:31 PM

David and Cheryl Bailey approve of the proposed changes. Bigger homes use more water, often have absentee
owners unavailable for volunteer fire departments, push up property taxes, and change the culture of rural
subdivisions.

David and Cheryl Bailey (owners)
328 Overlook Ln
Boulder, CO 80302

Sent from my iPhone
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From: Rick Sullivan
To: !LongRange
Subject: [EXTERNAL] Comment on proposed land use changes
Date: Wednesday, February 26, 2025 10:18:31 PM

To whom it may concern.

Your efforts to revise the land use code present a unique opportunity to allow us to move into
more sustainable lifestyles. I urge you to take that opportunity. There are many of us who want
to live differently and proactively adapt to climate change but cannot due to arbitrary code
limits.

One area that could make an immediate impact is to incentivize home gardening and farming.
Every person should have a right and the ability to grow as much food as they can on their
land. To do that, season extension structures are a must for mountain communities.
Mountainous areas are in different USDA hardiness zones. We need to accommodate widely
varying conditions. With that, I have some questions and suggestions. 

1. Why does current code limit season extension structures to 400SF? If a family wants to
achieve food independence and has the space, why place an artificial limit on that?

2. Why does it make sense to count season extension structures against our total allowable SF
for living space if we attach them to our homes? An attached greenhouse: uses the home's
energy that would normally be lost to the outside and helps insulate the actual living space
making existing homes more energy efficient. Separate structures require their own heat,
power, and twice the materials.

For example, an existing south-facing front porch could make an ideal greenhouse. However,
if it has a door from the home then it's counted as additional "living space" instead of
"growing space". The alternative is to seal off the door, which is ridiculous and wasteful, but
then it's subject to the 400sf rule rather than the natural construction of the existing structure--
which is the porch. It's about adapting our homes, no different than mounting solar panels or
installing electric car chargers. That is the kind of overly-broad rigidity we need to jettison as
we adapt to climate change. 

3. Realize that you have three different types of land you’re trying to regulate with this code.
Rural plains, urban, and mountain. Why does the county not make exceptions for communities
in different climates with different needs, like shorter growing seasons and different weather?
While farmers are planting tomatoes in Boulder, mountain communities are still digging out of
snow but have the exact same limits placed on them.

For example: A neighbor of ours was forced to build a woodshed out of pallets because
had he built one will three regular walls (not four), it would count against his square
footage. Wood heat is a must for many in mountain communities but the rigidity of
county living space definitions prevents regulators from recognizing the longer
winters, or even the difference between a wood shed and living space. 
Same question applies to work sheds. We are often forced to store equipment outside
because the county counts shed space against our total SF. 

I simply ask that, as you consider your updates, you also consider that we will need to change
the way we live. Climate change is no longer in the distant future. Our communities are
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burning now. Let us do what we need to do. Let us become more resilient. Let us adapt. At the
very least, give yourselves the flexibility you need to make sound judgments about creative
solutions so that we aren’t sacrificing our future for the sake of a checklist that was never able
to predict the future or account for every scenario in the first place.

Thank you for what you're doing and for considering my suggestions. It's not an easy job. 

Rick Sullivan
Allenspark, CO
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From: Josh Ritzer
To: !LongRange
Subject: [EXTERNAL] Re: Draft Site Plan Review Regulations
Date: Tuesday, February 25, 2025 1:12:22 PM

Hi Ethan,

Thank you for your work on this and for the opportunity to provide feedback.

I have two main points to offer:

Basement Exclusion: I think basements should be excluded from the Residential Floor
Area (RFA) calculation. This would allow families to increase their usable square
footage without significantly impacting the above-ground footprint and neighborhood
character.
Acreage Consideration: I believe it's important to provide some flexibility for larger
lots to have increased square footage allowances. If garages and detached structures are
included in the RFA, it seems equitable to allow properties with higher acreage to have
some level of increased (non-agricultural) square footage. The restrictions feel overly
limiting for larger properties.

Essentially, my concern is balancing the goal of managing growth with the practical needs of
families and the inherent differences between lot types and sizes.

Sincerely,

Josh Ritzer

On Tue, Feb 25, 2025 at 11:27 AM !LongRange <longrange@bouldercounty.gov> wrote:
Good morning—I hope this e-mail finds you well. Since you have participated in past events
regarding updates to the Site Plan Review regulations, or have submitted your thoughts or
comments regarding updates to those regulations, I wanted to let you know that a draft of the
proposed regulations and a summary of those regulations has been posted on the docket
webpage. If you have any thoughts or comments regarding the proposed regulations, please feel
free to send them to this e-mail. Written comments received before March 11, 2025, will be
included in the staff packet for the Planning Commission hearing which will occur on March 19,
2025. This will be a public hearing where members of the public are invited to comment on the
regulations. Additional information will be available on the docket webpage when we get closer to
the date of the hearing. Please let me know if you have any questions.
 
Best,
 
Ethan Abner | Long Range Planner
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Boulder County Community Planning & Permitting
Mailing Address: P.O. Box 471, Boulder, CO 80306
Main: 303-441-3930 | Direct: 303-682-6892
eabner@bouldercounty.gov
www.BoulderCounty.gov
 
My typical hours are Monday – Thursday 7:30am to 5pm and Friday 7:30am to 12pm.
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From: Nicholas Fiore
To: !LongRange
Subject: [EXTERNAL] Re: Draft Site Plan Review Regulations
Date: Tuesday, February 25, 2025 12:00:52 PM

Solutions in search of a problem. Looks great? What are you solving for is the question. 

We have an affordability problem, and you’re all out here making livable square footage more
scarce. Why do we get up in the morning?

Nick
Nicholas Fiore
Studio 720 515 7749
Mobile 434 531 6837
nick@flowerarchitecture.com

FLOWER 
1401 Walnut St. 4th Floor
Boulder, CO 80302
flowerarchitecture.com 
@flowerarchitecture

On Feb 25, 2025, at 11:27 AM, !LongRange <longrange@bouldercounty.gov>
wrote:


Good morning—I hope this e-mail finds you well. Since you have participated in past
events regarding updates to the Site Plan Review regulations, or have submitted your
thoughts or comments regarding updates to those regulations, I wanted to let you
know that a draft of the proposed regulations and a summary of those regulations has
been posted on the docket webpage. If you have any thoughts or comments regarding
the proposed regulations, please feel free to send them to this e-mail. Written
comments received before March 11, 2025, will be included in the staff packet for the
Planning Commission hearing which will occur on March 19, 2025. This will be a public
hearing where members of the public are invited to comment on the regulations.
Additional information will be available on the docket webpage when we get closer to
the date of the hearing. Please let me know if you have any questions.
 
Best,
 
Ethan Abner | Long Range Planner
Boulder County Community Planning & Permitting
Mailing Address: P.O. Box 471, Boulder, CO 80306
Main: 303-441-3930 | Direct: 303-682-6892
eabner@bouldercounty.gov
www.BoulderCounty.gov
 
My typical hours are Monday – Thursday 7:30am to 5pm and Friday 7:30am to 12pm.
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From: Kim Cattau
To: !LongRange
Subject: [EXTERNAL] RE: Draft Site Plan Review Regulations
Date: Tuesday, February 25, 2025 12:07:14 PM

Good morning,
 
Some initial feedback:
 

1. Consider including a Definition of “Breezeway” since it is now referenced in the RFA definition. 
Include how to measure area in regards to 18-189D exception since there are limitations.

2. Consider defining how to measure area of a carport in regards to 18-189D exception; I’ve
heard varied applications of this measuring to face of structure vs. edge of roof eave and
consistency would be preferred.

3. I’m finding the language in the definition of Existing Floor Area hard to understand, specifically
the second half – “Floor area constructed without a County building permit…. That was
exempt from applicable building permit requirements.”  If it was exempt from building permit
requirements, why would it count as square footage?  How is the exempt status determined? 
What about existing floor area that was not exempt from building permit requirements?

4. Should the Code clarify expectations if it’s determined there are structures or portions of
structures that were built without a permit but did require one?  I.e. can retroactive permitting /
deconstruction take place in parallel with SPR?  Does this expectation change if the BWOP
area is directly relevant to the current project or not (i.e. a detached shed over the size
limitations or with power is determined to be BWOP, but the proposed application has to do
with the principal residence)?   

5. 18-189D – I feel that perhaps the 400 SF limitation of the exemptions should be increased if it
now includes “structures that do not require a building permit” such as sheds as well as
breezeways.

6. 4-1002.  How will the information be found / documented to determine whether a structure
had existing floor area exceeding the RFA max at the effective date?   

7. I presume the SPR application forms will also be updated accordingly; please consider
eliminating the 11x17 sheet size requirement (or increasing to a standard architectural sheet
size like 24x36) found on the application form.  This is not an appropriate sheet size for much
of what we’re trying to communicate, and with digital applications sheet size is much less
relevant than it once was.

8. Please consider reformatting the SPR fact sheet to put Covered Porch below the total line
since it doesn’t count toward RFA.   

 
General commentary - I don’t personally agree with the limitation to the median, and still believe it
should be higher than that.  However, I think that the inclusion of a one-time addition does help to
“cushion” the restrictions from the homeowners perspectives.
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Thanks,
 
Kim Cattau, AIA, NCARB
   Principal
   Slope Architecture, LLC
 
   303.223.4295
 
 
 
From: !LongRange <longrange@bouldercounty.gov> 
Sent: Tuesday, February 25, 2025 11:28 AM
Subject: Draft Site Plan Review Regulations

 
Good morning—I hope this e-mail finds you well. Since you have participated in past events
regarding updates to the Site Plan Review regulations, or have submitted your thoughts or
comments regarding updates to those regulations, I wanted to let you know that a draft of the
proposed regulations and a summary of those regulations has been posted on the docket webpage.
If you have any thoughts or comments regarding the proposed regulations, please feel free to send
them to this e-mail. Written comments received before March 11, 2025, will be included in the staff
packet for the Planning Commission hearing which will occur on March 19, 2025. This will be a public
hearing where members of the public are invited to comment on the regulations. Additional
information will be available on the docket webpage when we get closer to the date of the hearing.
Please let me know if you have any questions.
 
Best,
 
Ethan Abner | Long Range Planner
Boulder County Community Planning & Permitting
Mailing Address: P.O. Box 471, Boulder, CO 80306
Main: 303-441-3930 | Direct: 303-682-6892
eabner@bouldercounty.gov
www.BoulderCounty.gov
 
My typical hours are Monday – Thursday 7:30am to 5pm and Friday 7:30am to 12pm.
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From: Ray Bagley
To: !LongRange
Subject: [EXTERNAL] Re: Draft Site Plan Review Regulations
Date: Tuesday, February 25, 2025 7:47:41 PM

Hello,

Thank you for the notification.

In reading both the summary and the draft, it appears that exactly zero of my objections were
addressed.  Does the commission plan to release any summary of the community feedback
gathered in this process? From my limited perspective, it seems like this change is being
driven solely by the commissioners and not by the broader community they are meant to
represent.

To recap, I have two primary objections to the proposed ordinance:
1) the definition of Residential Square Feet is overly broad. It should only include conditioned
living space, not unconditioned outbuildings, garages, etc.
2) the use of platted subdivision to define neighborhood is, at least in my case, VERY overly
broad. The plats for Boulder Heights span several miles of parcels varying from ~1 to 15
acres, and homes from 60-70 years old to new. "Neighborhood character" is a farcical concept
here where in many places you cannot even see two houses in the same view.

The proposed changes will, in my opinion, devalue all our properties and should NOT be
adopted.

Thank you,
Ray Bagley

On Tue, Feb 25, 2025 at 11:27 AM !LongRange <longrange@bouldercounty.gov> wrote:
Good morning—I hope this e-mail finds you well. Since you have participated in past events
regarding updates to the Site Plan Review regulations, or have submitted your thoughts or
comments regarding updates to those regulations, I wanted to let you know that a draft of the
proposed regulations and a summary of those regulations has been posted on the docket
webpage. If you have any thoughts or comments regarding the proposed regulations, please feel
free to send them to this e-mail. Written comments received before March 11, 2025, will be
included in the staff packet for the Planning Commission hearing which will occur on March 19,
2025. This will be a public hearing where members of the public are invited to comment on the
regulations. Additional information will be available on the docket webpage when we get closer to
the date of the hearing. Please let me know if you have any questions.
 
Best,
 
Ethan Abner | Long Range Planner
Boulder County Community Planning & Permitting
Mailing Address: P.O. Box 471, Boulder, CO 80306
Main: 303-441-3930 | Direct: 303-682-6892
eabner@bouldercounty.gov
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www.BoulderCounty.gov
 
My typical hours are Monday – Thursday 7:30am to 5pm and Friday 7:30am to 12pm.
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From: Paula Shuler
To: Abner, Ethan
Cc: Case, Dale; Boulder County Board of Commissioners; James Ruger
Subject: Re: [EXTERNAL] SPR Input
Date: Friday, February 7, 2025 11:07:48 AM

Hi Ethan,

To answer your question regarding equity:

Property Size should be a consideration when determining allowable square footage.
Impact to neighbors should be a consideration when determining allowable square
footage. 
Buying Land in Boulder County has always been a large investment, landowners should
have more rights.

If there must be an arbitrary formula:

Increase the size of the PSA to 3500 ft radius (My “neighborhood" is much larger than a
1500 ft radius and in my neighborhood 2500 ft doesn’t change anything from the 1500
ft radius)
Include everything in that 3500 ft radius, even subdivisions, into what defines a
“neighborhood”, because those homes truly are part of the neighborhood. 
Allow unincorporated Boulder County property owners to build to at least 3500 sq ft
minimum floor, since the average home size in unincorporated Boulder County is
approx. 3500 sq ft.
Garages, Sheds & Decks should not be calculated as part of the residential floor area of
a home.

Placing even more regulations and restrictions in the Land Use Code and SPR process will
disproportionately impact the neighborhoods with smaller homes while the neighborhoods
with giant homes will keep on building giant. Relaxing the Code and SPR regulations, not
tightening the screws, will make things more equitable. 

The definition of a neighborhood is not defined by some random sized circle.  Neighborhoods
are different throughout the County and our neighborhood happens to have a lot of open land. 
Because of that, does the Planning Department think we need to stay small? That is not at all
fair and is very deflating after working with a goal to build for many years. What is wrong
with medium? The challenge is the gigantic homes not the 3500/4000 square foot homes.  The
Planning Department is discriminating against certain neighborhoods.  As I said in my earlier
email - Boulder County is no longer affordable, that ship has sailed and making property
owners build small will not reverse that. 

Per Resolution 2024-070, The Planning Department is concerned about the significant growth
in home sizes and the Director is concerned that existing regulations do not adequately
promote smaller scale homes. What does that even mean?  Does that mean that my neighbor
who owns 160 acres must stay small and not build medium? How crazy is that when small
parcels are being approved for very large homes. The Planning Department wants to
“promote" a smaller scale home in our neighborhood when there are 8000+ square foot homes
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just behind us, many 6200++ square foot homes to the north and many large homes just to the
east. But none of those homes count in our random “neighborhood” circle. I truly consider all
of those people my neighbors and I truly consider the formula and the new direction of the
regulations inequitable. Has the Planning Department ever considered getting rid of the
neighborhood circle and formula?

To be truly equitable the Planning Department would listen to the citizens that live in the
unincorporated County as well as the professionals in the community and take input and
suggestions seriously BEFORE creating a proposal for the PC and BOCC. I am just one
person, there should be organized group input. Someone said to me at the December Open
House, “It doesn’t matter what you say, they’ve already decided what they are going to do”.  I
must agree - I have a strong feeling that the Planning Department already knows what
proposal they are going to put forward. I would hope that the new Land Use Code and SPR
regulations will not be like the moratorium - something that so many citizens strongly objected
to yet the outcome appeared to be predetermined even before public comment at BOCC and it
was pushed through without any regard for overwhelming public disapproval. That’s injustice.
Why doesn’t Boulder County remove the moratorium for now and start over by truly taking
into account feedback from the community. It’s critically important that the Planning
Department makes every effort to create new code and regulations that the entire community
can support.

Let me know if you have additional questions, always happy to talk.

Paula Shuler

On Feb 6, 2025, at 9:01 AM, Abner, Ethan <eabner@bouldercounty.gov> wrote:

Good morning Paula--sorry it has taken me a bit of time to respond, but I read
your e-mail earlier this week and have been taking time to digest it. You mention
that you think the regulations are inequitable. In your opinion, how can we make
them more equitable? I can get a sense from some things that you point out in
your letter, but I don't want to make any assumptions. 

As always, I will include this in the staff packet for the Planning Commissioners
and Board of County Commissioners when we reach that point in the process. 

Best, 
Ethan  

-----Original Message-----
From: Paula Shuler <pshuler@mac.com> 
Sent: Monday, February 3, 2025 7:19 AM
To: Abner, Ethan <eabner@bouldercounty.gov>; Case, Dale
<dcase@bouldercounty.gov>; Boulder County Board of Commissioners
<commissioners@bouldercounty.gov>
Cc: James Ruger <james@rugerlaw.com>
Subject: [EXTERNAL] SPR Input

Good Morning Ethan, Dale & Commissioners,
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I wanted to continue the conversation regarding potential SPR regulations. I have
additional thoughts but my email was already too long (again)...

Best Regards,
Paula Shuler
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From: Laura King
To: !LongRange
Subject: [EXTERNAL] Building moratorium
Date: Thursday, February 6, 2025 9:53:43 AM

Good morning,

I hope you are well. I wanted to comment on the building moratorium. My understanding is
that it's meant to promote sustainability and affordability. As we test the waters with it, I
wanted to give my feedback.

1. Limiting square foot size by neighborhood favors the affluent. For instance, if you have a 1
acre lot in a neighborhood of 7,000 square foot houses, the county is enhancing the value of
that land. Conversely, if you have a 1 acre lot in a neighborhood of 1,800 square foot houses
the county is depressing the value of that land.

2. The neighborhoods with the smallest houses have the strictest limits. This means a family in
a neighborhood of small houses may not be able to add an extra bedroom to take in elderly
parents or for a new baby while those in affluent neighborhoods are free of this issue and may
be permitted to have a house that is bigger by an order of magnitude on the same sized lot.

3. Limiting square footage at this time impacts affordability in a really significant way. As
Colorado has recently decided to allow Accessory Dwelling Units statewide, this strict square
footage limit prevents many homeowners from creating ADUs that could be used to create
long-term rentals. ADUs provide such an opportunity to create prosperity for homeowners and
create extra rental housing, all without investment by the county.  The current direction of the
federal government makes it more important than ever to support both current homeowners
and renters to achieve stability.

4. Concerns about sustainability can be addressed directly through code. The size of a house is
a proxy. A bigger house could be net zero while a smaller one could be an energy guzzler- not
well insulated and run off natural gas.

I believe the county can better achieve its goals by allowing a more generous square footage
limit. This will positively impact affordability. Addressing sustainability issues directly
removes the consequences felt here by people living in neighborhoods with smaller houses
and those with buildable lots in neighborhoods with smaller houses.

Thank you for your thoughtful consideration.

Warm regards,
Laura 

-- 
Laura King

Realtor®, RENE

The Pedal Group
1470 Walnut St., Suite 201
Boulder, CO 80302
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m: 720.352.2937
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From: Bruce Gray
To: !LongRange
Subject: [EXTERNAL] Temporary Moratorium
Date: Thursday, February 6, 2025 2:48:15 PM

Hi Ethan,

Thank you for speaking with me on Tuesday about my family home at 335 Wild Horse Circle in
Pine Brook Hills and making me aware of the temporary moratorium and pending Land Use
Code changes.

55 years ago, my family bought an acre lot in Pine Brook where my parents built their mountain
dream home — a simple home with plywood siding.  My parents were in their 30s at the time
and both worked at the National Bureau of Standards.  My sister and I grew up there.  Working
on the design of that house with my mom as a teenager directly led to my becoming an
architect a decade later.

The County lists our house at 3,706 square feet, although roughly 40% of that is frigid
unfinished basement or garage.  My parents have wanted to upgrade and modernize the home
for decades but postponed those plans when my dad was diagnosed with Parkinson's.  He
recently passed away.

Our family home is today objectively well below the size and quality of other homes in the area,
even of the many older homes.  My sister and I would like to upgrade and modernize the house
to finally fulfill our dad's decades old vision.  Doing so would add 1,000 to 1,500 square feet to
meet modern standards and extend the useful life of the home for another 50 years — yet it
would still be smaller than most of the homes nearby and a fraction the size of the largest. 
Without adding some square footage the house will be permanently obsolete and continue to
fall further behind the neighborhood norm.  The reality is that the economics of bringing it up to
the neighborhood median requires adding slightly more square footage to correct what's
inherently substandard.  We're not interested in adding rooms or turning our home into a giant
like so many new homes in Pine Brook; we merely want to bring it up to par for the benefit and
long-term health and stability of the entire neighborhood.

We fully understand the sensitivity and alarm so many feel about the enormous mansions
being constructed around the County in recent years and the desire to rein in that trend.  But
50-year residents should not be penalized by the desire of newcomers to build oversized
homes out of character with well-established neighborhoods.  I know it's a tricky issue to solve
numerically.  Our concern is that trying to rein in ridiculously large homes has the unintended
consequence of heavily penalizing the poorest longtime residents aspiring to do very
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reasonable things to improve their property for the benefit of the entire neighborhood.

While not perfect, the "125% of median rule" has a certain logic and would likely work for most
longtime residents going forward.  It would work for us.  However, I do think 125% is arbitrarily
low and an invitation to costly legal challenges in the future by others.  Making it 133% or even
150%, perhaps with a second test such as "not to exceed" the largest home in the immediate
area, or perhaps 80% of the largest home, would still eliminate the out-of-place giants while
eliminating expensive court battles.  It would certainly make the rules more defensible in court
for the County down the road.  And as an architect that has done work all over the Western
U.S. and helped write land use codes in other cities, I strongly suggest excluding fully
subterranean basement areas (defined as anything 8 feet or move below grade) in a new
home's area calculation given that below grade square footage has almost nothing to do with
the visual bulk of a building.  It strikes me as unnecessarily arbitrary, punitive and hard to
defend in court.  Making it crawlspace instead benefits no one.

Are more public hearings scheduled?  If so, I would like to speak.  Please let me know.  Thanks
again for you assistance and good luck sorting out a very difficult issue.

Bruce Gray
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Ethan, Dale & Commissioners, 

Ethan, thank you for taking 7me out of your day a couple weeks ago to have a conversa7on 
with my husband and myself.  While I realize that it is not always possible, I truly feel that a 
beBer understanding can be achieved with a real conversa7on and I am trying hard to keep the 
lines of communica7on open with the Planning Department.  

I hope you understood and considered our point of view when we finished our call but I want 
to con7nue the discussion regarding a few items. The first item is about a document we just 
received from the Boulder CP&P Department regarding a home renova7on in our 
“neighborhood”.  This renova7on is a basement addi7on that will bring the total square 
footage of the home to 9,514 sq. feet.  We received mailings regarding this home and have no 
problem with the homeowner doing something to their property, especially to a basement.  
However, I find it absolutely inconsistent that this home is just behind our south property line 
and we are sent these mailings yet this home, and all the other 5500, 6000 and 8000+ square 
foot homes behind us, do not factor into the County’s neighborhood mathema7cal calcula7on 
for our “acceptable home size”.  How is that possible?  How does this begin to approach fair 
and equitable?  It doesn’t, the system is flawed.  This is a prime example of what we discussed 
on the telephone.  These ‘subdivision’ homes are the only homes we can see from our house, 
are con7guous to our property, yet we do not get to use their square footage in our 
‘neighborhood circle’ because this house, according to the County, is not part of our “defined 
neighborhood”.  The property owner from the mailing is geYng 9500 square feet.  We do not 
want anything close to that but the County wants to limit our house to very small and we live 
on nearly 18 acres. We receive these mailings because this house is near us but we aren’t 
allowed to build a house even one third of this size because it is not what the County feels is 
our “defined neighborhood”?  This is SO out of balance. The County’s mathema7cal formula as 
well as defini7on of “neighborhood” for deciding home sizes is neither logical nor fair, 
especially to the homeowners who live in older neighborhoods with more open land around 
them, such as us.  

We have lived at our property 35 years and when we moved in, we could have built any size 
home we wanted.  Through the years the County has whiBled away our property rights and 
now we are completely restricted because of the Planning Department’s defini7on of a 
neighborhood. Shouldn’t we be grandfathered to those original standards when we purchased 
our property? I honestly believe we should. Is restric7ng a landowner’s home size to very small 
and discrimina7ng against certain neighborhoods truly what the Planning Department and the 
County Commissioners should be doing?  We will build as green as we possibly can but that 
doesn’t seem to be enough for the Planning Department.  
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Instead of restric7ng homes in certain areas of the County to stay small, the County needs to 
place more scru7ny on the truly gigan7c residen7al applica7ons and place more restric7ons on 
those homes (in certain circumstances, I think there are reasons those homes should be 
allowed also). Homeowners have differing circumstances and differing needs – disabled family 
members, mul7- genera7onal families, etc.  Limi7ng certain neighborhoods to small homes is 
unjust, inequitable and does not always allow landowners to meet their needs.  Is limi7ng 
older neighborhoods to small homes what the landowners of unincorporated Boulder County 
want? No, it is not. How is it that the Planning Department and Commissioner’s ideology can 
overrule what the unincorporated residents want?  

My husband and I have worked hard for many many years and are now ready to invest in an 
updated larger home on our land but we will be completely and absolutely restricted by 
County regula7ons.  The reality that Boulder County has become so controlling is absolutely 
devasta7ng. What we want is completely realis7c and what we will be allowed is unrealis7c.  
What if we need and want more because of a familial circumstance? It is very hard to watch 
your hopes and dreams be completely taken away by government personnel and policies – 
especially when the policy makers will not be affected by these new regula7ons because they 
do not live in the unincorporated County. It is disheartening to know that the couple (yes, two 
people) who live three houses north of our property just had a 6200 square house approved 
but that our property will not be approved for a 3000 square foot home. I feel defeated and 
discriminated against by the regula7ons that Boulder County personnel feel they need to 
impose on unincorporated County landowners. Why is there a formula to decide what 
property rights a landowner has? If the County thinks that is equitable, as a property owner, I 
am telling you that it is not equitable - it is discriminatory. The Planning Department needs to 
end this discrimina7on and beBer serve the property owners. I would like to be part of that 
conversa7on and solu7on. 

Secondly, Concrete.  The Planning Department stated that Boulder County would like to see 
people use less concrete in the building of basements and houses.  The Boulder County 
Commissioners have approved two gigan7c concrete projects – a 9 mile, 12 foot wide, (at least 
6” thick?) bike path between Boulder and Longmont cos7ng $165 million dollars and an 11 
mile, 12 foot wide, (at least 6 “thick?) bike path between Boulder and Lyons slated to cost $96 
million dollars. What is the embodied carbon in a 20 mile X 12 h wide X 6” deep slab of 
concrete? I really have a hard 7me with the Planning Department and the Commissioners 
asking only the residents of unincorporated Boulder County not to use concrete when Boulder 
County is inves7ng $255 million dollars into a massive amount of concrete, not to men7on the 
huge amount of GHGs that will be expended by all the equipment during the construc7on of 
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these bike paths. Will the bike path be made with carbon neutral concrete? It seems that 
concrete is very acceptable in certain applica7ons but Boulder County wants to tell landowners 
in unincorporated Boulder County not to use it?  

Concrete is both durable and fire resistant. In light of what is happening in California, 
discouraging the use of concrete in residen7al construc7on, in my opinion, is extreme 
hypocrisy.  I just read an ar7cle about a ‘fire resistant’ home and it was mostly concrete.  Fire is 
a very real threat in our community and we have been asked to evacuate three different 7mes.  
Is this really the correct direc7ve for property owners in an area prone to fires? Building in 
Boulder County is already prohibi7vely expensive and asking unincorporated residents to find 
an alterna7ve to concrete will make it even more so. Un7l geopolymer concrete, bio concrete 
or another carbon neutral concrete is widely available and more affordable, the Planning 
Department should not be discouraging the use of concrete for residen7al construc7on in 
unincorporated Boulder County.  

Finally, I would like to point out what I see as another nega7ve outcome to County decisions 
and restric7ng certain neighborhoods to small homes. I want to present the absolute inequity 
this poses by presen7ng two different examples. There is a large house and “barn” being 
constructed on 61st street.  I looked at the documents for this 4 acre parcel and not only was a 
very large house, water feature and pool plus a large “agricultural barn” approved but the 
homeowners were also allowed to tear down a perfectly good 5700 square foot house that 
was just build in the 1990s.  These homeowners are building a lovely, very large 6400 sq h 
house with 3700 sq h of covered porch and I hope it sa7sfies all of their dreams. (I dream 
about a 3700 square foot house that BC says I cannot have, but they are geYng that much 
covered porch – completely separate example of inequity!!!) 

Contrast that with a family who has been farming in Boulder County their en7re lives and their 
dream is to re7re, sell their home and move on. They live on 29 acres with water rights and 
had a contract on their 1400 square foot home and property. When the poten7al buyers found 
out they could only build a 3000 square foot home, the buyers backed out of the sales 
contract. This was completely defla7ng to this family. How is this even close to being 
equitable?  Should the lifelong farmers have hired a team of lawyers and agents and fought for 
something more realis7c? The cancella7on of this purchase contract was a direct result of the 
County’s “neighborhood circle” calcula7on. Again, the formula that the County is currently 
using is anything but fair and equitable.  How can a 4000 or 4500 square foot house on 29 
acres be a bad thing?  I think tearing down a perfectly good very nice 5700 sq. foot 30 year old 
house to build a 6400 square foot new house with 3700 h of covered porch on a 4 acre parcel 
plus a 2000++square foot “barn”, plus a “water feature” plus a pool and spa, plus two other 

Attachment C C54Page 125 of 204



exis7ng buildings creates MUCH more of a nega7ve impact. Yet THAT transac7on was 
approved. For the record, I am not against these private homeowners geYng what they want, 
but my point is that your policies and decisions are incredibly biased, inequitable and unfair. 
Not only is the County unfairly limi7ng house sizes in certain areas because of a faulty formula, 
the County is also nega7vely and unfairly affec7ng property values and jeopardizing property 
sales, which for some property owners is their only asset. It is discriminatory to penalize 
certain neighborhoods and residents of unincorporated Boulder County and affect their 
livelihood and their dreams.  How does one small parcel get every considera7on and one larger 
parcel get nothing? Is that a successful formula? The County planning decisions need to be fair 
and equitable so that all property owners have more freedom to do what they want.  

Nothing about the SPR regula7ons is equitable. Will that improve with more restric7ons and 
regula7ons? No, it will not. I live in a small house with a decent amount of property.  The lands 
surrounding our property are large parcels.  There are many older, smaller homes around us 
and our neighborhood circle only allows for a small increase in our home size yet residents in 
other areas on much smaller parcels are able to have gigan7c homes.  Is that because they 
have more money or have hired more people to fight their fight? Perhaps, but I also think it is 
because Boulder County does not have a fair or equitable system in place. Instead of making 
policies more restric7ve, the Planning Department needs to make things more equal. That 
does not involve making small homes stay small.  County planning policies are nega7vely 
affec7ng certain property owners. The neighborhood circle should be MUCH larger, especially 
in a neighborhood such as ours, it should something closer to 3500 feet. Perhaps one size circle 
does not fit all? Addi7onally, if the average house size in unincorporated Boulder County is 
3500 square feet, anyone in the unincorporated County should be able to build to that 
minimum size, without ques7on. Is a 4500 square foot home on 29 acres truly what the County 
is concerned about? No, but it is not allowed on the farmer’s parcel that wants to re7re and is 
not able to sell. The County’s true challenge is the gigan7c 12,000, 9,000 and 7,000 square foot 
homes so scru7nize those more closely. Is the Planning Department ac7vely asking residents of 
unincorporated Boulder County for input BEFORE they formulate the new SPR proposal? Is the 
Planning Department involving any of the knowledgeable and informed professionals from the 
community in a realis7c formula7on of a new SPR proposal? Government should not operate 
on ideals and against its own ci7zens.  
Once again, a very long email, but this is acutely important to me and my family as well as 
thousands of other property owners. My sense is that no one is truly listening to the ci7zens 
and professionals of Boulder County and the Planning Department is steamrolling ahead with 
their pre-conceived plan without considering cri7cal input. I hope we can con7nue the 
conversa7on.  Respecqully SubmiBed, Paula Shuler 
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From: Mike Keffeler
To: Abner, Ethan
Cc: Case, Dale
Subject: [EXTERNAL] Follow Up on Community Meeting - Local Housing Price Data
Date: Wednesday, January 29, 2025 9:33:14 AM
Attachments: BoCo Prices vs State and USA 2009-2024.pdf

BoCo Prices vs State and USA 2009-2024.xlsx

Hi Ethan, 

I'm following up on your request regarding sharing the Boulder County house price data that I brought up at the meeting. I'll paste a link below to the local agent's website where I got the initial data that I shared with you (and
Dale) at the meeting last Friday (at Pat Murphy's house in Morton Heights). If you click on any of the 'Check Out the Data' hyperlinks, you will get all sorts of data and graphs. 

I noticed that what was missing from their data was any sort of comparison to national (or even state) averages. With that, I did a little poking and came across Zillow data (link below as well) which allows for anyone to download
all sorts of local or national data. I downloaded some data from Zillow and plotted some summary graphs in Excel and came up with the .pdf attached. I have also attached the Excel file and data that was used to create the
graphs in the pdf file. 

When you look at the data, and plot out the trendlines, one thing that is indisputable is that prices, and more importantly, the rate of appreciation, in Boulder County outpaces nearly everywhere else in the country. The price, and
rate of appreciation, also outpaces the rest of Colorado. The data shown in the .pdf file attached (and the Excel file attached) is taken from 2009-2024 - which is after the 125% size restriction in Boulder County was implemented.
To what extent macro-trends played a role vs local policy is difficult to determine - but again, what is clear is that the rate of appreciation in Boulder County since 2009 has outpaced both the Colorado and National Averages. 

When considering this data, it is impossible to conclude that size restrictions make homes more affordable. In fact, the data indicates it does the opposite. 

Let me know if you have any questions. Thanks again for your time, energy and consideration on this topic. 

Best Regards, Mike Keffeler (303-847-5699)

https://www.zillow.com/research/data/

https://agents4homebuyers.com/market-data-average-home-prices-in-boulder-co-and-nearby-communities/?
_gl=1%2A17g6z4u%2A_gcl_au%2AMTQ0OTgwODYwMC4xNzM3NzQwNDky%2A_ga%2ANjcwMjExMjE2LjE3Mzc3NDA0OTI.%2A_ga_7L20LWGZJ7%2AMTczNzc1MTQ2Ni4zLjEuMTczNzc1MTgxNy41Ni4wLjgxMDczMDc1NA..
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Boulder County Home Price Appreciation since 2009 vs Rest of USA – All States Included
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BC vs CO vs USA 2009-2024

		State_zhvi_uc_sfrcondo_tier_0.33_0.67_sm_sa_month (1)

		RegionID		SizeRank		RegionName		RegionType		2009-01-31		2009-02-28		2009-03-31		2009-04-30		2009-05-31		2009-06-30		2009-07-31		2009-08-31		2009-09-30		2009-10-31		2009-11-30		2009-12-31		2010-01-31		2010-02-28		2010-03-31		2010-04-30		2010-05-31		2010-06-30		2010-07-31		2010-08-31		2010-09-30		2010-10-31		2010-11-30		2010-12-31		2011-01-31		2011-02-28		2011-03-31		2011-04-30		2011-05-31		2011-06-30		2011-07-31		2011-08-31		2011-09-30		2011-10-31		2011-11-30		2011-12-31		2012-01-31		2012-02-29		2012-03-31		2012-04-30		2012-05-31		2012-06-30		2012-07-31		2012-08-31		2012-09-30		2012-10-31		2012-11-30		2012-12-31		2013-01-31		2013-02-28		2013-03-31		2013-04-30		2013-05-31		2013-06-30		2013-07-31		2013-08-31		2013-09-30		2013-10-31		2013-11-30		2013-12-31		2014-01-31		2014-02-28		2014-03-31		2014-04-30		2014-05-31		2014-06-30		2014-07-31		2014-08-31		2014-09-30		2014-10-31		2014-11-30		2014-12-31		2015-01-31		2015-02-28		2015-03-31		2015-04-30		2015-05-31		2015-06-30		2015-07-31		2015-08-31		2015-09-30		2015-10-31		2015-11-30		2015-12-31		2016-01-31		2016-02-29		2016-03-31		2016-04-30		2016-05-31		2016-06-30		2016-07-31		2016-08-31		2016-09-30		2016-10-31		2016-11-30		2016-12-31		2017-01-31		2017-02-28		2017-03-31		2017-04-30		2017-05-31		2017-06-30		2017-07-31		2017-08-31		2017-09-30		2017-10-31		2017-11-30		2017-12-31		2018-01-31		2018-02-28		2018-03-31		2018-04-30		2018-05-31		2018-06-30		2018-07-31		2018-08-31		2018-09-30		2018-10-31		2018-11-30		2018-12-31		2019-01-31		2019-02-28		2019-03-31		2019-04-30		2019-05-31		2019-06-30		2019-07-31		2019-08-31		2019-09-30		2019-10-31		2019-11-30		2019-12-31		2020-01-31		2020-02-29		2020-03-31		2020-04-30		2020-05-31		2020-06-30		2020-07-31		2020-08-31		2020-09-30		2020-10-31		2020-11-30		2020-12-31		2021-01-31		2021-02-28		2021-03-31		2021-04-30		2021-05-31		2021-06-30		2021-07-31		2021-08-31		2021-09-30		2021-10-31		2021-11-30		2021-12-31		2022-01-31		2022-02-28		2022-03-31		2022-04-30		2022-05-31		2022-06-30		2022-07-31		2022-08-31		2022-09-30		2022-10-31		2022-11-30		2022-12-31		2023-01-31		2023-02-28		2023-03-31		2023-04-30		2023-05-31		2023-06-30		2023-07-31		2023-08-31		2023-09-30		2023-10-31		2023-11-30		2023-12-31		2024-01-31		2024-02-29		2024-03-31		2024-04-30		2024-05-31		2024-06-30		2024-07-31		2024-08-31		2024-09-30		2024-10-31		2024-11-30		2024-12-31

		9		0		California		state		323789		318863		314783		310949		307234		303988		301580		299568		297992		297151		297979		299874		301798		302602		303629		304909		306317		306253		305123		303193		301224		299112		297241		295908		294870		293876		292411		290852		288510		286625		284983		283193		281055		278773		277646		276912		276534		275983		275365		274943		275135		276222		277799		280293		283660		287957		292663		297671		302415		306613		310220		314465		320264		327281		334311		341035		347624		354131		359590		363987		367170		369801		372194		375112		378226		380791		382477		383955		386396		389492		392962		396166		399014		401422		403392		405299		407456		409666		411407		412574		413573		414803		415830		416767		419870		425091		431021		435502		438475		441101		442062		441760		440308		439978		441025		443553		448335		454629		461464		467046		471138		474645		476353		477829		479383		482762		486510		490914		495887		501372		506372		510484		514247		517309		520096		523085		526457		530045		532582		534068		533605		532011		530205		529168		528547		528165		528567		530249		532819		535850		539149		542569		545362		547608		549772		551770		552022		550827		550672		553888		561026		570191		580864		591510		600350		607914		614766		623736		634477		646009		656433		663644		668534		672899		678655		685751		695647		708346		723658		737583		748079		753660		753965		749364		742006		735382		730176		725714		718772		711634		706384		705806		708752		713910		720863		728731		736250		742364		746739		749524		750052		749900		751372		755206		759664		762119		764102		765859		768140		769720		771481		773263

		54		1		Texas		state		138913		138652		138545		138528		138528		138504		138515		138399		138246		138043		138085		138210		138271		138257		138282		138456		138658		138703		138457		137983		137420		136854		136267		135757		135314		134848		134390		133947		133596		133238		133039		132923		132881		132769		132559		132315		132203		132356		132631		132907		133215		133649		134141		134509		134824		135138		135500		135864		136371		137016		137781		138507		139336		140324		141273		142193		142911		143729		144479		145320		146308		147423		148548		149526		150517		151523		152668		153698		154606		155250		156064		157016		158207		159442		160649		161778		162859		163935		165054		166222		167413		168612		169669		170764		171938		173162		174064		174923		175752		176740		177563		178364		179279		180289		181425		182516		183590		184549		185571		186703		187722		188640		189351		190105		190870		191783		192788		193904		195010		196017		197197		198300		199451		200325		201324		202223		203109		203786		204553		205406		206250		206995		207639		208183		208672		209146		209650		210253		210912		211794		212839		213976		215131		216248		217338		218123		218404		218572		219228		220654		222806		225234		228004		230688		233505		236506		239904		243675		247990		252607		256842		260071		262431		264880		268050		271693		276487		281849		287912		293794		299201		303920		306789		307690		307026		306077		305075		303788		302090		300475		299397		299026		299347		300181		300932		301514		301552		301321		300830		300223		300024		300285		301156		302012		302342		302111		301552		301137		300879		300621		300253		299982

		14		2		Florida		state		174893		171564		168434		165318		162303		159435		156982		154721		152651		150900		149733		148845		148162		147568		147162		146809		146350		145658		144700		143503		142196		140829		139445		138126		136808		135558		134281		133046		131813		130698		129670		128862		128254		127905		127727		127646		127674		127794		127986		128344		128807		129434		130064		130623		131219		131957		133002		134395		135989		137615		139275		140985		142913		144802		146617		148350		150034		151812		153383		154985		156510		158154		159695		161068		162422		163544		164700		165683		166706		167564		168636		169907		171296		172512		173586		174665		175887		177140		178569		180081		181726		183446		185103		186642		188061		189406		190642		191951		193247		194632		195848		197108		198523		200097		201538		202733		203781		204953		206321		207774		209048		210361		211608		213016		214381		215843		217349		218925		220327		221558		222796		224024		225297		226369		227759		229117		230496		231630		232835		234138		235313		236367		237080		237595		237872		238273		238791		239498		240201		241133		242407		243977		245879		247671		249245		250203		250467		250600		251165		252725		255226		258185		261660		265113		268688		272249		276054		280286		285407		291676		298096		303808		308436		312992		318090		323600		330517		338562		348059		358045		367615		376122		381894		384816		385190		384712		384013		383177		381844		380715		380256		380696		381738		383396		385082		386752		387914		388966		389889		390713		391411		392132		392987		393661		393784		393006		391960		390954		390106		389167		387977		386892

		43		3		New York		state		268810		267500		266339		265350		264441		263453		262430		261326		260396		259676		259216		258907		258682		258664		258742		259132		259549		260107		260464		260378		259838		258862		257841		256806		256076		255517		255172		254709		254213		253473		252749		252042		251397		250755		250055		249464		248944		248737		248925		249318		249809		250168		250502		250513		250540		250379		250364		250338		250739		251406		252191		252933		253772		254939		256101		257144		257899		258700		259364		259812		260197		260725		261694		262822		264163		265088		265849		266302		266909		267380		268027		268579		268993		269237		269484		269933		270740		271624		272725		274046		275792		277681		279224		280475		281360		282052		282365		282924		283782		285113		286207		286990		287592		288431		289727		291517		293158		294890		296419		298479		300138		301594		302669		303999		305350		307037		308406		309933		311313		312419		313859		315469		317811		319925		322312		324640		327028		328610		329735		330395		331468		332981		334620		335999		336787		337748		338729		339901		340543		341265		342709		344546		346809		348535		350123		351443		352591		353211		353387		353790		355821		359150		363550		368403		372998		377792		382271		386433		390594		394491		397934		400033		401070		402570		404823		407487		410625		414430		419507		424702		429444		433981		437041		437958		436406		434596		433056		431490		429850		428488		428582		430058		432474		435314		438326		441387		443984		445825		447363		449046		450831		453035		456000		459624		462955		465633		468138		471202		474035		476428		478240		479976

		47		4		Pennsylvania		state		161120		160657		160428		160290		160051		159722		159362		158939		158539		158267		158211		158297		158542		158883		159356		159817		160119		160172		159928		159464		158774		157958		157061		156215		155480		154884		154429		153943		153382		152665		151948		151354		150927		150577		150227		149886		149589		149524		149840		150306		150752		150931		151006		150885		150765		150589		150459		150373		150368		150388		150617		151044		151676		152209		152366		152421		152352		152566		152719		152927		153065		153161		153257		153497		153935		154399		154881		155118		155141		154816		154613		154594		154672		154723		154911		155323		155905		156425		157043		157753		158449		158974		159239		159592		160072		160564		160604		160597		160791		161286		161673		162062		162551		163175		163745		164389		164952		165451		165833		166277		166743		167231		167743		168304		168932		169695		170600		171508		172319		173027		174008		174939		175679		176045		176426		176866		177285		177529		177803		178172		178828		179815		180854		181692		182243		182844		183522		184234		184880		185693		186729		187853		188962		190124		191372		192740		193570		193913		194211		195210		197335		200004		203198		206204		208972		211673		214486		217370		220267		223303		225506		226362		225620		225027		225133		226084		228387		231764		235991		239821		242781		245091		245980		245773		244824		244529		244726		244932		244752		244366		244519		245325		246839		248634		250380		252054		253360		254244		254775		255211		255711		256531		257837		259485		260951		261825		262158		262404		262786		263519		264393		265565

		21		5		Illinois		state		181296		179127		177013		175676		174092		172828		171587		170462		168927		167433		165973		165227		164498		164161		163365		163456		163134		163433		162266		161234		159603		158280		156473		154708		153120		151873		150968		149893		149075		148034		147396		146507		145648		144216		143045		141602		140655		139738		139215		138769		138456		138478		138717		138845		138900		138725		138418		138110		138142		138658		139430		140492		141402		142518		143428		144626		145715		147106		148309		149445		150271		151165		151943		152737		153557		154433		155404		156205		156792		157143		157475		157835		158061		158081		158311		158699		159437		160041		160688		161266		161936		162869		163757		164619		165447		166340		166956		167523		168078		168758		169065		169263		169431		169954		170611		171540		172487		173522		174629		175508		176150		176344		176491		176680		177282		178110		179137		180163		181255		182205		183337		184182		184839		184797		184853		184784		184925		184902		185057		185435		186233		187402		188502		189329		189698		189888		189785		189684		189425		189495		189815		190505		191478		192610		193718		194518		194621		194323		194046		194534		196087		198190		200675		203004		205311		207829		210396		212816		214991		217258		219188		220312		220461		220618		221301		222696		225145		228533		232608		236418		238981		240721		241078		240611		239342		238492		238017		237759		237249		237027		237416		238748		240588		242693		244662		246598		248079		249270		250113		250741		251201		252224		254079		256474		258221		259323		259954		260754		261516		262371		263290		264399

		44		6		Ohio		state		120949		120139		119406		118890		118526		118207		117825		117411		117029		116755		116482		116250		116028		115976		115951		115991		115989		115935		115687		115319		114830		114281		113635		112932		112271		111656		111170		110669		110176		109696		109354		109099		108833		108513		108175		107876		107526		107301		107300		107498		107755		107911		108060		108050		108109		108165		108265		108327		108451		108660		109063		109629		110365		111021		111537		112007		112388		112760		112836		112910		112879		112987		113130		113520		114200		114928		115588		115975		116173		116082		116045		116180		116515		116878		117298		117827		118496		119140		119809		120512		121175		121794		122168		122637		123268		124060		124549		124853		125050		125438		125687		125958		126286		126811		127379		127985		128564		129086		129610		130188		130775		131367		131978		132626		133208		133824		134542		135288		135921		136457		137274		138173		139128		139768		140476		141150		141929		142540		143261		143987		144847		145823		146808		147561		148032		148482		148989		149463		149860		150403		151208		152092		153081		154085		155172		156159		156790		157232		157872		159191		161287		163857		166686		169340		171668		173858		176111		178536		181082		183698		185540		186167		185725		185457		185832		186666		188690		191643		195232		198579		201305		203811		205212		205701		205312		205038		204956		204847		204217		203852		204115		205438		207338		209468		211403		212941		214088		214894		215516		215945		216358		217139		218688		220675		222470		223683		224490		225066		225467		225946		226573		227782

		16		7		Georgia		state		152200		150564		149092		147528		145896		144333		143012		141885		140825		139774		138841		138097		137404		136808		136329		136114		135933		135640		134925		133898		132529		131214		129863		128623		127391		126362		125321		124133		122680		121251		120047		119200		118635		118203		117840		117242		116735		116346		116462		116784		117260		117844		118478		118872		119236		119507		119949		120378		120909		121602		122651		123969		125611		127285		128912		130436		131745		133086		134157		135329		136391		137578		138681		139810		140967		141936		142775		143436		144033		144487		145025		145602		146174		146732		147359		148143		149009		149877		150834		151826		152876		153883		154782		155687		156688		157672		158371		159090		159787		160543		160960		161311		161813		162572		163496		164483		165425		166412		167417		168471		169376		170215		171120		172094		173149		174274		175605		177133		178650		180083		181512		182773		183979		184896		186086		187301		188746		189959		191271		192621		194057		195369		196534		197493		198280		198957		199644		200440		201176		202119		203277		204705		206252		207794		209256		210414		210981		211347		212070		213731		216388		219661		223330		226979		230634		234441		238432		242602		247102		251979		256406		259901		262637		265835		269898		274552		280516		287142		294066		300304		305613		310245		313018		314081		313638		312905		312001		310897		309595		308743		308850		309765		311257		312932		314614		316281		317737		318929		319808		320384		320815		321475		322767		324376		325691		326285		326505		326690		326749		326544		325967		325540

		36		8		North Carolina		state		165238		164633		164154		163663		163018		162289		161566		160749		160003		159381		158962		158564		158198		157799		157481		157334		157282		157149		156739		156155		155485		154821		154141		153483		152802		152159		151498		150788		150093		149459		148903		148339		147840		147274		146711		146169		145748		145568		145647		145952		146311		146595		146840		146872		146919		146905		146907		146845		146792		146901		147136		147488		148008		148653		149314		149944		150451		150966		151226		151459		151693		152179		152700		153244		153815		154298		154704		154916		155077		155074		155215		155503		155996		156547		157081		157646		158271		158898		159562		160252		160999		161806		162505		163305		164213		165136		165701		166160		166573		167192		167700		168376		169212		170264		171295		172271		173128		173888		174613		175504		176375		177278		178127		179055		179981		180968		182102		183301		184456		185503		186648		187657		188603		189354		190294		191264		192307		193177		194160		195199		196344		197416		198519		199518		200386		201108		201831		202630		203395		204414		205705		207127		208454		209750		211197		212591		213512		214190		215206		217142		220056		223506		227214		230887		234377		237973		241648		245638		250126		255187		259890		263360		265638		267797		270593		273732		278250		283762		290399		297152		303444		309042		312557		313989		313645		313048		312352		311454		310074		309076		309041		310067		311672		313573		315360		317116		318557		319686		320651		321142		321425		321834		323167		324930		326570		327238		327384		327184		327072		327089		327064		327482

		30		9		Michigan		state		114722		112694		110728		109039		107557		106200		105060		103965		103001		101926		100982		100133		99587		99067		98737		98594		98715		98911		98843		98537		97939		97247		96418		95628		94813		94127		93519		92953		92445		91947		91590		91421		91374		91323		91173		90983		90837		90917		91181		91704		92401		93197		93986		94567		95248		95963		96655		97273		97888		98602		99536		100653		101995		103433		104820		106359		107722		109024		109831		110520		111212		112141		112983		113939		114886		115963		116975		117774		118333		118486		118687		118969		119472		120024		120786		121716		122778		123722		124518		125256		125991		126749		127376		128051		128916		129831		130466		131115		131816		132719		133238		133704		134179		134870		135669		136584		137579		138561		139587		140576		141555		142494		143463		144292		145030		145727		146619		147575		148635		149632		150933		152118		153301		154080		155029		155695		156321		156422		156768		157340		158433		159783		161245		162536		163535		164267		164631		164775		164804		165269		166068		166887		167786		168932		170327		171640		172278		172497		172739		173687		175708		178189		181012		183586		186233		189128		192205		195365		198603		201957		204480		205573		205385		205124		205455		206283		208375		211603		215676		219619		222610		224885		225446		224798		223297		222286		221542		221010		220615		220620		221208		222332		223963		225626		226920		228085		228992		229713		230143		230398		230728		231633		233445		235672		237270		238208		238502		238789		239036		239618		240244		241165

		40		10		New Jersey		state		320589		318809		317091		314890		312541		310171		308003		306131		304559		303410		302642		302335		302261		302336		302276		302174		301907		301447		300632		299377		297674		295671		293708		291901		290421		289024		287588		285913		284013		281976		279801		277853		276150		274626		273011		271334		269987		269456		269998		270812		271497		271524		271414		270808		270526		270325		270592		270910		271465		272005		272427		272915		273754		274752		275877		277196		278740		280273		281141		281806		282722		284362		286504		288601		290590		291770		292438		292655		292964		293150		293246		293216		293163		293259		293690		294167		294923		295451		296206		297166		298564		300221		301675		302925		303836		304438		304615		304946		305522		306374		307005		307407		307565		307832		308244		309216		310124		311091		311852		313100		314559		316116		317269		318103		318893		319894		321131		322271		323333		324274		325616		326892		328277		329444		330978		332275		333225		333632		334260		335050		336105		337391		339092		341029		342510		343579		344107		344551		344769		345401		346651		348298		350404		352429		354971		357430		359252		359950		359999		360963		363911		368480		374104		380073		385636		391290		396513		401852		407092		412280		416911		419998		421759		423289		425651		428625		432501		437076		442908		448940		455054		460185		463065		463216		461633		460486		459960		460241		461601		462996		465657		469316		474561		479642		483734		487205		490195		493081		495914		498602		501113		504652		509557		515135		519437		522392		524968		528059		531429		534417		536779		538363

		56		11		Virginia		state		229724		228137		226582		225194		224013		222931		221972		220978		220004		219127		218628		218537		218830		219177		219545		219942		220302		220328		219772		218868		217891		217007		216121		215414		214801		214187		213477		212802		212185		211643		211094		210608		210022		209398		208866		208605		208537		208741		209366		210328		211384		212410		213310		214116		214892		215732		216543		217131		217862		218759		219692		220451		221271		222368		223419		224423		225242		226086		226645		227070		227416		227689		228164		228722		229590		230184		230630		230910		231274		231506		231738		231992		232351		232705		233061		233440		233931		234393		234994		235730		236575		237483		238264		239055		239927		240655		240980		241006		241035		241325		241607		241957		242443		243248		244256		245330		246356		247331		248171		249006		249657		250274		250739		251254		251874		252770		253755		254785		255662		256513		257536		258384		259127		259423		260098		260816		261715		262258		262810		263351		264086		265150		266529		267899		268819		269412		269851		270466		271172		272098		273326		274835		276472		278057		279537		280777		281438		281859		282631		284498		287575		291394		295521		299461		303065		306644		310279		314174		318317		322401		325482		327109		327462		327926		329246		331583		335353		339693		344626		349382		353758		357450		359288		359424		358232		357414		357178		357301		357314		357573		358425		360226		362788		365746		368387		370613		372431		373765		374784		375540		376144		377195		379256		382048		384559		386065		386972		387890		389006		390413		391640		392993

		59		12		Washington		state		284962		282302		279515		275898		272489		269484		267293		265379		263793		262735		262206		261854		260895		259799		258741		258680		258916		258574		257071		254696		252308		249800		247426		245133		243187		241652		239922		237977		235178		232668		230315		228497		226634		224890		223305		222003		221094		220232		219328		218284		217410		217016		216961		217175		217798		218776		220215		221824		223782		225732		227514		229156		231032		233081		235021		236737		238417		240165		241795		243483		245168		246809		248303		249624		251054		252097		252963		253556		254370		255200		256409		258034		260139		262460		264634		266662		268651		270539		272538		274571		276905		279456		282303		285471		288943		292220		294909		297260		299518		301815		303784		305567		307391		309582		312207		315302		318617		322161		325730		329254		332285		335117		337697		340286		342738		345059		347460		350192		353373		356874		360868		364750		368561		371447		374499		376896		378631		379362		379820		380454		381171		382325		384136		386106		387821		389160		390338		391608		392820		394624		397055		400144		403554		407288		411461		415621		418264		419669		420864		424001		429646		436802		444838		452533		460004		468098		477113		487364		497835		507658		515638		520505		523310		525310		528346		532701		540644		551813		565887		579320		589514		594517		592853		586300		577540		570926		566472		563130		558772		555163		552916		552854		554121		556539		559430		562480		564797		566436		567306		567802		568255		569327		571928		575384		578500		579824		580366		580869		582465		584626		586964		589180

		8		13		Arizona		state		189032		185548		182424		179264		175714		172698		170164		167854		165714		163435		162447		162169		162091		161248		160193		159675		159026		158228		156337		154601		152447		150718		148821		147066		145184		143409		141987		140388		138841		137174		136039		135326		134884		134704		134542		135038		135549		136387		137164		138629		140726		143240		145981		148700		151581		154200		156570		158493		160268		161946		163851		166159		168872		171720		174456		177052		179420		181533		183128		184277		185450		186700		187962		188908		189677		190224		190705		191144		191634		191917		192350		192785		193425		194109		195055		196195		197559		198917		200349		201819		203470		205162		206880		208493		210473		212338		213793		214671		215420		216277		217185		218046		219189		220322		221486		222550		223829		225311		226920		228388		229671		230991		232283		233660		235024		236407		237633		238853		240265		241886		243559		245010		246595		248222		250217		252071		253828		255261		256578		257741		259031		260590		262108		263393		264335		265304		266280		267478		268888		270563		272520		274565		277039		279744		282815		285591		287520		288844		290400		293109		297384		302443		308037		313499		318878		324467		331005		338654		347784		357821		367820		376612		383920		390412		396595		402400		408439		415307		423790		433321		442772		450676		454675		453800		448614		442179		435198		428337		421483		416123		412955		411870		412451		414188		416587		419190		421355		423155		424496		425172		425448		425974		427258		428828		430074		430331		429963		429164		428465		427897		427365		426947

		26		14		Massachusetts		state		308570		306563		304511		302723		301512		300731		300168		299644		299308		299040		299077		299623		300673		302035		303171		304315		305065		305658		305501		304865		303342		301627		300005		299135		298415		297383		295903		294590		293466		292695		291941		291156		289939		288341		286700		285461		284452		283690		283153		283055		283521		284439		285556		286513		287240		287900		288824		290266		292096		294116		295444		296656		298018		300060		302208		304134		305875		307674		309444		311286		313037		314604		315994		317454		319126		320411		321321		321692		322279		322575		323339		324446		326222		328163		329922		331367		332679		333773		335061		336756		338942		341194		343221		345340		347591		349633		351118		352662		354379		356188		357516		358434		359686		361529		364032		366542		368808		370752		372880		375340		377850		380120		382076		383690		385556		387299		389195		390872		392746		394786		397246		399706		402296		404507		406762		408649		410297		411025		411247		410887		410760		411255		412350		414025		415206		416251		416647		416834		416760		417369		418764		420389		422473		424836		427793		430374		431919		432614		433414		435870		440575		446836		454120		461409		468001		474521		481109		488433		496075		503304		508210		509873		509285		508899		509798		511848		516916		524921		535691		545754		554374		560788		563760		562742		558700		555255		553312		552822		551960		551288		551834		555128		560366		566383		572143		577784		582856		587133		590412		592933		594553		596533		600090		605019		609438		612126		614017		616097		618367		620273		621807		623582

		53		15		Tennessee		state		141558		141173		140801		140306		139655		138978		138335		137816		137388		137061		136781		136578		136480		136418		136440		136492		136577		136556		136412		136136		135762		135299		134813		134283		133682		133133		132614		132230		131835		131489		131141		130839		130550		130222		129911		129625		129488		129540		129869		130323		130705		131047		131416		131612		131830		131907		132025		131919		131792		131889		132339		133036		133838		134489		134929		135287		135609		136072		136397		136851		137254		137838		138334		138953		139672		140433		141120		141540		141829		141952		142295		142729		143259		143819		144452		145214		146082		146983		147936		148829		149758		150747		151675		152654		153669		154661		155340		155921		156449		157124		157781		158624		159684		160997		162459		163909		165104		165923		166602		167451		168368		169226		170047		170996		172156		173422		174750		175971		177112		178090		179240		180229		181220		181979		183010		184067		185081		185743		186367		187155		188292		189726		191258		192563		193627		194693		195770		196908		197921		199115		200546		202097		203829		205402		206930		208218		209133		209829		210589		212000		214386		217279		220436		223308		226183		229278		232565		236142		240232		245280		250354		254294		256943		259507		263067		267301		272551		278518		284528		290345		295131		299503		302027		302866		302158		301007		299783		298586		297412		297092		297749		299358		301111		303079		304668		306218		307440		308463		309277		309681		309782		310146		311450		313383		315274		316245		316621		316398		316076		315926		315831		316335

		22		16		Indiana		state		114470		114167		113993		113851		113728		113618		113403		113141		112860		112612		112469		112406		112339		112350		112367		112528		112615		112688		112631		112453		112079		111629		111114		110678		110252		109860		109523		109249		108989		108755		108628		108663		108746		108780		108712		108571		108331		108296		108474		108805		109077		109334		109611		109848		110096		110361		110490		110545		110493		110519		110529		110649		110944		111388		111901		112456		112903		113281		113367		113421		113476		113693		113928		114349		114937		115572		116244		116798		117221		117333		117405		117561		117800		118049		118320		118731		119237		119804		120315		120869		121316		121749		121979		122372		122838		123470		123858		124323		124831		125502		126017		126494		127032		127703		128390		129069		129593		129958		130311		130901		131657		132417		133155		133899		134649		135378		136254		137071		137823		138482		139419		140408		141417		142215		143018		143789		144624		145335		146135		146845		147743		148674		149813		150770		151480		152041		152638		153341		153976		154693		155586		156623		157779		158921		160162		161355		162220		162736		163228		164097		165688		167779		170404		172960		175318		177690		180405		183329		186357		189391		192028		193740		194510		195329		196686		198415		201044		204476		208432		212132		214991		217464		218672		218897		218247		217768		217635		217716		217533		217645		218144		219530		221206		223067		224554		225741		226535		226964		227083		227054		227533		228542		230261		232056		233534		234371		234779		235147		235589		236208		236973		238168

		27		17		Maryland		state		289310		285992		282555		279062		275788		273298		271069		269148		266930		265079		263617		262631		262083		261460		261019		260677		260750		260721		260237		258882		256999		255017		253014		251008		249155		248012		247468		246905		245908		244822		243591		242279		240721		239498		238651		237969		237189		236766		236794		237543		238295		239083		239579		239969		240635		241381		242499		243453		244722		246016		247311		248602		250225		251958		253400		254374		255280		256360		257597		258949		260268		261601		262909		264330		265561		266270		266505		266655		267189		267774		268472		268794		268871		268972		269458		270295		271109		271669		272273		272852		273608		274443		275422		276528		277692		278501		278631		278588		278773		279459		280081		280339		280669		281334		282575		283988		285354		286624		287642		288753		289588		290114		290316		290637		291498		292590		293735		294872		295901		296764		297755		298582		299526		300016		300856		301601		302502		303089		303640		304150		304825		305974		307580		309282		310448		311216		311766		312361		312811		313310		314170		315358		316865		318556		320327		321904		322588		322710		323110		324635		327635		331436		335760		339937		343806		348022		352670		357709		362619		366963		369997		371427		371529		371895		372984		374958		377874		381482		385952		390422		394590		397570		398243		396757		394145		392464		391581		391438		391804		392675		394012		395746		398104		400733		402763		404273		405057		405540		405549		405566		405638		406663		408970		411927		414170		414823		414576		414375		415073		416459		417951		419321

		32		18		Missouri		state		132498		132076		131756		131441		131041		130497		129878		129328		128818		128428		128296		128380		128420		128258		128197		128347		128539		128449		128074		127480		126745		125914		125052		124220		123472		122813		122101		121369		120643		120032		119537		119035		118613		118120		117692		117216		116868		116704		116760		117051		117553		118104		118641		118960		119290		119371		119341		119278		119260		119338		119450		119733		120134		120692		121305		122119		122825		123508		123749		123781		123698		123697		123789		124035		124572		125261		126009		126612		126985		127064		127155		127429		127776		128014		128313		128803		129487		130118		130814		131580		132377		133148		133727		134412		135195		135997		136427		136692		137046		137613		138070		138412		138790		139376		140167		141013		141844		142692		143509		144305		144908		145429		145863		146284		146788		147390		148079		148746		149465		150318		151463		152547		153437		153863		154229		154631		155264		155788		156419		156928		157644		158476		159515		160438		161090		161632		162019		162342		162473		162950		163696		164675		165655		166736		167948		169041		169767		170165		170905		172308		174687		177381		180262		182726		184855		187071		189712		192859		196184		199395		201722		202913		203167		203653		204846		206638		209372		212870		217001		220939		224135		226896		228408		228715		227901		227194		226790		226624		226270		226167		226676		228146		230003		231857		233293		234558		235491		236068		236251		236267		236430		237080		238198		239549		240496		241095		241562		242161		242745		243323		244079		245230

		60		19		Wisconsin		state		164769		163741		162879		162658		162261		161828		161235		160754		160230		159708		159145		158683		158568		158764		159123		159457		159655		159520		159068		158115		156772		155357		154000		152848		151834		150846		149949		149006		148115		147310		146501		145880		145385		144903		144484		143953		143575		143315		143265		143433		143799		144220		144545		144701		144875		145093		145204		145270		145422		145808		146297		146826		147405		148025		148556		149192		149767		150352		150470		150659		150899		151484		152155		152903		153662		154275		154772		155049		155071		154827		154668		154771		155178		155682		156266		156940		157698		158349		158843		159290		159712		160338		160986		161913		162882		163770		164336		164951		165579		166279		166571		166936		167510		168480		169554		170638		171617		172393		173159		173986		174877		175752		176615		177349		178093		178922		179922		180859		181646		182486		183685		184979		186224		187124		188364		189412		190353		190625		191076		191762		192924		194422		196049		197373		198341		199094		199878		200639		201294		202045		202970		204026		205168		206250		207475		208744		209765		210452		211124		212567		215198		218474		221689		224439		226724		228949		231085		233729		237339		241600		245393		247323		247681		247461		247863		248918		251005		253735		257031		260974		264806		268122		269493		269311		268430		267855		267844		268166		269540		271249		273780		276506		279405		281423		282486		283655		284944		285718		285954		285672		285689		286577		288904		292036		294274		295801		296657		297569		298230		299143		300285		301659

		10		20		Colorado		state		224232		223769		223455		223216		222918		222576		222072		221580		221166		220947		220966		221166		221666		222253		222769		222928		222642		221998		221102		220084		219019		218023		217105		216225		215481		214801		214154		213474		212575		211753		210962		210478		210209		210059		210032		210080		210348		210730		211184		211536		212089		213058		214490		216254		218281		220282		222151		223803		225486		227064		228308		229410		230675		232370		234333		236371		238333		240205		241826		243315		244562		245836		247048		248440		249939		251464		253073		254693		256664		258796		261191		263785		266726		270009		273200		276190		278934		281580		284365		287312		290414		293333		296150		298899		301726		304448		307115		309950		312741		315366		317544		319299		320919		322825		325317		328254		331103		334131		337184		340324		342965		344990		346352		347453		348754		350476		352605		355170		357945		360750		363488		365935		368273		370040		371985		373601		375197		376406		377572		378870		380346		382263		384348		386213		387197		387795		388241		389028		389845		391069		392764		394775		397030		399543		402435		405188		406502		406695		406856		408586		412345		417363		423089		428694		434089		440201		447623		456259		465598		474769		482422		487695		490978		494351		498907		504433		511892		521467		533370		545086		554623		560431		561027		557258		551236		546370		542621		539437		535868		532777		530169		528783		528662		530089		532171		534433		536290		537461		537766		537568		537153		537243		537968		539279		540060		539871		539573		539719		540640		541512		542411		543106

		31		21		Minnesota		state		182020		180557		178868		177306		176069		175259		174684		174212		173624		172893		172140		171696		171489		171564		172004		172532		173007		172998		172619		171622		170167		168510		166978		165270		163649		161959		160719		159444		158194		156919		155787		154930		154168		153437		152636		151810		151156		150949		151300		151937		152731		153751		155058		156469		157955		159486		160866		162121		163286		164439		165592		166640		167841		169175		170664		172335		173942		175542		176762		177898		178894		180002		181127		182153		183088		183669		184125		184449		184791		185013		185332		185764		186516		187457		188547		189695		190809		191733		192539		193338		194262		195287		196336		197580		199045		200528		201780		202955		203874		204750		205295		205885		206657		207677		208917		210283		211773		213374		214981		216739		218334		219675		220557		221155		221670		222341		223390		224814		226317		227902		229758		231637		233304		234290		235386		236316		237234		237688		238185		238902		240054		241668		243483		245037		246007		246701		247189		247660		247927		248464		249424		250729		252291		254027		255927		257624		258503		258713		258736		259533		261605		264630		268164		271652		274857		278114		281361		284978		289058		293511		297393		299543		300069		300132		300926		302345		305025		308512		312877		317301		321120		323975		324527		323242		320860		319224		318203		317352		316437		315949		316205		317151		318503		320067		321384		322460		323214		323356		323269		322877		322622		322845		323994		325415		326199		326029		325684		325860		326484		327644		328805		330487

		51		22		South Carolina		state		154793		153883		153133		152428		151620		150630		149712		148980		148333		147736		147280		146995		146857		146676		146429		146249		146190		146054		145698		145203		144572		143880		143195		142423		141565		140570		139751		138979		138276		137596		137068		136595		136124		135642		135190		134964		134935		135230		135632		136083		136505		136839		137063		137129		137257		137440		137582		137668		137768		138036		138452		138951		139516		140109		140617		141140		141596		142169		142515		142874		143205		143789		144320		144871		145421		145966		146514		146829		147044		147037		147191		147429		147802		148238		148813		149497		150302		151090		151903		152700		153492		154392		155246		156165		157108		157962		158484		158912		159300		159876		160336		160901		161621		162544		163456		164212		164677		165050		165432		166147		166820		167514		168120		168848		169704		170585		171583		172516		173412		174265		175299		176121		176832		177295		178108		179060		180085		180754		181366		181947		182742		183558		184498		185335		186131		186907		187657		188396		188951		189668		190650		191818		193067		194099		195193		196196		197061		197814		198812		200362		202680		205372		208281		211019		213578		216206		218924		221775		225096		228990		232917		236012		238261		240565		243452		246681		250736		255378		260651		266027		271129		275932		279243		280971		281113		281073		280970		280739		280140		279600		279709		280517		281824		283508		284889		286111		286967		287753		288502		289008		289334		289880		291012		292467		293656		294255		294520		294630		294584		294468		294184		294353

		4		23		Alabama		state		131648		131162		130688		130091		129502		128886		128297		127687		127104		126621		126228		125907		125709		125567		125301		124923		124475		124028		123446		122807		122222		121750		121201		120554		119864		119264		118842		118504		118246		117974		117674		117369		117025		116668		116216		115838		115697		115759		116084		116582		117476		118754		120100		121101		122030		122856		123738		124341		124627		124786		125023		125486		126144		126717		127103		127455		127748		128226		128525		128912		129248		129748		130130		130515		130866		131124		131428		131695		131831		131599		131329		131161		131061		130952		131051		131540		132161		132682		133035		133363		133651		134054		134429		134968		135572		136246		136592		136938		137147		137485		137550		137723		138021		138526		139023		139525		139957		140265		140455		140633		140765		140865		141132		141586		142194		142820		143474		144053		144568		144992		145682		146214		146698		146862		147286		147795		148401		148681		149098		149626		150529		151602		152848		153824		154468		154986		155634		156404		156997		157764		158810		160154		161404		162447		163517		164629		165570		166370		167220		168495		170381		172516		174782		176725		178542		180425		182479		184767		187334		190268		193176		195447		196914		198315		200240		202349		204685		206984		209465		212164		214588		217066		218505		219327		219199		218877		218338		217846		217426		217193		217551		218593		220151		221532		222209		222259		222054		221873		221915		221848		221580		221497		222226		223562		224822		225352		225426		225288		225167		225305		225488		226118

		25		24		Louisiana		state		153771		153679		153652		153812		153883		153939		153845		153643		153390		153127		153031		152847		152829		152864		153090		153226		153374		153503		153477		153361		153242		153142		152952		152483		151664		150766		149948		149427		149049		148848		148714		148623		148467		148367		148231		147964		147731		147772		147921		147973		148324		149047		149760		149996		150024		150055		150061		150081		150336		150299		150489		150941		151859		152982		153728		154604		155312		155919		156129		155834		155446		155205		155065		155129		155347		155904		156763		157446		157969		158269		158906		159795		160751		161691		162434		163275		164188		164918		165451		165722		166212		167000		167795		168882		169717		170422		170445		170532		170590		170865		170699		170640		170483		170701		170633		170607		170206		169910		169527		169274		168854		168562		168623		169116		169902		170616		171078		171241		171588		171962		172660		172881		172847		172187		171947		171887		172146		171850		171854		172070		172903		174110		175608		176951		177904		178417		178904		179220		179362		179491		179998		180988		182379		183655		184631		185409		185664		185568		185407		186078		187838		189646		190950		191469		191822		192540		193442		194369		195301		196525		197495		197759		197492		197760		198824		200229		201822		203358		205162		206864		208273		209636		210306		210129		208760		207277		205921		204705		203883		203286		203651		204104		204496		204104		203222		202176		201134		200198		199422		198765		197880		197648		197945		198852		199398		199310		198786		197955		197069		196457		196519		197385

		24		25		Kentucky		state		108721		108691		108642		108553		108390		108214		108010		107820		107615		107463		107359		107345		107326		107306		107352		107487		107646		107668		107580		107429		107286		107135		106847		106468		105961		105457		104995		104652		104379		104127		103895		103695		103501		103292		103189		103128		103111		103195		103497		103993		104565		105003		105305		105260		105117		104945		104858		104931		104949		104956		104869		104861		105095		105568		106040		106573		106859		107164		107214		107343		107431		107595		107649		107897		108359		109041		109694		110120		110258		110124		109989		110043		110157		110295		110511		111029		111653		112240		112742		113316		113857		114400		114753		115236		115780		116372		116643		116845		117120		117679		118070		118465		118898		119565		120245		120821		121292		121702		122124		122652		123193		123728		124334		124960		125753		126351		126755		126911		127284		128088		129295		130337		131080		131455		132043		132692		133448		133822		134309		134824		135531		136293		137128		137906		138449		138891		139298		139747		140084		140662		141459		142402		143368		144189		145069		145830		146572		147240		148177		149584		151686		154008		156418		158498		160255		161881		163506		165187		167000		169066		170897		172096		172466		172932		173829		175137		177127		179468		182068		184502		186599		188763		190264		190979		190874		190946		191313		191754		191707		191695		192161		193354		194993		196351		197168		197492		197933		198563		199333		199935		200096		200423		201266		203021		204603		205747		206223		206548		206480		206757		207469		209367

		46		26		Oregon		state		245372		243124		240875		238317		235898		233460		231046		229025		227562		226564		225748		225103		224481		223990		223847		223642		222974		221819		220387		218722		216671		214629		212794		211072		209469		207788		205933		204014		202291		201006		199974		199025		198211		197286		196233		195097		194302		194009		194192		194532		194852		195325		195918		196672		197547		198811		200268		201787		203428		205199		206953		208636		210547		212741		214912		217038		219045		221079		222825		224555		226168		227741		229289		230810		232528		233904		235199		236361		237710		238968		240351		242043		243971		246143		248113		250018		251804		253694		255846		258321		261032		264122		267191		270566		273818		276856		279434		282082		284917		287758		290232		292379		294325		296512		298989		301805		304454		307059		309538		312024		314158		316131		317772		319391		320830		322248		323714		325553		327836		330409		333177		335559		337569		338731		339969		341040		342041		342572		343015		343897		345225		346930		348599		349904		350578		351114		351505		352092		352598		353512		355061		357141		359893		362692		365637		367930		368937		368999		369220		371203		375249		380767		387334		394145		400849		407927		415507		423462		431250		438310		444437		448826		452028		454906		458289		462076		467164		473754		481904		490103		497043		501457		501424		497609		491781		487272		483899		481024		477726		475131		473814		474150		475672		477961		480067		481806		482632		482941		482623		482269		482034		482217		483140		484214		485116		485205		485285		485441		486209		487249		488626		490096

		45		27		Oklahoma		state		108031		107791		107615		107483		107528		107652		107789		107925		108032		108064		108180		108300		108482		108628		108848		109144		109450		109575		109453		109217		108909		108512		107956		107476		107128		106918		106681		106414		106112		105845		105738		105756		105865		105775		105602		105380		105251		105212		105228		105271		105452		105714		106083		106295		106472		106580		106906		107349		107830		107981		108068		108178		108368		108599		108762		109148		109397		109908		110385		110878		111144		111280		111294		111417		111724		112239		112821		113353		113792		114076		114481		115101		115687		116034		116299		116662		117090		117334		117573		117823		118296		118614		118613		118268		118204		118622		119306		119990		120547		121032		121329		121563		121791		122186		122454		122539		122492		122675		123007		123347		123609		123868		124108		124369		124725		125185		125640		126088		126616		127083		127614		128070		128412		128442		128558		128754		129206		129558		130207		130916		131424		131842		132230		132724		133128		133658		134244		134768		135047		135551		136421		137663		139118		140351		141240		141719		141855		142006		142436		143500		145201		147134		149388		151599		153680		155582		157431		159254		161148		163223		164992		166365		167215		168549		170268		172269		174757		177495		180469		183024		185160		187199		188762		189708		190064		190440		191017		191364		191176		190920		191122		191968		193152		194268		195041		195446		195673		196111		196704		197324		197681		198094		198777		199782		200581		201063		201282		201662		201932		202352		202834		203806

		11		28		Connecticut		state		271967		270814		269445		268127		266121		264086		261940		260381		259051		258000		256654		255361		254115		253474		253459		254161		254811		255313		255059		254322		253100		251250		248943		246668		245346		244704		243861		242789		241427		240455		239225		237740		235931		234015		232412		230928		229728		228924		228789		228886		228771		228403		227929		227369		226711		226081		225842		225910		226438		227142		227686		228112		228540		229130		229761		230293		230729		231173		231593		232038		232396		232645		233018		233529		234265		234688		234867		234647		234296		233670		233430		233345		233498		233467		233767		234187		234696		234899		235218		235544		235972		236387		236793		236977		237244		237250		237352		237278		237563		237864		237981		237990		237990		238385		238905		239754		240277		240649		240996		241794		242764		243611		244311		244729		245125		245544		246349		247207		247933		248289		248705		248845		249031		248952		249155		249424		249857		250125		250317		250418		250562		250912		251439		251993		252269		252418		252603		252871		252944		253174		253692		254533		255668		256884		258571		260200		261113		261269		261323		262531		265257		269268		274128		279187		283965		288574		293064		297500		302121		306755		310172		311587		311032		310447		310669		312212		315829		320999		327204		333037		338399		342968		345857		346527		345768		345145		345452		346078		346354		347145		348838		351914		355352		359317		363865		368848		373410		376880		379459		381598		383453		385754		389026		392664		395731		397610		399103		400610		402344		403829		404833		405746

		55		30		Utah		state		226541		224288		222022		220245		218417		216618		214874		213207		211621		210192		209171		208430		207704		207021		206435		206132		205803		204993		203554		201630		199965		198448		196821		194873		193051		191381		190218		189127		188288		187293		186457		185947		185238		184519		183760		183599		183581		183742		184256		185236		186584		188030		189421		190707		192084		193493		195195		196962		198918		200646		202342		204156		206331		208653		210842		212847		214640		216320		217634		218564		219315		219933		220762		221477		222376		222969		223573		224130		224767		225222		225726		226416		227565		228869		230332		231832		233420		235129		237051		239288		241568		243762		245720		247731		249894		251893		253469		255004		256740		258734		260499		261995		263355		264778		266310		267953		269767		271883		274260		276673		278854		280971		282903		284872		286811		288724		290682		292808		295166		297637		300298		302623		304823		306725		309351		311939		314425		316312		318176		319840		321952		324420		327174		329338		330730		331626		332486		333608		335057		336910		339268		342055		344997		348141		351473		354597		356466		357489		358728		361645		366575		372919		380165		387538		394935		403010		411969		422012		433166		444461		454777		462772		468730		473614		478367		483600		491000		500718		512655		524507		534190		539705		539197		533898		526169		519560		514212		509939		506154		503252		501148		499893		499605		500658		502315		504084		505239		506733		507795		508242		507819		507962		509275		510815		511673		511335		510449		509882		510541		512335		514913		517506

		19		31		Iowa		state		118119		117916		117737		117633		117571		117472		117392		117292		117192		117081		116996		116933		116936		117007		117222		117437		117594		117578		117443		117220		116931		116573		116216		115852		115569		115286		114997		114693		114399		114159		113991		113888		113850		113829		113862		113925		113943		114027		114392		114992		115763		116280		116791		117211		117610		117644		117559		117841		118491		119054		119499		119954		120594		121135		121558		122176		122591		123047		123327		123589		123832		123849		124088		124577		125271		126016		126707		127140		127194		126725		126414		126543		127097		127816		128533		129341		130038		130588		130976		131534		132106		132782		133395		134255		135228		136194		136633		136734		136602		136695		136713		136872		137198		137791		138378		138823		139220		139613		139945		140291		140691		141117		141554		141907		142308		142806		143326		143730		144078		144599		145331		145958		146526		147010		147748		148265		148800		149057		149500		149912		150565		151486		152572		153465		154143		154719		155161		155482		155745		156434		157213		157994		158288		158577		158917		159455		160007		160479		161161		162101		163756		165550		167288		168485		169391		170427		171715		173377		175288		177353		179198		180350		180915		181497		182449		183678		185523		187745		190458		193133		195824		198218		199688		200114		199934		200015		200298		200404		199946		199480		199598		200612		202093		203615		204762		205568		206001		206311		206492		206585		206627		207048		208216		209846		211368		212223		212481		212587		212675		213082		213800		215153

		42		32		Nevada		state		200127		195034		190041		185086		179327		173310		167407		162685		159014		156569		154730		152945		151900		151014		150242		149030		147809		147158		146539		145797		144638		143526		142839		142159		140952		139244		137332		135396		133978		132418		131276		129717		128745		127993		127480		126981		126766		126644		126326		125889		125895		126971		128568		130372		132194		134087		136269		138287		140565		142882		145602		148812		152816		157561		162288		166511		170300		173770		176810		178921		180354		181794		183312		185144		186986		189098		190966		192265		193254		193894		195005		195858		196895		197796		198972		200378		202057		204142		206301		208128		209727		211147		212841		214336		215807		217149		218329		219747		221049		222497		223486		224013		224516		225169		226367		227745		229487		231748		234286		236869		238942		241038		243280		245946		248875		251961		254952		258033		260877		263681		266470		269261		272265		275289		278760		282230		285380		287898		289881		291385		292629		293949		295240		296304		296636		296913		297155		297668		297974		298252		298737		299541		301061		302748		304623		305938		306277		306061		306108		307294		309487		312301		315890		319918		324031		328391		333463		339425		346585		354753		363185		370655		376742		382104		387666		393134		399845		407831		417647		427682		436732		443839		447338		446713		442169		436330		429811		423733		417736		412826		409214		407161		406351		406884		408370		410832		413191		415368		417289		419149		420723		422437		424397		426957		429469		431539		433260		434770		436219		437551		438916		440458

		6		33		Arkansas		state		121365		120916		120440		119962		119578		119301		119031		118697		118302		117928		117722		117647		117735		117837		117970		118067		118165		118172		117997		117754		117345		116915		116375		115861		115409		115076		114862		114653		114365		114111		113947		113896		113893		113936		113951		113920		113899		114045		114277		114563		114950		115468		116076		116463		116826		117008		117210		117419		117690		118010		118351		118640		118847		118996		119019		119126		119289		119599		119675		119553		119550		119824		120065		120259		120550		120958		121384		121776		122116		122200		122254		122357		122524		122672		122934		123356		123753		124160		124645		125328		126045		126890		127531		128169		128863		129536		129895		130077		130252		130592		130758		131091		131489		132080		132551		132935		133242		133491		133791		134144		134525		134805		135174		135524		136045		136590		137203		137789		138281		138676		139293		139793		140287		140334		140566		140733		141051		141083		141325		141699		142291		142992		143757		144567		145271		146052		146625		147043		147075		147334		147778		148490		148942		149506		150295		151435		152385		153150		154075		155436		157332		159186		160979		162363		163708		165169		166924		168872		171056		173606		176229		178487		179998		181411		183125		185151		187427		189548		191484		193406		195055		196696		197580		197993		197805		197615		197331		196956		196389		196137		196604		197799		199410		200764		201486		201487		201426		201466		201717		201845		201813		202147		203157		204686		205987		206821		207250		207637		207717		207819		207891		208527

		34		34		Mississippi		state		115440		115136		114881		114708		114505		114228		113975		113653		113296		112883		112539		112271		112117		112048		111968		111839		111653		111457		111161		110783		110310		109810		109400		109211		109169		109121		109014		108839		108717		108554		108552		108498		108423		108178		107985		107860		107778		107727		107591		107528		107808		108251		108733		108560		108385		107993		108033		108386		108826		108821		108368		107949		107619		107639		107595		107941		108021		108381		108526		108758		108980		109376		109678		109976		110411		111027		111867		112798		113636		114212		114738		115387		116128		116765		117473		118288		119298		120181		121108		122067		123130		123949		124224		124306		124536		125019		125220		125290		125395		125786		126117		126349		126549		126634		126696		126718		126846		127082		127300		127494		127430		127330		127319		127569		127950		128364		128605		128693		128856		129233		130163		130899		131336		131120		130793		130554		130693		130938		131610		132191		132714		133032		133597		134278		134942		135555		136095		136438		136410		136603		136924		137453		137609		137891		138553		139469		140198		140463		141209		142502		144405		145856		147032		147851		148878		150161		151688		153447		155378		157508		159671		161562		162895		164327		166369		168553		170314		171190		171931		172737		173665		175178		176503		177307		177076		176270		175307		174315		173068		171869		170925		171269		172402		173575		174275		174511		174613		174445		173813		173366		173062		173378		174380		175753		176801		177049		176666		176123		175669		175909		176721		177919

		23		35		Kansas		state		116177		115952		115859		116018		116211		116429		116569		116651		116601		116565		116501		116434		116332		116179		116216		116324		116548		116685		116612		116271		115694		115179		114687		114253		113827		113491		113139		112752		112495		112328		112191		111976		111648		111253		110902		110630		110501		110481		110690		111028		111526		112176		112867		113354		113602		113689		113782		113912		114080		114164		114125		114111		114238		114575		114874		115254		115543		115956		116242		116439		116454		116319		116266		116331		116723		117239		117832		118357		118757		119065		119359		119872		120372		120858		121242		121760		122282		122753		123227		123863		124570		125365		125964		126641		127222		127791		128020		128145		128254		128514		128622		128718		128882		129246		129835		130465		131111		131602		132028		132534		132981		133296		133583		133896		134323		134741		135181		135738		136385		137130		137986		138741		139456		139910		140463		140920		141480		141842		142342		142772		143263		143840		144653		145470		146061		146556		147010		147587		148074		148785		149704		150750		151748		152857		154135		155379		156093		156534		157330		158667		160613		162395		164176		165627		167025		168534		170443		172706		175310		177976		180248		181767		182532		183188		184220		185571		187816		190470		193594		196505		199158		201513		203100		203822		203787		203922		204309		204822		205017		205005		205341		206353		207917		209593		210994		212236		213200		213808		213949		213709		213581		214089		215538		217378		219052		220338		221429		222569		223532		224494		225432		226720

		41		36		New Mexico		state		181407		180757		179588		178502		177477		177317		176941		176673		175918		175706		175366		175042		174829		174825		175081		174793		174368		173407		172354		171265		170230		168754		167118		165621		165070		164887		164889		164338		163428		162288		161498		160951		160585		160206		159809		159423		159117		159000		159076		159217		159410		159604		159826		159859		159930		160028		160440		160965		161199		161035		160868		160934		161345		161746		161813		161849		161747		161760		161589		161515		161830		162399		162952		163320		163870		164168		164445		164346		164268		164080		164162		164424		164654		164854		165234		165870		166468		166728		166945		167204		167678		168162		168354		168525		168686		168998		169253		169715		170401		171139		171489		171632		171657		172047		172539		173017		173030		173115		173411		174189		174832		175370		175846		176237		176642		177026		177608		178195		178639		179122		179776		180406		180927		181318		182065		183008		184148		184935		185717		186382		187162		187846		188651		189654		190857		191960		192844		193529		194087		194781		195835		197242		198705		199880		201079		202321		203452		204565		206050		208160		210971		214045		217075		219841		222544		225694		229077		232637		236165		239738		242889		245348		246904		248252		250022		252314		255618		259932		265169		270217		274325		277800		280006		280784		280139		279420		278945		278870		278729		278924		279612		281200		283248		285200		286814		288342		289665		290807		291667		292201		292699		293300		294831		296616		298071		298523		298654		298960		299704		300586		301391		302401

		38		37		Nebraska		state		124222		123926		124102		124365		124745		124925		125056		125128		125320		125652		125954		126343		126796		127224		127381		127752		128029		128133		127568		126748		125844		125042		124300		123783		123534		123463		123390		123022		122749		122555		122562		122617		122584		122631		122658		122610		122336		122055		122022		122250		122572		122955		123382		123891		124424		124967		125315		125512		125620		125905		126290		126751		127141		127566		128013		128627		129145		129686		129932		130237		130386		130595		130799		131187		131726		132286		132868		133387		133719		133856		133997		134324		134735		135237		135757		136471		137219		137962		138616		139400		140172		141024		141662		142457		143283		144185		144792		145277		145663		146160		146568		146965		147451		148075		148826		149517		150163		150738		151437		152298		153221		154164		155007		155713		156390		157140		157988		158764		159534		160378		161380		162272		163104		163811		164716		165536		166370		166831		167379		167802		168562		169449		170495		171424		172207		172992		173651		174329		174945		175776		176732		177777		178747		179677		180605		181498		182155		182736		183633		185161		187424		189840		192302		194477		196647		198996		201663		204640		207822		210937		213188		214088		213734		213410		213836		215025		217442		220874		225229		229484		232970		235646		236940		237045		236324		236024		236283		236967		237138		237513		238306		240033		242077		244163		245820		247044		247616		247749		247780		247909		248428		249289		250660		252040		253071		253456		253645		253873		254353		255063		255867		257064

		20		38		Idaho		state		185075		182950		180760		178540		176427		174567		172793		171026		169135		167450		166032		165183		164156		163390		162413		161774		161172		159959		158312		156516		154638		152770		150794		148985		147331		145789		144634		143278		142060		141141		140854		140669		140434		140282		140183		140145		140055		140393		141089		142171		143347		144618		145893		147146		148527		149906		151213		152385		153507		154731		156067		157555		159278		161026		162652		164086		165418		166748		167675		168380		168878		169533		170302		171116		172112		172875		173746		174421		175102		175497		175728		175973		176471		177306		178416		179606		180957		182213		183438		184611		185858		187052		187963		188884		190242		191812		193315		194658		196137		197671		198937		200025		201188		202507		204001		205555		207111		208813		210504		212318		213827		215368		216776		218127		219567		221185		223020		224877		226823		228930		231503		234159		236913		239390		242160		244971		247814		250307		252718		255027		257231		259352		261572		263804		265942		268046		270158		272378		274453		276886		279634		282730		285903		289231		292878		296508		299413		301522		303719		307068		312410		319373		327966		337584		347946		359462		372347		386207		400596		413604		424134		430990		435198		438486		441824		445597		450239		456227		463582		471501		477924		481898		481189		476495		469073		462062		455445		449311		443490		438870		435525		433834		433445		434274		435383		437015		438335		439739		440177		440123		439605		440170		441864		443886		445168		445486		445702		446340		447367		448372		449282		450519

		61		39		West Virginia		state		102437		102591		102771		102688		102494		102268		102007		101801		101148		100373		99485		99032		98843		98854		99076		99363		99633		99890		100081		100307		100177		99854		99387		99108		98902		98735		98493		98294		98125		98125		98128		98179		98195		98220		98253		98276		98262		98402		98574		98581		98893		99271		100025		100456		100996		101378		101612		101808		101893		101563		101228		100760		100499		100308		100003		100105		100439		101170		101466		101316		100807		100397		99687		99106		98498		98426		99008		99994		100945		101541		102253		102959		103745		104222		104675		105131		105658		106135		106542		106938		107503		108307		108937		109213		109434		109671		109714		109525		109303		109206		109012		108850		108924		109045		109161		109177		109172		109317		109529		110009		110380		110463		110235		109996		110165		110551		111058		111287		111550		111826		112633		113558		114385		114627		114530		114342		114538		114687		115067		115330		115585		115867		116172		116449		116533		116624		116813		116848		116710		116716		116864		117102		117162		117633		118455		119519		120256		120558		120822		121539		122957		124855		127111		129278		131393		133391		135447		137161		138631		140152		140886		140758		139622		139278		139808		140800		142761		144949		147406		149257		150670		152036		152659		152732		152222		152021		151832		152055		151787		151490		151352		151852		153139		154497		155612		156257		156361		156311		156424		156661		156864		157376		158626		160270		161827		162937		163870		164440		164747		165127		165588		166629

		18		40		Hawaii		state		444790		441307		437969		434390		430675		426166		421759		418370		414388		409926		405889		404767		405717		408766		410803		413138		413968		416010		417363		418627		419167		419547		420868		421668		422458		422333		422291		420771		418921		416561		414700		412689		410832		409740		408347		408224		408467		409186		409103		408113		407488		407430		408885		411105		413908		416553		419369		421385		423263		424802		426801		428377		430724		433561		437199		441210		446102		451307		455381		458380		460705		463300		466158		469145		472421		475133		477723		480022		483253		486237		489194		491381		493885		496522		498841		500374		502141		504079		506691		509755		513845		517959		520980		522374		524020		526188		528969		530989		532721		534310		536786		539640		542747		545694		548402		551120		553656		555762		558290		560845		563648		566195		568661		571386		574341		577676		580463		582576		584318		586155		588792		591454		594722		596990		599061		600558		602127		603276		603662		604057		604152		604465		605042		606121		607001		607550		607926		607954		607761		607626		608644		610206		612535		614973		617341		619213		619482		618638		618230		620260		625076		631093		638236		645469		652264		658967		666072		674792		685109		696745		706911		713563		718426		724500		733031		742115		756936		776569		800806		820489		835694		844955		848535		846332		840846		836195		833141		830627		826030		820958		817332		818743		821769		824946		826915		829179		831375		831000		830498		829787		830043		829925		832575		837708		842448		843419		842540		842307		843864		845143		844638		843185

		39		41		New Hampshire		state		223484		222464		221582		220042		218403		217060		216014		215085		214063		213161		212593		212323		212307		212137		211753		211201		210781		210460		210378		210399		210591		210367		209647		208705		207889		207651		207303		206886		206006		205132		204000		203088		202252		201772		201147		200489		199719		199289		199226		199596		200055		200624		201150		201276		201341		201340		201479		201599		201788		202372		202779		203418		204083		205103		205914		206746		207630		208661		209308		209782		210207		210728		211304		211848		212702		213453		214151		214573		214899		215112		215465		216000		216605		217386		218179		219254		220328		221390		222466		223724		225058		226422		227526		228516		229314		229802		229986		230356		231262		232506		233408		233914		234360		235105		236273		237817		239404		240926		242358		244055		245753		247354		248730		249933		250936		252042		253279		254729		256147		257443		259125		260833		262782		264387		266065		267395		268361		268832		269193		269608		269931		270506		271458		272690		273955		275270		276815		278231		279306		280331		281632		283037		284648		286315		288397		290394		292004		293208		294592		297173		301516		307014		313077		319041		324739		330707		336870		343802		351072		358240		363656		365812		365234		364081		364441		366375		371562		379498		389889		400180		408781		415114		417950		418052		416668		415925		416226		416854		416861		417328		418653		421563		425089		429227		433448		438018		442408		445987		448081		449272		450013		451782		455051		459405		463088		465371		466774		468695		470987		473480		475210		476839

		28		42		Maine		state		188573		187524		186445		185495		183794		182246		180662		179852		179186		178568		177888		177474		177196		177144		177524		178426		179305		179278		178484		177471		176696		175917		175066		174061		173757		173974		174477		174481		174228		174023		173956		173802		173470		173016		172532		172012		171430		170964		170664		170836		171171		171645		171941		171755		171629		171380		171472		171426		171305		171331		171323		171936		172727		173918		174792		175480		176001		176370		176577		176575		176574		176639		176778		177031		177688		178452		179262		179625		179789		179509		179243		179022		178953		179135		179411		180075		180892		181875		182941		183923		184978		186106		187092		187876		188383		188952		189218		189698		190414		191592		192510		193263		194013		194983		196204		197519		198617		199547		200437		201701		203061		204620		206060		207385		208287		209083		209894		210804		211750		212548		213740		215153		216712		218043		219552		221208		222583		223304		223771		224347		224920		225499		226284		227166		227732		228207		228891		230065		231101		232344		233749		235154		236639		238214		240329		242522		244374		245923		247765		250760		255142		260282		265791		271176		276174		281009		285661		290764		296596		303293		309546		313420		314859		315168		316477		318594		322605		328206		335469		343312		350455		356103		358532		357863		355483		353477		352524		352631		353057		354051		355787		359086		363146		367535		371118		374375		377267		379695		381284		382111		382423		383361		385431		388235		390425		391200		391371		391867		392837		393976		394468		395074

		50		43		Rhode Island		state		241625		238501		235456		233108		231054		229397		227775		226476		225627		225153		225180		225297		226176		227161		228257		228429		228118		227818		227689		227478		226579		225249		223842		222899		222114		221603		220782		219695		218089		216692		215191		213884		212494		211097		209365		207739		206627		205926		205585		205360		205394		205500		205674		205598		205376		205324		205729		205933		205986		206183		207033		208274		209632		210973		212116		213117		214012		214901		215723		216236		216634		217006		217746		218956		220255		221067		221379		221400		221656		221871		222356		222744		223102		223653		224392		225276		225926		226472		227330		228427		229758		231098		232592		234110		235644		236851		237710		238529		239652		241058		242349		243383		244571		245733		247285		248881		250597		252180		253789		255735		257714		259528		260927		261993		263141		264362		266024		267758		269399		270657		272266		274100		276066		277522		279088		280598		281932		282546		282776		282909		283108		283689		284506		285653		286479		287229		287762		288295		288884		289730		291238		292884		295201		297585		300240		302488		303485		303583		303682		305229		308518		313086		318533		324286		329658		335266		341095		347509		353989		360071		364425		366539		366867		366948		367827		369518		373411		379330		387088		394701		401438		406923		409651		409295		407072		405644		405416		405607		405101		405122		406370		409634		413833		418334		422601		426360		429382		431918		433874		435880		437153		438685		441314		445193		449318		452352		455075		457810		460592		463026		464959		466912

		35		44		Montana		state		190788		190414		190069		189663		189268		188647		187904		187032		186138		185518		184976		184484		183758		183078		182710		182560		182716		182690		182545		182222		181927		181565		180972		180170		179181		178053		177050		176448		176123		175928		175620		175527		175530		175673		175770		175846		175958		176116		176664		177359		178251		179243		180123		180795		181330		182042		183112		184326		185302		185878		186174		186816		187773		188860		189690		190532		191429		192426		193240		194099		194993		195838		196662		197403		198397		199183		200364		201408		202502		203036		203725		204499		205490		206373		207327		208636		210086		211563		212916		214289		215700		217121		218460		219737		220963		222076		222753		223181		223478		223883		224219		224398		224549		224799		225548		226661		227766		228882		229931		231349		232659		234045		235264		236597		237631		238623		239497		240558		241600		242628		243967		245369		246870		248123		249565		250868		252072		252923		253766		254424		255152		255988		257290		258745		260040		261175		262303		263781		265024		266170		267353		268715		270523		272598		275266		277706		279220		279832		280684		282842		286751		291511		297328		303617		310079		316894		324436		332991		342658		352364		361092		368119		373420		378353		383424		389004		396133		403922		413232		423064		432235		439402		441825		440434		436253		432669		429812		427305		423424		419663		417634		419109		422732		426870		430251		432819		434681		435775		436121		435967		436441		438344		440970		443331		444176		444154		444017		444973		446693		448720		450049		451402

		13		45		Delaware		state		250969		249631		248182		246799		245164		243684		242408		241572		240868		240264		239608		238841		238311		238095		238082		237893		237698		237491		237124		236210		235036		233379		231645		230045		228650		227466		226133		224728		223079		221556		220380		219367		218115		216590		215279		213927		212878		211881		211012		209763		208727		208242		208384		208326		208038		207562		207661		207962		208333		208398		208786		209408		209853		210584		211198		212335		213268		214816		216479		217791		218721		219093		219522		219410		219787		220060		220828		221482		222491		223222		224110		224712		225687		226803		227979		228895		229449		230113		231038		232251		233409		234284		234791		235331		236330		237437		238212		239064		239941		241191		242076		242982		243595		244512		245322		246441		247616		249072		250378		251277		251525		251551		251374		251616		252220		253060		253508		253877		254311		255118		256207		257338		258331		258857		259066		259082		259394		259735		260245		260786		261789		263203		264637		265915		266444		266465		266213		266202		266017		265815		265975		266742		267894		269210		270609		271670		271819		271646		272074		273697		276534		280213		284867		290199		295445		300616		304894		309033		313126		317656		321248		323253		323575		324193		325827		328596		332691		337576		343309		348991		353885		357616		358965		358984		357847		357344		357035		357347		357741		358493		359663		361137		362832		364699		366528		368299		370124		371562		373141		374170		374605		374481		375146		376731		378130		378395		377990		378090		378716		380020		381430		382867

		52		46		South Dakota		state		145652		145694		145617		145293		144932		144557		144124		143713		143294		142960		142674		142576		142655		142729		142847		142976		143221		143399		143499		143559		143516		143477		143428		143401		143348		143173		143007		142745		142558		142528		142576		142674		142653		142684		142773		142925		143082		143303		143844		144633				147447		149114		150576		151700		152313		152568		152844		153367		154045		154812		155515		156267		156911		157432		158028		158571		159367		159845		160081		160178		160099		160159		160227		160559		161031		161728		162495		163163		163424		163520		163717		164294		165142		165934		166755		167534		168395		169080		169887		170771		171762		172432		173197		173965		174816		175257		175594		175968		176500		176978		177391		177931		178535		179182		179802		180375		180974		181613		182502		183416		184215		184808		185268		185871		186634		187638		188511		189222		189763		190581		191403		192311		192818		193587		194236		194971		195331		195894		196614		197545		198615		199816		200960		201848		202588		203191		203770		204285		205195		206319		207605		208573		209394		210386		211572		212622		213351		214320		215770		218156		220677		223483		225908		228157		230612		233274		236442		240249		244519		248739		251819		253688		255217		257378		260396		264535		269116		274280		279379		284011		287801		289855		290271		289473		289115		289075		289178		288801		288290		288706		289863		291369		292436		292778		292943		292773		292507		292375		291988		292198		293139		295154		297100		298248		298534		298479		298715		299482		300589		301498		302480

		37		47		North Dakota		state		160884		160894		160851		160639		160291		159887		159609		159792		160219		160610		160548		160366		160281		160174		159895		159557		159484		159692		160248		160905		161703		162257		162621		162779		162816		162829		162987		163300		163364		163014		162567		162424		162487		162693		162865		162992		163170		163544		164262		165064		166167		167673		169401		171325		173314		175566		177723		179908		182220		184065		185556		186396		187648		189034		190428		191946		193417		195191		196492		197498		198097		198559		198871		199242		199834		200717		202083		203661		205222		206609		208068		209690		211182		212593		213996		215706		217533		219129		220289		221260		222002		222883		223551		224690		225396		225858		225343		224752		224235		224122		223765		222847		221813		221017		220659		220497		220284		220314		220291		220478		220506		220537		220499		220147		219646		219014		218451		217829		217312		216968		217087		217075		216942		216261		215841		215373		215190		214771		214466		214135		214193		214796		215700		216468		217103		218007		218985		219695		219956		220375		221034		221869		222211		222441		222699		223382		223835		224113		224414		225173		226804		227988		228953		229226		229647		230189		230650		231540		233087		235319		237443		238865		239394		239860		240629		241978		244039		245867		247745		249786		251995		254329		255501		256062		255692		255779		256067		256125		255219		253926		253359		253879		254935		256103		256603		256863		256309		255411		254309		252967		252259		252369		253769		255607		257097		258278		259262		260140		260905		261819		262947		264260

		3		48		Alaska		state		250226		250406		250745		250963		250624		250191		249721		249305		248904		248510		248484		248790		249528		249801		250021		250166		250681		250950		251129		251312		251329		251088		250488		250093		249730		249306		248581		247673		247010		246780		246803		246891		246799		246722		246654		246785		247427		248113		248902		249743		250858		252310		253619		254796		256470		257642		258872		259194		259121		258600		257927		258021		258666		260004		261379		262681		264181		265078		265479		264929		264105		263284		262773		263167		264055		264510		265015		265487		267192		268395		269702		270500		271392		271986		272187		272765		273653		274599		275663		276860		278713		280157		281258		281720		281941		281978		281584		281731		282175		282818		282969		282748		282988		283354		283994		284403		284615		284382		283816		283635		283628		283836		284039		284538		285454		286484		287490		287916		288236		288444		288945		289351		289501		289136		289051		289088		289726		289887		289952		289583		291452		295265				303973		306152		307664		308794		309859		310937		312084		313595		315077		316340		317145		317598		317656		316858		315739		315162		316044		317947		319942		321880		323523		324600		325182		325435		326346		328361		331110		335068		338603		341807		343968		345444		347142		348453		349482		350882		353191		356600		359665		361740		362698		362245		361459		360534		359905		359005		358305		357910		358116		358811		360466		361964		363311		363532		363098		362141		361216		361431		362419		363980		365097		365994		366561		366745		366829		367387		368624		369881		371354

		12		49		District of Columbia		state		374606		374713		374596		372696		369803		367655		365311		363295		360925		358446		357453		358480		360310		360936		360618		361666		364879		368400		370380		371145		370267		369055		366904		366157		365126		364770		364067		363945		363777		363660		363895		363543		363335		362643		362261		361431		361509		361767		362054		362044		362716		364453		367094		370365		374734		379609		384563		389180		393093		396605		398726		400819		403759		408275		413241		418088		423722		429909		435261		439078		441514		444430		447001		450234		453083		455867		458751		461347		463883		466034		468380		470980		472644		473905		474458		475742		477004		479248		482343		485915		489948		493940		497840		500823		502696		504342		505458		506481		507158		507947		508693		509641		510538		512330		515460		519422		522308		524032		525055		526872		528075		529824		531494		532964		534244		535019		536267		538357		542393		547189		552126		555362		558252		559648		561105		562037		563401		564758		566840		568274		569419		569661		571296		573546		575086		575144		574824		574863		575139		575663		576810		578310		580929		584526		589329		594060		596762		597244		597442		599550		603879		608336		613027		616881		619642		621977		625279		629678		635004		640065		642482		641580		638436		636334		635284		634508		635415		639684		647955		655668		660342		660601		656851		650384		642152		636106		631609		628533		625604		623522		621730		620499		619638		620071		621416		622927		623479		622619		620300		617624		614919		613965		614190		614723		613890		610798		607739		605008		604844		604748		604306		603665

		58		50		Vermont		state		213488		213394		213255		212991		212785		212449		211823		210858		209928		209253		208731		208356		208059		207940		208070		208247		208368		208385		208614		208913		209071		209225		209379		209623		209577		209500		209336		209348		209116		208909		208673		208448		208197		208020		208201		208413		208547		208898		209663		210767		211664		212299		212765		213287		213822		214173		214256		214296		214688		215490		216470		217332		218093		218803		219276		219732		220284		220840		220674		220214		219862		220061		220457		220729		221467		222133		223085		223655		224254		224354		224245		224007		224037		224520		225135		225919		226780		227609		228360		228897		229432		229934		229976		229971		229858		229731		229079		228694		228956		229951		230754		231284		231609		232051		232834		233991		235362		236415		237435		238623		239848		240907		241789		242661		243487		244356		245380		246336		247214		248047		249171		250093		250702		250800		251555		252705		254050		254591		254826		254992		255249		255575		256029		256509		256781		257005		257557		258322		259089		260038		261393		263062		264532		265673		266633		267627		268487		269093		269999		272058		275848		279872		283642		287313		291203		295535		299259		302987		307924		314317		321672		326368		328543		328801		330128		332303		336384		341231		346921		352956		358534		363500		365966		366013		364539		363362		363001		362832		364022		365071		367266		369498		372816		375555		377389		379937		382647		384545		385186		384568		383834		383349		384514		387015		389229		390634		390294		389877		389077		388673		387281		385992

		62		51		Wyoming		state		202791		202683		202295		201698		201270		200995		200745		200196		199536		198855		198133		197605		197266		197205		197210		197308		197654		198014		198113		197879		197510		197255		196906		196596		196392		196356		196384		196326		196065		195483		195000		194789		194906		194890		194975		195145		195750		196490		197478		198463		199656		200889		202047		202872		203770		204558		205423		205971		206710		207418		208111		208682		209145		209554		209540		209512		209681		210165		210412		210453		210401		210446		210545		210737		211370		211880		212589		213186		213991		214502		214935		215624		216699		218180		219676		221073		222249		223342		224763		226345		227973		229195		230031		230417		230775		231253		231607		231675		231654		231733		231603		231192		230583		230320		230391		230800		231156		231284		231284		231525		231766		232006		232027		232047		232133		232400		232798		233299		233708		233917		234277		234434		234697		234624		235182		235939		237081		237821		238447		238843		239370		240195		241449		242897		244155		245540		246900		248538		249736		251038		252397		254120		255340		256279		257161		258416		259525		260384		261303		262789		264973		267345		270065		272568		274965		277336		280062		283052		285855		288275		290451		292416		294137		296199		298778		301630		304957		308084		311771		315170		318500		321822		324241		325443		325335		325677		326378		326854		326504		325970		326028		326957		328664		330690		332356		333990		335314		336583		336985		336632		336114		336365		337572		339155		340488		341229		341737		343118		345382		348117		350338		352603
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Zillow Home Value Index (ZHVI*): 2009-2024 

*SHVI is a measure of the typical home value and market changes across a given region and housing type. 

It reflects the typical value for homes in the 35th to 65th percentile range. Available as a smoothed, seaso
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Zillow Home Value Index (ZHVI*): 2009-2024 

*SHVI is a measure of the typical home value and market changes across a given region and housing type. 

It reflects the typical value for homes in the 35th to 65th percentile range. Available as a smoothed, seaso
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Subject: [EXTERNAL] SPR changes and moratorium
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Kim, Dale, and Ethan,
 
Thank you for inviting me to your Community Open House last month and requesting my feedback on
proposed changes to SPR.
 
First, let me say that I am wholly on board with the overall goals of reducing home sizes, reducing
embodied and life cycle energy use, and making homes more affordable in the County. I am not
personally a fan of large homes.
 
With that said, I have decided to essentially close my office and lay off my staff of 6, largely because
of this moratorium, which has already had an impact and I predict will eliminate half of my work.
There is an alchemy to a firm like mine and I cannot make it work with half the income, even if I
downsize. For each of their jobs we can assume there are about 15 jobs downstream of them that
would depend on their work. While your concern for the equity of people not being able to afford
homes in the County is admirable, these people are already rich by definition. Those 15 jobs lost are
among people who probably could only dream of owning such a home.
 
This is a very drastic measure that doesn’t seem justified by the data.
 
One of the charts that you showed in the Open House presentation showed an increase in the last
several months, but since 2009 the increase is still quite small as an overall percentage. Two other
charts you showed indicate that home sizes have remained relatively level. One of the members of
the public pulled an analysis from the Assessor’s data online that actually show a decrease recently.
I recall reading an early press release that used data from 2008 to justify this change, which was
incredibly misleading given the changes that happened the next year. I went into the Commissioners
hearing prepared to address that only to find the data set had been updated. Still, I get the impression
that this is a politically motivated change, and data are being used to justify it, rather than it being a
thoroughly studied and vetted approach.
 
The fact that nothing was mentioned by Staff or the Commissioners about the likely impact on
people’s livelihoods, nor any case studies to show what the impact of these changes might be on
neighborhoods or the economy, further reinforces that appearance.
 
As I wrote in my email to the Commissioners, if I were to take my 1900 sf, 3 BR home and build it in
the rural county, I’d build it on one level instead of 3 (largely to comply with SPR criteria, but also for
practical reasons), I’d need a basement (because it would likely be built on a sloping lot) and a 2 car
garage (or maybe 3 car if we needed a snowplow). That makes it at least a 4400 sf home, which will
now be illegal in a large percentage of the county. If I had a larger family, had two parents working
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from home, needed a home gym to keep from having to drive 30 minutes to the nearest fitness
center, and had an elderly parent we were caring for, what would I do then? What if I purchased land
under the previous rules and now I can no longer build the home I intended? What if my land was my
retirement nest egg and now it’s worth 25% less?
 
Like it or not, lifestyles have changed a lot since the 1970s when a lot of the homes that make up the
neighborhoods were built. Trying to revert to those home sizes will inconvenience a lot of people and
put a lot of people out of work who depend on construction in the county for their living. A lot of the
reason home sizes have increased since 2020 is due to the work from home phenomenon. This is not
reason to declare martial law and install emergency rules that will make illegal 79% of the building
permits applied for in the past few years.
 
That seems drastic and unnecessary. There are better and fairer ways to accomplish those goals laid
out at the beginning.
 
SPR is already painful for many of my clients, but it’s a tolerable level of pain and does accomplish
good things in general. Going from 125% to 100% is just inflicting an unnecessary level of pain,
especially when the need for that has not been demonstrated at all.
 
Making the median the maximum will steadily decrease home sizes over time and make Boulder
County an undesirable place to live because it will be so much more restrictive than surrounding
areas.
 
Political extremism of this type on one side of the divide just fuels extremism on the other side.
Placing a moratorium is like taking the patient off life support while trying to assess what’s wrong with
him.
 
I recommend that you take a more nuanced and logical approach to making the SPR process more
predictable.
 
Specific suggestions:
It appears to me the definition of ‘below grade’ floor area in 18-162 was legislated specifically to
address the concern of visibility and should not be replaced by Staff’s own definition that any visible
below ground space renders the entire level to be ‘visible and above ground.’ This definition in 18-162
is way to difficult to calculate, however, and should be replaced with the method the City uses,
instead, which is about 10 times easier and the results are almost identical.
 
Leave the PSM at 125% of the neighborhood median for above grade floor area according to this
definition and try to reduce the subjective nature of SPR. Maybe consider reducing it to 120%. Leave
the Adjacency exception, because it’s fair and sensible. Expand it to the median of any two or more
that are larger regardless of the PSM. Make the base level 3500 sf of above ground space instead of
2500 sf.
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Make the energy compliance criteria harder for larger homes as a way to offset embodied energy
impacts.
 
Leave some flexibility for large families or people with extenuating circumstances.
 
Thanks in advance for your consideration.
 
David
 
David Biek
Principal Architect
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Boulder County Planning Department & Boulder County Commissioners, 

In December I attended the County’s Open House regarding proposed changes to the SPR 
regulations. I am disturbed by the Boulder County Planning Department’s martial law-esk proposed 
restrictions for residents of unincorporated Boulder County.  The new regulations seem to be an  
implementation of ideologies by government personnel who do not live in the unincorporated County. 
It appeared that all the citizens in attendance at the meeting were opposed to these changes except 
for one individual who lives in a 5500 square foot home.  That individual actually made a very good 
suggestion regarding the circle size of one’s “neighborhood” and suggested increasing it to a 2500 ft 
radius to make this process more equitable. That same attendee listened to the feedback and 
comments of other citizens and was willing to collaborate and come up with a compromise. I believe 
County officials have an obligation to do that as well. 

The character of our neighborhood has changed, but I maintain it has changed in a way that is 
different than the County believes.  People used to move to rural areas because they wanted to work 
the land or have livestock. My wife and I moved from Boulder over 35 years ago to do just that.  The 
people that move here now are not as ‘hands on’ agriculturally focused yet they appreciate the land 
and open spaces. Is that the most horrible thing in the world? No. The fact is, this a great place to 
live. Anyone who moves here now typically pays a premium for their property and very often pays 
people to do farming, ranching or even simple outdoor work for them. Boulder County is trying to 
preserve the character of a neighborhood when that “character”, in my opinion, is changing in a whole 
different way and there is no stopping it. There is much more to character than the size of a house.  

Land is no longer affordable in unincorporated Boulder County but that’s never going to change.  If 
the County thinks it can address affordability in unincorporated Boulder County by forcing people to 
build smaller, that is completely unrealistic.  Is three million dollars more affordable than five million 
dollars? Not to 99.5% of America, but we don’t live in mainstream America. OSMP and BCPOS have 
purchased a lot of Open Space and there is very little private land inventory.  This is one of the main 
contributors to high land prices. If Boulder County wants to address affordability in the unincorporated 
County, then incentivize ADUs.  

The County implies that the residents of Boulder County do not care about sustainability and that is 
completely false. Citizens in this County are very green and build green, ESPECIALLY compared to 
the rest of the nation.  The County is talking about restricting citizen’s principal residence sizes to 
meet sustainability goals, even though we probably build a greener house than the rest of the nation. 
Is this really the right answer?  Where do you draw the line?  There are so many things that 
contribute to the definition of climate change and GHG emissions.  Why don’t we shut down I-70 on 
the weekends so that thousands of people cannot drive and go skiing for 6 hours and then drive 
back? Or should we ban skiing altogether? There are many ways to reduce GHGs. I think it is wrong 
to take away a person’s property rights. 

The vast majority of residents of unincorporated Boulder County are against the moratorium as well 
as these new regulations and restrictions yet the County pushes on.  Public input does not appear to 
make any difference. Like the school yard bully, County officials will impose their ideals and will on the 
people and take away their property rights without considering feedback. This is true because the 
BCC approved the moratorium even though there was strong opposition.  Is this how government is 
supposed to work?  Absolutely Not. 
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In summary,  

• The 1500 ft radius should be increased to 2500 ft or 3000 ft so as not to discriminate against 
neighborhoods that have older, smaller homes.   

• The County should include houses adjacent to a property, regardless if it is a subdivision, in 
the neighborhood circle. 

• I am completely against reducing the compatible size from 125% of the median to the median. 
By doing that, you are penalizing the citizens in certain areas of unincorporated Boulder 
County for living in areas with older smaller homes. This is discrimination. The County’s 
definition of sustainability speaks of enabling the residents of Boulder County to meet their 
current needs and maintain a fulfilling quality of life without compromising or foregoing the 
ability of, and the opportunity for future residents to do the same. What you are proposing is 
that because of where we live, we might be only able to build a 2000 square foot home so that 
we can carry the sustainability load for the remainder of the entire County.  Anyone who lives in 
a city will not be affected by these restrictions and limitations.  City dwellers can live their best 
life without compromise; just unincorporated County residents need to compromise. 

• The median house size in unincorporated Boulder County is approximately 3500 sq feet. The 
maximum floor size currently in unincorporated Boulder County is 2500 square feet unless the 
median floor size of the neighborhood is larger. County government want to decrease it to 
2000 square feet.  This is an inequitable proposition. I believe a citizen should have the right to 
build a house that is at least the average size of other houses in unincorporated Boulder 
County or 3500 square feet.  That should be the minimum floor size in unincorporated Boulder 
County, regardless of neighborhood. If the County is concerned about increasing home sizes 
and gigantic houses, then put a ceiling on those.  Most citizens would go along with more 
restrictions on gigantic homes. 

• The citizens of unincorporated Boulder County are speaking and providing feedback. We do 
not want more limitation and restrictions of our property rights. The planning department and 
decision makers have a duty and obligation to listen. 

 

Respectfully Submitted, 

Joel Schaap 
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1.8.25 
   
Boulder County Proposed Size Reductions  
 
Dear Ethan, Kim, Dale & Boulder County Commissioners, 
 
Thank you for hearing the overwhelming community opposition to the September 17th 
Moratorium.  Pushing the start date back to January 17th, while simultaneously working 
on the proposed rule changes has mitigated the harm to homeowners that were in 
progress and hundreds of local architects, builders, realtors, trades-people and material 
vendors that would have been catastrophically impacted by the sudden stoppage of 
all projects.  While it will still have significant negative repercussions on many 
homeowners and businesses, it is far less than it would have been. 
 
Rodwin Architecture/Skycastle Construction has worked collaboratively and closely 
with the County for 25 years.  I have been asked by the Boulder/Longmont Boulder 
Area Realtors Association (BOLO), The American Institute of Architects (AIA) of 
Colorado, Chamber, the Colorado Green Building Guild (CGBG) and Better Boulder to 
coordinate a conversation with the County about the proposed new rules.  We would 
like to have a pro-active, serious, expert-level discussion about the County’s concerns 
and proposed rule changes.  We represent the collective experience of over 10,000 
members who love, live, understand and work here.  Many of those people are national 
level experts in sustainability, green building, planning, affordable housing and real-
estate policy. Many of them are extremely experienced in working on residential 
projects in the County.  We have some thoughts. 
 
We understand that you are considering rule changes to reduce the average size of 
new and expanded homes, because of “neighborhood impact, sustainability and 
affordability” concerns.  All values that these groups and its members are in broad 
alignment with; however, we disagree with the County’s initial assessment about the 
nature of the problems and how to most effectively and fairly deal with them.  If you 
are open, we would like to collaborate with you and see if we can come to consensus 
about the best way to address them.  Here is a synopsis of our thoughts: 
 
House Size: 
Let’s talk about size first as this is the elephant in the room.  The County’s well-vetted 
and nuanced metric for establishing the PSM is already more restrictive and 
comprehensive than any other municipality in the Front Range.  And while it is often 
frustrating to both professionals and property owners due to its legendary rigor, it is 
understood and accepted as the law-of-the-land by property-owners and local home-
building professionals.  Some people think that the 125% PSM is much too restrictive.  
Others think it’s too generous.  In no case though have we heard a vocal consensus 
that it is one way or another, so let’s please start by admitting that that there is no 
broad political mandate from the community to reduce houses size.  Consider the 
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possibility that the Commissioners and staff generally only hear from “the community” 
when a disgruntled neighbor objects to someone is proposing to build a new or 
expanded house next door; so you are probably hearing from a very selective and anti-
growth-biased portion of the population.   Personally, I think the current system does a 
good job balancing individual homeowner rights, and the values Boulder County seeks 
to protect. 
 
The question around, “What is an appropriate size?” is a reasonable conversation to 
periodically have.  However, I and the organizations I represent wonder if your 
proposed solution of “the median” is potentially so deeply and broadly impactful, that it 
should be a public referendum. 
 
Let’s talk about housing and land-use in a larger context for a moment.  The BVCP 
generally directs density and housing to the incorporated towns and cities. However, as 
you know, most of those have placed such strict constraints on growth (through land 
use policy and NIMBYism), that there are likely to be too few new dwelling units created 
in the area to satisfy the demand.  The more intensely that the supply is constrained, the 
faster prices will continue to increase.  This is the expert opinion of the 
Boulder/Longmont realtors Association, Better Boulder, Chamber and the American 
Institute of Architects of Colorado; four groups that collectively know more about the 
market dynamics of local housing policy than anyone.  If the Commissioners are 
interested in improving affordability, then it would be logical to find every method 
possible to increase the number of dwelling units in the County. 
 
Reducing the size of homes in BC won’t measurably improve that situation at all, but 
surprisingly these same groups believe that it could potentially make it worse, for two 
reasons. One, larger homes have the capability to rent rooms, accommodate multi-
generational households, host a care-giver, and absorb some small measure of the 
overwhelming need for less-expensive housing options.  And with the state’s removal of 
the ‘3 un-related persons’ limitation, larger houses now for the first time ever, have the 
ability to actually house as many people as they can functionally hold.  The market and 
need for attainable housing will naturally trend us towards making a lower “carbon 
footprint per capita” choice (ie. more people in each house). 
 
Now back to the average price of housing….will reducing a current hypothetical 
4,000sf. PSM to 3,000sf. on a 35 acre property that’s worth $2M (just for the dirt) make 
any dent in the average BC housing affordability?  No.   As a matter of fact, we believe 
that any new rule to further reduce size may have the OPPOSITE EFFECT.  Why?  
Because while you will reduce the average price of a few dozen new or expanded 
homes each year, according to BOLO, the thousands of existing large homes will all 
immediately INCREASE in price.  Why?  Because there won’t ever be any more of them.  
You will make size a prized feature.  The average price of homes in BC will RISE in 
response.   
 
Who determines what a reasonable size home is for another person? We understand, if 
you bought a house in BC in the last 20 years, you knew it came with certain limitations.   
But this will drastically change those rules without the property-owner’s consent unless 
you send this to a referendum.  We have designed 600 sf. houses and 6,000 sf. houses.  
In both cases, the family we designed it for felt that it was appropriate for them.  People 
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can have very diverse opinions of what is necessary, and one thing that I learned years 
ago is that it would be arrogant and disrespectful for me to impose my views on what is 
“appropriate” for someone else. 
 
We have a client in BC who just deconstructed their 6,100 sf. 1960’s home, in order to 
build a new one.   They have 5 children, a live-in nanny and two robust home offices.  
After subtracting the garage, that leaves them with 5,300sf. for 8 people (plus visiting 
grandmas, etc.).  That’s just over 400 sf. per person.  (Do any of you use more than 
that?) Collectively it might sound like a lot to you, but they are feeling very pinched.  Do 
we really want to effectively discriminate against certain religions, cultures or family-
types by saying that homes suitable for large families aren’t welcome here?   
 
We had another client whose 1970 home includes 1200 sf. of above-ground living 
space, 1200 sf. of ~7ft tall basement, a two-car garage and a large storage shed.  All 
totalled they supposedly had over 3300 sf.  In reality they have a 1.5 bedroom house.  
They wanted to add 500 sf. – enough for two bedrooms and a bathroom for their kids.  
But their PSM was just 3100 sf.. so there was no possibility to add the space they needed.  
Their extremely modest looking 13ft tall house is on 35 acres.  Their house is currently a 
HERS 176 ($800/mo. energy bills) and is near the end of its useful life.  But because they 
couldn’t add the necessary bedrooms, they weren’t willing to invest in energy 
improvements in the house. They sold it. These are just a couple of examples that 
hopefully illustrate that the way the County counts square footage, can sometimes 
make it seem like the houses are “too big”, but in reality, sometimes they’re not. 
 
Perhaps this would be an ideal time (since we’re in the midst of the BVCP update) to 
talk more broadly about affordability and housing availability, as the two go hand-in-
hand.  The County did something brilliant and deeply appreciated by the community 
when it allowed Marshall Fire victims to build ADU’s.  Farms are allowed to create them 
for Ag workers.  And while the state’s new “ADU’s everywhere” law doesn’t officially 
apply to Unincorporated Boulder County, the rationale of its value, and the need 
behind it definitely do.  The most beneficial, easiest, fairest and least controversial way 
to instantly allow more attainable housing in the area is to allow ADU’s on all properties.  
If you are really looking for a way to reduce average housing costs, and the average 
size & embodied carbon-footprint of a dwelling unit in BC, here’s a low-hanging fruit we 
can ALL agree on.  Let’s do it now.   
 
 
Visual impact and neighborhood character:    
Why do new or expanded houses automatically seem to be considered by the County 
to be considered a visual blight with negative impact?  If you have travelled to 
Tuscany, do you look up at the hills and think “That sure would be nicer looking if there 
weren’t any houses.”  No.  So why do we think that here?   
 
Has there been a recent epidemic of complaints by neighbors that a new or expanded 
home nearby is obscenely large (despite that it could not be more than 25% larger than 
the other homes in the neighborhood, which means that the complaining neighbors’ 
homes are almost the same size).  I haven’t seen anything in the newspaper about that.  
I would have figured that a crisis that rose to the level that it required a moratorium and 
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a major downsizing would have been all over the news.  I read the Camera every day. I 
haven’t seen any such wave of public outcry. 
 
Through the SPR process, we recently replaced an ugly, energy-hog of a non-code-
compliant house, with a beautiful, ignition-resistant house of larger size, that, per 
Planning Staff’s recommendation, we located farther away from public sightlines.  The 
neighbors came out in force to endorse our SPR application because they felt it 
improved the neighborhood on all levels.  The SPR process works.  I can’t believe I’m 
lauding the SPR process, but as much of a pain in the butt as it is, it robustly ensures that 
all new or expanded homes the County prioritize the values and criteria the County has 
set forth as important.  That project also benefited the County in that it was an 
abandoned historic farm.  The new owners are regenerating the soil, renovating the 
historic barn and are actively making it into a demonstration model of sustainable 
farming.  Oh, and the house is a HERS negative 51, making it one of the most energy-
regenerative homes in the entire country.  The owners felt very constrained by the size 
limitations and we had to use all our design skill to get the house to meet their minimum 
space needs. If the County had restricted the PSM to significantly less than 125% of the 
median, they would not have bought the property and the County and the world 
would be a little bit poorer for it.   
 
Land size: 
During staff’s Sept. 17th, presentation it was noted that Boulder County houses are larger 
than the national average. What was conspicuously omitted in that comparison was 
land size.  The national average size data is drawn primarily from production housing, 
where the average lot size is about 5,000sf..  The average lot size in Boulder County is 
somewhere around 1.5 MILLION square feet. So if we are talking about visual, 
ecosystem and carbon impact per square foot of natural land, Boulder houses are 99% 
less impactful than the “typical sized American house”. 
 
 
Sustainability:   
As I imagine you know, BC has some of the strictest green building standards in the 
Country and the standards are tied to size.  The bigger the house, the stricter the 
standard.  For a house over 5000 sf. (conditioned), a house needs to not only be Net-
Zero energy, it also has to be HERS 50 or better before solar (extremely difficult on large 
homes with lots of west-facing glass), and it needs to be either LEED Platinum, Passive 
Haus, DOE Net Zero Energy or Living Building Challenge (which are the most aggressive 
levels of sustainability in the Country.  LEED Platinum is actually impossible at that size, 
and no one has ever managed to create an LBC house in Colorado.  So if you’re 
thinking that we need to level up the sustainability requirement, I will tell you as one of 
the top experts in the County, we are already at the highest level that is physically 
buildable.  And please be aware that these sustainability requirements absolutely 
increase costs substantially).  Again, this is important in that these homes provide a 
special benefit to national and even international sustainable design efforts.  They 
provide beautiful, ultra-green, compelling examples of how architects can accomplish 
their client’s goals, create positive contributions to the existing community fabric, and 
do so at the same time that we are showcasing the best sustainable design in the 
world.  This is not theoretical. 
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These “larger” homes have a major positive impact internationally that you might not 
be aware of.  A few years ago, I gave an “Extreme Green Building” lecture at the 
American Institute of Architect’s National Conference.  I used the projects we have 
done here in BC as the subjects.  Thousands of other architects from around the world 
have seen that presentation and have upleveled their project’s sustainability because 
these houses in BC exist. Many other architects’ and builder’s work in BC has similarly 
been published and helped advance the world’s expertise in and the market demand 
for green building.  
 
CGBG (in conjunction with the County, Xcel and the state) has facilitated a massive 
electrification education effort in the rebuilding of BC homes destroyed in the Marshall 
Fire. Most of those Spanish Hills homes fall into that “large” category.  Larger, more 
expensive homes are often the ones that break trail for others. Those projects train 
engineers, energy auditors, HVAC and electrical contractors, and become great 
examples.  
 
It has been mentioned therefore, that what the County is really concerned about is that 
larger houses use have more “embodied carbon” than smaller ones.  That may be true.  
Although we should remember that at least 80% of the embodied carbon of the 
materials of the old house were deconstructed, not landfilled.  So that would need to 
be deducted from the embodied carbon attributed to the new house.   
 
The single largest source of embodied carbon in any house is the reinforced concrete 
of the foundations, slab and basement.  We are fully in support of a requirement to use 
low-carbon concrete as soon as it can be reliably locally sourced and approved by a 
structural engineer.  Let’s focus on the things we know will help. 
 
If we look at total carbon impacts over the life-cycle of a house, a new Net-Zero-energy 
home, designed to last for 150 years, is far more environmentally preferable than 
keeping a leaky 1970’s house that was only designed to last for 50 years.   That example 
is not hyperbole – it’s our typical project.  If the restrictions become too onerous, people 
will be less interested in building or remodeling/expanding.  We will get stuck with lousy 
and aging building stock. 
 
There was a comment at the last public discussion at the County that a larger Net-Zero 
energy house uses more energy than a smaller Net-Zero energy house.  I just wanted to 
clarify that that is not true.  Net-Zero Energy is defined by having an annual energy bill 
that nets out to zero.  Small or large use the same amount of energy.  Zero. 
 
 
Equity:  
As Brian Fuentes, architect and Marshall Fire survivor, brought up during the Sept. 17th 
hearing, the current system for determining PSM has an inherent and serious inequity.  
Property owners in subdivisions of 8,000 sf. homes will still be allowed to build giant 
houses, while owners in Allenspark and Marshall Rd., where the houses and cabins are 
much, much smaller will only be allowed to build very small homes.  We do believe that 
there needs to be some accommodation in the new rules to address this inequity. 
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Rate of change:  
It seems like the foundation for this whole exercise is that some people think that 
Boulder County is changing too fast.  The idea of saying that homes cannot grow is 
freezing it in amber.  Given that human systems and civilizations ALL grow, it seems 
illogical and artificial to constrain them to zero growth.  We know from experience that 
that leads to stagnation.  In this case that may look like homes not getting renovated 
(and therefore fighting our Climate Change goals), the real-estate market grinding to a 
halt, a knee-capping of our world-class green building industry, a tax-base being 
forced to flatten while County expenses are increasing, and in general the County 
giving a stiff-arm to those people who bring fresh energy & capital to our community.    
While we can have a discussion about whether allowing a 10% size increase or 50% size 
increase is appropriate, I think the idea of simply defaulting to “No Increase ever again” 
is a massive philosophical change that has not been vetted or approved by the 
broader community.  While many people like to throw stones at “larger” houses, many 
don’t understand that: 
 Their own house falls into that same egregious category, per the particular way 

the County counts square footage.   
 The County’s green building rules mean that new larger houses may have smaller 

carbon footprints than their smaller older house. 
 All houses have a shelf-life and will eventually be deconstructed and rebuilt. 
 Land prices will continue to rise.  Banks will ONLY lend on projects within certain 

ratios of land to house.  Typically it’s 1/3rd land and 2/3rds house.  Because 
Boulder is special, lenders have allowed that to go to 50/50.  But that’s it.  Land 
prices will continue to rise.  If houses are constrained, then banks will not lend on 
them, which means than ONLY people who have millions in the bank will be able 
to build here.  Ironic, how our concern for affordability will inadvertently drive out 
everyone, but the multi-millionaires. 

 
Subdivisions?:   
If we’re really looking to increase the availability of attainable housing, is it possible to 
have a real conversation about allowing subdivisions to be created in the County?  
Why is it taboo to suggest that a parcel of county land that has access to close-by city 
services could not be allowed to be a Net-Zero Energy, 100% Habitat for Humanity 
pocket neighborhood?  I understand that there’s an IGA that directs such properties to 
apply for Annexation, but that makes the development process to onerous, expensive 
and uncertain that it stops most in its tracks. What if it didn’t need city services?  Is there 
any room to discuss creative possibilities here? 
 
 
Specific recommendations: 
 Conclude the Moratorium no later than March 31st. 
 New PSM - We prefer not to modify it at all, but if you must, try this: 

o 115% of median for all properties that are less than 35 acres; however, in 
order to address the equity issue, all properties shall be allowed to build up 
to at least 2800sf. 

o 120% of median for all properties that are 35 acres + an additional 5% for 
properties that are larger than 40 acres (max 125%).   
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o Change the ‘2 adjacent properties method’ of overcoming the PSM to 
put a cap on the new average of 8,000sf..  This is likely to quickly remove 
to outliers extra-large houses.  

o Allow ADU’s on all properties use by right: 
 1200sf. max. – square footage is exempt from the PSM. 
 Like on the main house, porches and overhangs do not count 

toward the sf. 
 Allow the ADU to have an exempt 400 sf. carport. 

 
 
 
Respectfully submitted, 
 

 
Scott Rodwin, LEED AP 
President, AIA Colorado 
Board Member, Better Boulder 
 
 
PS - Cleaning up the SPR process:   
We have been honored over the years to have been asked by the County for 
suggestions as to how to improve the SPR process; to make it more clear, sensible and 
predictable.  We’re interested to hear how you are thinking to improve the process as 
part of this current effort.  We still have a few: ideas 

1. Please don’t start with the assumption that houses are evil.  When you read 
typical SPR Conditions of Approval, the implicit statement is, “houses are 
automatically bad and shouldn’t be here, which is why ‘they aren’t allowed if 
you can see them from any public land”.  That doesn’t seem like fair and equal 
treatment under the law – there are thousands of houses currently scattered 
through the county that are highly visible from Open Space.  But new ones are 
held to a dramatically higher standard. 

2. Don’t count dirt twice.  We completed a project at the top of Flagstaff a few 
years ago.  We wanted to keep all the dirt on site (as we had designed the 
project to perfectly balance cut and fill).  But the County’s method of double 
counting if you do that forced us (in order to avoid LISR) to haul it all down the hill 
and to another County.  This has happened on countless projects. Please just let 
us keep it on site without penalty. 

3. Negotiate height, glass and other visibility issues before design.  We have 
designed numerous houses that have gotten shot down after being mostly 
designed, because Ron West subjectively decided that it was too tall or had too 
much glass.  We can work with almost any parameters, but height and to a lesser 
extent glass are ones that we really need to know ahead of time. 
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From: Bill Howland
To: Abner, Ethan
Cc: Beck, Darren; cari.bischoff@lafayetteco.gov; cofarmlady@aol.com; Peterson, Cory; sgjkroberts@outlook.com; allardd@bouldercolorado.gov; sbrown@erieco.gov;

mitchell.zombek@lafayetteco.gov; "Tom O"Malley"; ljohnson@chp-law.com; mnavarrette@chp-law.com; sbushong@bh-lawyers.com; cwoodard@bh-lawyers.com; sholwick@lgkhlaw.com;
"Casey Weaver"

Subject: [EXTERNAL] Upcoming Revisions to Land Use Code
Date: Friday, January 3, 2025 9:38:21 PM
Attachments: image001.png

image002.png
image003.png
image005.png

Ethan:
 
Darren Beck suggested I contact you with regards to upcoming revisions to the County Land Use Code.  I am currently the President of several
Boulder County irrigation ditch companies including the South Boulder Caňon Ditch Company, the Davidson Ditch and Reservoir Company,
and the Davidson High Line Lateral Ditch Company.
 
I've also copied Tom "Whitey" O'Malley, the President of the District 6 Water Users.  The District 6 Water Users represent a consortium of
Irrigation Ditch Companies and their Water Users.  The latter include the Municipalities themselves, Municipal and County Open Space
Departments, and end water users such as my self, who continue to farm in the Valley.  The County has a significant ownership presence in
nearly every ditch company, and bears a large share of the not-so-insignificant expenses related to the continued operations and legal
expenses of these companies.
 
Several issues related to current Boulder County Land Use Code have proven problematic for Ditch Company operations, as well as for
property owners who have a ditch running through their property.  The most vexing issue is fencing.  I am hopeful that the upcoming revision of
the Boulder County Land Use Code can address four areas which I believe could be improved.
 
 
1. When is Permission to Build Required?  Most property owners probably do not look any further than the flyer "When do I need a building
permit"  There is no mention of irrigation ditches and no mention of the more restrictive land use codes that apply near ditches, so no further
research is normally undertaken by a property owner who wishes to install fencing, small sheds, retaining walls, playground equipment and
other impediments to ditch company operations as near as right on the edge of the ditch channel itself.  This flyer should be updated to note
that a Boulder County Land Use Planner should be consulted if any installations, especially those that include fencing, are planned within 50
feet of the nearest edge of a ditch.
 
 
2.  When are Structures not Considered Structures?  Current Land Use Code also allows property owners to install (without a building permit,
advance notification, or the consent of the Ditch Company) impediments to Ditch Company's access and use of our prescriptive easements to
clean, maintain and operate the ditch. This has arisen due to what I would call a loophole in the regulations whereby actual structures (and
fencing) are excluded and therefore not defined as structures  (see code paragraph "18-203 Structure", below).  Unfortunately, the installation
of such impediments -- let's call these "Waived Structures") -- often results in a loss of access to the ditch and ditch bank, resulting in
unnecessary conflict between the property owner and the ditch company.  As noted above, the most egregious are long runs of fencing that
prevent access to the ditch channel and often prevent travel up and down the ditch easement as well.
 
Following the installation and discovery of "Waived Structures", the ditch company has to contest such installations, and now both parties have
to incur significant additional expenses as the result of arguing over and demolishing or moving the "Waived Structures".  It should also be
noted that these "Waived Structures" almost always violate State Law (see Section 3 -- Compliance with State Law, below).
 

 
 
3.  Compliance with State Law:  Many of the above "Waived Structures", including fencing, are in conflict with State Law as they prevent
access to the ditch channel and ditch bank.  Because the width of a ditch channel varies with it's carrying capacity and topography may
significantly complicate access, it is impossible to define an easement based on a single numeric measurement from the centerline.  The State
Legislature recognized these issues, and defined ditch easements very loosely, but as best they could.  The ditch easement includes the ditch
channel itself, as well as sufficient land on both sides of the ditch to allow for proper maintenance, the deposition of any spoils of cleaning, and
the overall operation of the ditch.
 
(As noted above in section 2, "Waived Structures" are almost always in violation of State Law.  Many, if not most ditches, include areas where
ditch banks are completely inaccessible for long distances primarily due to permitted fencing that has been installed right on the edge of the
ditch channel, resulting in an increased risk of flooding should the ditch channel become blocked.)
 
 
Current State Law is as follows  (thick blue underline added for emphasis):
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4.  Setback Distance:  There are issues with Boulder County's usual and customary setback definition (see 4-103 Rural Residential (RR)
District; subsection E.2.d. , below).  We experience difficulty with the County's 50 ft setback from centerline "rule" in areas where the ditch is
deep and wide, or the ditch bank is steep and unforgiving.  In these locations the entire setback may fall within the ditch channel itself, or the
terrain may be impassible .  On the other hand, a 50 ft setback from the centerline of a narrow 2 ft wide irrigation ditch channel seems
excessive.  Our current standard, (assuming the terrain is level and unobstructed), is to specify a minimum 40 ft setback from the point where
the edge of the ditch first begins to fall into the ditch channel (on both sides of the ditch), which gives us a uniform and normally sufficient
working area along the ditch bank for maintenance activities, including the deposition of spoils.  We also note that should spoils accumulate
and begin to reduce our working area, such debris will be moved further from the ditch channel, and the minimum setback distance will
therefore expand.  Our current policy is to partner with property owners by offering to load vegetative spoils from ditch cleaning and
maintenance, when reasonably possible, into dumpsters so long as the property owner pays the dumpster rental and disposal costs.  Although
the ditch company does not own land or the vegetation that may grow along the ditch, in the aftermath of the Marshall fire we are attempting to
significantly reduce the density of trees and shrubs that tend to sprout and quickly grow alongside our ditches.
 
 

 

 
 
 
Thank you in advance for your consideration.  Please let me know if additional input or clarification is needed.  Also happy to meet with the
County Commissioners if this would be helpful.
 
 
 
William Howland
President Davidson Ditch and Reservoir Company
President, Davidson Highline Lateral Ditch Company
President, South Boulder Caňon Ditch Company
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From: Kim Cattau
To: Abner, Ethan; LU Land Use Planner; !LongRange
Subject: [EXTERNAL] SPR updates input
Date: Friday, January 3, 2025 9:15:56 AM

Hi –
 
I wanted to take the time to provide some input and items for consideration regarding the proposed
changes to the SPR regulations.  I’ve been practicing architecture in Boulder for 20 years, primarily in
the residential sector, and as the owner of my own business for the last 5 years.  I’ve had dozens of
projects of various sizes including new construction built in unincorporated Boulder County over that
time, and these thoughts are based on that experience.  I also own a home in unincorporated Boulder
County myself, and spend a lot of time interpreting regulations for my clients and helping them to find
the best solutions and uses for their properties.
 

1. In the public input meeting prior to the moratorium being instated, there was a lot of input
about how the PSM type metric is fairly inequitable.  It’s quite difficult for homeowners to
understand, and can come as a surprise to them when they want to start a project, especially
if they live on a large property with a low PSM.  Is the County considering any type of metric
other than PSM?  I recognize that a FAR type measurement would need to be properly scaled
due to the large rural properties in the jurisdiction, but it seems like it could be worth
considering something other than PSM, even if it’d be a more significant adjustment. 

2. The subjectivity inherent in the SPR system currently makes things difficult for homeowners
and their architects.  Not knowing how much square footage you may be allowed to build for
many months is costly and problematic for property owners.  There was mention of
“limitation” vs. “presumption” at the public open house – consider how to make the code less
subjective and easier to understand early for design professionals.

3. Since below grade square footage has been considered preferable from a visibility / massing
perspective, consider recognizing this in the code (i.e. exempting portions of below-grade
square footage from floor area calculations like the City of Boulder does) to help encourage it
in a regulated manner, rather than subjectively.  If a homeowner is only allowed to build 2500
SF, they aren’t likely to put much of it below ground even if that’s more cost effective and
visually less obtrusive, since it’s less desirable living space. 

4. Radius – consider studying how many properties are compared with less than 10 (or some
other small number) other properties based on the current subdivision / radius measurement,
and determine a way to help protect these outlier properties.  I’ve experienced many situations
where properties are at the periphery of either subdivisions or City properties, and the radius
only captures a few other properties, creating what feels like an unfair limitation on buildable
square footage. 

5. If continuing with PSM, consider making this data publicly available.  I appreciate the quick
turnaround that we generally get from planners when requesting info, but could this be
provided in some sort of publicly accessible database as well? 

6. ADU – I realize this is not directly part of the current conversation, but it sounds like some of
the intent is to minimize environmental impact of construction on our community.  Allowing
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more smaller homes would have many positive benefits.  Consider offering ADU square
footage as a “bonus” to RFA, especially as this may help offset the impact of any changes
being made to allowable floor area that may be negatively impacting property owners. 

7. Assessor vs building department floor area discrepancies – I’ve seen on many projects
significant discrepancies between Assessor square footage and actual square footage or
building department records.  What efforts are being made to make assessor data more
accurate and current, if they are continuing to be relied upon for planning remodels / additions,
etc?

8. Consider whether there could be exemptions for floor area used for business (not counted as
RFA, similar to agricultural uses).  More and more people are working from home, which has
partially led to the desire for larger homes.  This could also be an opportunity to support small
and local businesses.

9. BWOP / Built without a permit – We’ve seen projects where during our due diligence, it’s
determined that some RFA on the site was built without a permit by a prior owner.  I
understand the need for reconciling that and ensuring the structures are safe and permitted. 
However, during the moratorium, I could see this being problematic for homeowners, as the
County has been requiring BWOP structures to be addressed prior to any other permits (even if
completely unrelated) moving forward.  Sometimes these already existing BWOP structures
require SPR / SPRW to be made legal.  Please consider allowing building permits that are not
requesting additional square footage (i.e. interior remodels) to move forward during the
moratorium period without being held up by the BWOP reconciliation, which would need to be
addressed post-moratorium.

 
Thanks,
 
Kim Cattau, AIA, NCARB
   Principal
   Slope Architecture, LLC
 
   303.223.4295
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From: Paula Shuler
To: Abner, Ethan; Case, Dale; Boulder County Board of Commissioners
Cc: James Ruger
Subject: [EXTERNAL] Proposed changes to SPR regulations -OPPOSED
Date: Sunday, December 22, 2024 4:33:17 PM

Dale, Ethan, Commissioners and Planners,

This is a very long email but the proposed changes to the SPR are very disturbing to me and have caused me
many sleepless nights. I hope you can take the time to read my email and take it under consideration. 

After very recently learning about potential changes to the SPR process, I attended the Planning
Department’s Open House on December 10.  Since then I have watched much of the Commissioners
hearing from September 17.  I am OPPOSED to the changes to the SPR regulations, changes to the Land
Use code and the limitations proposed for the residents of unincorporated Boulder County.  I must remark
that after reviewing both of those public meetings, I find it unbelievable that this process continues to move
forward at a rapid pace. At both the September 17 hearing and the December 10 Open House there was a
resounding majority strongly against both the moratorium as well as the changes the County is proposing to
SPR regulations and LU code.  Yet fast forward ahead the County goes.  It is unbelievable to me that no one
truly listened to what the public, including knowledgeable professionals such as Scott Rodwin, Brian
Fuentes, Jeff Hindman and others had to say at the hearing and it was echoed again at the Open House.  I
am appalled that the Commissioners never really considered NOT having a moratorium.  The final hearing
discussion was never about should we do this or not, it was only about how and when should the
moratorium be enacted. One of the commissioners noted that with regard to neighborhoods, this is about
“creating a fabric that the entire community can support”.  Unfortunately, that appears to be just a narrative.
The public doesn’t want this, they are in strong opposition. There are better ways to solve the large home
issue without putting so many limitations on all residents, yet full speed ahead the County goes.

It is very clear to me that there is a definite agenda and a definite plan.  After attending the Open House, it is
absolutely apparent that there is strong confirmation bias in play by the County Planning Department and
perhaps the County Commissioners. I felt patronized at the Open House and I feel that this is clearly just an
exercise. In my opinion, what the professionals as well as residents of unincorporated Boulder County try to
contribute will not make one bit of difference.  If it did, there would be NO moratorium and the discussion
would be about forming a collaborative group with professionals and community members to work on the
real issues and try to come up with solutions that will work better for a much larger number of people.  It is
truly disappointing.  This was an opportunity to work with professionals and community members to try to
make this better, to try to get it right, but that is not happening.  It feels very much like the Planning
Department has formulated a plan, they will ask for feedback but it will have no influence on this new
policy and the Planning Department, the PC and the Commissioners will push it through - even though there
are perhaps only two individuals in that large group that live in unincorporated Boulder County or could
possibly be affected by these new regulations.  As one speaker said at the commissioners hearing, officials
are supposed to "serve the people", but it is apparent that no one is listening to the people and the
government thinks it knows better. 

What I find really wrong about much of this plan is that it will penalize so many residents of unincorporated
Boulder County, especially residents who live in a more modest neighborhood. If you live in a
neighborhood with larger homes, you will NOT be affected.  If you live in a small house in a neighborhood
that has larger homes, you will NOT be affected.  But if you live in an area where the tracts of land are
larger -  10, 40, 160 acre tracts and there are older farmhouses in your area and there are not a lot of larger
homes in your 1500 ft circle (even though they are out there, they are just outside the 1500 feet because
there is a lot more land around you), you will be penalized, restricted and not be able to build a little bit
bigger house as the regulations now allow.  The proposed new regulations absolutely discriminate against
certain neighborhoods. Regulations and rules need to be fair and apply to all landowners the same way and

Attachment C C76Page 147 of 204

mailto:pshuler@mac.com
mailto:eabner@bouldercounty.gov
mailto:dcase@bouldercounty.gov
mailto:commissioners@bouldercounty.gov
mailto:james@rugerlaw.com


these proposed regulations do not do that. Boulder County will be penalizing the neighborhoods with
smaller homes and what is being proposed is not equitable. After working all of my life and living in the
same house for 35 years, I would like to build a new, somewhat larger house but that will absolutely be
restricted by these new regulations.  There is no “ pressure” to build larger homes as stated in the BC
Planning Department & Attorneys Memo. Many families find it necessary or want more room than a “
dwelling". Our 1890s house is a thermal sieve. It was also damaged in the flood. We are aging and the time
is right for us to build.  We know that we can build an energy efficient, much more sustainable 3500+
square foot home but we will not be allowed to do that.  Our plans include a lot of circulation area and an
ADA bedroom and bathroom for my brother who uses a power wheelchair.  Shall we take that out of our
plans? He also travels with an aide.  Should I tell the aide to sleep on the couch because we cannot have a
third bedroom and bathroom because of Boulder County regulations? People’s needs and circumstances
differ. The new regulations will impact and limit too many people in the wrong way and it is not clear that
the County will truly be accomplishing their stated goals.  The County needs to stop and re-assess what they
are doing to landowners and how they are doing it.  One size does not fit all.  It is not always bad or wrong
to build beyond the median - in many cases it is necessary for the landowner and can be built very well and
very green. The County just approved a new build in our ‘ extended' area that is over 6000 square feet, 1500
square feet above the 125% PSM of their neighborhood. How does that even begin to approach equitable
when the County wants to now tell us that we are only able to build to our rather low median and will not be
able to build to 125%?  This is absolute discrimination. If the true problem is very large houses then
scrutinize the applications above and beyond the 125% size and beyond 6000 sq feet more closely before
approving them. Don’t restrict every single landowner in unincorporated Boulder County from building
what they truly need and have been waiting to build for quite a long time.  

Neighborhood Character:  What exactly is neighborhood character and who gets to make that
determination?  Again, not the people that live in the neighborhood.  As I said before, we live in a 1400
square foot house built in 1890.  We are farmers and steward over 150 acres of land at and around our
home.  Several of our neighbors also farm and care for their land. Most of the homes in our area are modest
sizes but there are a few larger homes. My neighbors have from 10 to 160 acres of land; the parcels of land
are larger and houses are fewer.  One of my neighbors lives in a 1000 square foot army barrack that was
brought to their farm after WW2.  Yes, it is small but it is neither energy efficient or environmentally
sustainable. Is this how BC thinks we should all be living? On the other hand, our entire south property line
is 5500, 6500 and 8000 square foot homes.  Those are the only homes we can see from our house but that is
a “subdivision” that does not count in our 1500 ft circle - yet those homes are adjacent to our property line
and that is our view. Those subdivision houses did not exist when we purchased our property but they
absolutely influence our "neighborhood character". It is very curious and erroneous how the County chooses
to determine neighborhood character.  Our 1500 foot circle does not include very many homes.  To be
equitable, our neighborhood circle should be increased to 2500 feet, as someone wisely suggested at
the Open House. How is it the County’s responsibility to determine neighborhood character and what size
home is acceptable?  Shouldn't the neighborhood, the people who live here, be allowed to decide for
themselves what is acceptable and what is not?  My neighbors would not object to a 3500 or even 4000
square foot home on our land, but the Planning Department will.  We both work out of the house - do we
get any credit or extra square footage for not getting in a car every day?  Of course not. Do we get credit for
sequestering a couple hundred metric tons of carbon dioxide in our healthy pastures each year? Oh why no,
you do not - just build small because Boulder County thinks that is what you should do and they know
better.  Decreasing the size of homes allowed in a neighborhood as the County is proposing is
discriminatory and inequitable proposal and will penalize certain neighborhoods much more than others. 
Large home neighborhoods will not be affected, large homes will continue to be built. This change in policy
absolutely discriminates against certain neighborhoods and would be a severe limitation to our area.  I am
OPPOSED to reducing the current compatible size from 125% of the median of a defined
neighborhood to the median of a defined neighborhood. I am OPPOSED to changing what is
currently a size presumption (that potentially could be overcome to get a larger size in certain
circumstances) to a size limitation based on the median of a defined neighborhood.

The presentation at the Open House compared the average new home size in unincorporated Boulder
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County to the average new home size nationwide.  That is not an apples to apples comparison.  That is
apples to grapefruit.  Basements, garages and sheds are not typically calculated into the residential living
space of a home in most areas of the nation.  It is a bogus comparison.  How does the nationwide new home
size average have anything to do with Boulder County?  The Open House comparison of new home sizes
neglected to compare national average building standards to Boulder County building standards. Boulder
County has some of the greenest, strictest building standards in the nation, meaning all new 2500 square
foot homes are not created equal. But that fact doesn’t fit the narrative that is being presented by the
Planning Department. If Boulder County wants to be more like the national average, then they need to make
some adjustments. Basements, Garages, Sheds & Decks should not be calculated as part of residential
floor area of a home.  Is the County aware of a large number of individuals that reside in unheated sheds,
garages and decks in unincorporated Boulder County? Seriously, why is any of that considered residential
floor space? According to County staff, the median home size in unincorporated Boulder County is
approximately 3500 square feet. If that is the case, the compatible floor size for any neighborhood
should not be less than the average house size in unincorporated Boulder County or not less than
3500 square feet.  If the average size of house is 3500 square feet, telling someone they can only build a
2500 square foot floor is not realistic or fair, reducing it to 2000 square feet is even less fair.

Affordability:  The County will never fix the affordability issue in unincorporated Boulder County by
decreasing the floor size of houses.  Affordability in unincorporated Boulder County is a ship that has sailed
and it will not be reversed and returning to port.  Land and homes are expensive because of a lack of
inventory and prices in the unincorporated County will not decline.  BCPOS and OSMP have contributed to
the inflated prices because they have purchased huge amounts of land at prices higher than most individuals
can afford or are willing to pay.  A 1400 square foot home on a five acre parcel with no irrigation water
down the street from us recently sold for over 2 million dollars.  1,400 square feet is what I consider a small
house.  Limiting floor size will not make the unincorporated County more affordable and Boulder County
cannot snap their fingers, instill size regulations and make the unincorporated County the center of small
affordable houses. That is not going to happen. Land is too valuable. Right now people move here because
they can afford to and it is a great place to live.  Affluent people are willing to pay a premium price. 
Boulder County should be incentivizing ADUs, that is absolutely one way to provide more affordable
housing, not ownership, in the County but Boulder County has not taken any steps to move that option
forward.  Why not? Perhaps the Planning Department should work on that versus restricting landowners
primary residence size. Right now, the best option for affordability is in the cities where regulations and
subsidies can promote truly affordable housing. 

Sustainability:  Boulder County has some of the greenest, strictest building codes in the nation.  This is a
fact that is excluded from any of the Planning Department’s narrative. Why doesn’t Boulder County choose
to embrace this fact and be proud that there are incredibly knowledgable professionals in our community,
strong codes and that people will build wisely. Perhaps the larger houses, those over 6000 square feet, need
to be examined and more carefully scrutinized before they are approved. Imposing more restrictions on
ALL homes is not the correct way to create sustainability. There is a better way than what the Planning
Department is proposing.  Consulting and collaborating with design professionals, builders, organizations
and the community could enlighten the Planning Department and give them a new way to look at the world
and come up with better, creative solutions.  One size does not fit all.  One blanket restriction and limitation
that truly discriminates against certain neighborhoods is not the correct or equitable answer. Very large
houses will continue to be built in Boulder, Longmont, Louisville, Lyons, and Lafayette. Regulations and
limitations are not changing for those areas. Large homes will continue to to built in areas of unincorporated
BC. Are the other unincorporated County residents responsible to neutralize and carry the climate burden
for the large builds throughout the County by being regulated to build small? Has Boulder County ever
looked at how many second and third homes are in unincorporated Boulder County?  Many homes sit empty
much of the year but continue to consume resources. If Boulder County is truly concerned about climate,
perhaps evaluating and regulating those users would be a better use of your time than creating restrictions
for landowners on their primary residence. Boulder County could easily plant thousands of trees to create
silvopastures as well as regenerate additional irrigated pastures of BCPOS to sequester more carbon. Both
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of those options could sequester thousands of tons of carbon each year. There are many ways to meet
climate goals.

I have lived in unincorporated Boulder County a long time.  When we first moved from Boulder to
unincorporated Boulder County, we could have built almost anything we wanted - a 5000 or 6000 square
foot house would have easily been approved.  In 2008 the regulations became more restrictive and now
there is the potential to limit and restrict again.  Should have, could have, would have. He who hesitates has
to build small…who would have thought that would be the case. It is so deflating and discouraging that
government, people who do not live in unincorporated Boulder County and who are not listening to the
landowners think they know better…and unfortunately, ultimately it is their decision not the citizens and the
landowners. What Boulder County is proposing is not a good solution and is not the answer to what the
County has expressed as concerns.  There is a better solution and I believe it begins with TRULY involving
and engaging the community. We have waited a very long time to build our forever home - this process
should not be pushed through, landowners aspirations and dreams rest in the balance. I would be happy to
continue the conversation.

As a side note - do enough unincorporated landowners know about these proposed changes? The County is
taking away people’s property rights but have they all been notified?  How has the County notified
residents? I know that we did not get a mail notification and if one is not signed up for County emails, how
would they find out?  Thankfully, a neighbor told me a few weeks ago.

Paula Shuler
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From: Amy Westfeldt
To: Boulder County Board of Commissioners; LU Land Use Planner; LandUse Building Official
Cc: Wallace Westfeldt
Subject: [EXTERNAL] Reconsider blanket building restrictions
Date: Friday, December 13, 2024 11:13:36 AM

To Boulder County Commissioners, Site Planners, and Building Officials:

Please reconsider the current proposal to impose blanket restrictions and allow for a
more flexible, site specific, review and decision making process for incorporated Boulder
County mountain lots. As well, we never received a notification that building restrictions
were being considered for incorporated mountain lots in Boulder County. The majority
of homeowners in this area have been diligent in fire mitigation efforts, have seen our
home owners insurance been non renewed by insurance companies, insurance rates
increase dramatically, and are desperately trying to keep our property values from
dropping. Imposing unreasonable building restrictions seems frivolous. 

We are owners of a 1.5 acre property in unincorporated Boulder County (83 Crooked Spur,
Boulder 80302) and have heard that there may be plans to impose new restrictions with
respect to the total square footage of buildings per building lot based on the median square
footage of existing homes in the area, and that these restrictions are independent of lot size.

While we understand and support the overall thrust of limiting the development of new mega
mansions, we are seriously concerned that the proposed regulations (if we understand them
correctly) will unduly and unnecessarily prevent landowners from making appropriate use of
their property. We are also concerned that the new regulations will negatively affect our
property value.

We therefore urge planners and county commissioners to consider a more flexible approach.
Perhaps consider directional limits in relation to the size of each lot and its possible uses, and
which are subject to a specific site review rather than blanket restrictions based on the median
square footage of existing homes.

While we have no immediate plans to extend our home's square footage we may contemplate
rebuilding our detached garage at some point in the future. A future homeowner might be
interested in other improvements to the property. There are many potential uses that would be
automatically ruled out by uniformly applied blanket restrictions.

Please reconsider the current proposal to impose blanket restrictions and allow for a
more flexible, site specific, review and decision making.

Sincerely,

Amy and Wallace Westfeldt
homeowners
83 Crooked Spur
Boulder 80302

Amy C. Westfeldt
amyw@mudbugco.com
303-242-1964
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From: Katherine Fassett
To: Boulder County Board of Commissioners; LandUse Building Official; LU Land Use Planner
Subject: [EXTERNAL] Opposition to Proposal for Building Restrictions
Date: Friday, December 13, 2024 12:26:24 PM

To Boulder County Commissioners, Site Planners, and Building Officials:

Please abandon the current proposal to impose blanket restrictions on property owners'
ability to improve their homes.

I am the owner of a 6+ acre property in unincorporated Boulder County (668 Sky Trail Road,
80302 Boulder) and have heard that there may be plans to impose new restrictions with
respect to the total square footage of buildings per building lot based on the median square
footage of existing homes in the area, and that these restrictions are independent of lot size.

These new regulations will negatively affect my property value and ability to make
improvements. I therefore urge planners and county commissioners to consider abandoning
this overreaching and unreasonable encroachment on my property rights.

Sincerely,

Katy Fassett
homeowner
668 Sky Trail Road
Boulder 80302

Attachment C C82Page 153 of 204

mailto:katyfassett@comcast.net
mailto:commissioners@bouldercounty.gov
mailto:Building_Official@bouldercounty.gov
mailto:planner@bouldercounty.gov


From: LU Land Use Planner
To: !LongRange
Subject: FW: [EXTERNAL] Proposed Site Plan Review Regulations
Date: Friday, December 13, 2024 10:26:04 AM

Please see below.
 

Clara Wagh
On-Call Planner I

Boulder County Community Planning and Permitting
Website: www.bouldercounty.gov

2045 13th St Boulder, Colorado 80302
Email: cwagh@bouldercounty.gov
 

From: Clemens Ceipek <clemens.ceipek@gmail.com> 
Sent: Friday, December 13, 2024 10:21 AM
To: LandUse Building Official <Building_Official@bouldercounty.gov>; LU Land Use Planner
<planner@bouldercounty.gov>; Boulder County Board of Commissioners
<commissioners@bouldercounty.gov>
Subject: [EXTERNAL] Proposed Site Plan Review Regulations
 
To Boulder County Commissioners, Site Planners, and Building Officials:
 
Please reconsider the current proposal to impose blanket restrictions and allow for a more
flexible, site specific, review and decision making.
 
We are owners of a 4+ acre property in unincorporated Boulder County (387 Deer Trail Road, 80302
Boulder) and have heard that there may be plans to impose new restrictions with respect to the
total square footage of buildings per building lot based on the median square footage of existing
homes in the area, and that these restrictions are independent of lot size.
 
While we understand and support the overall thrust of limiting the development of new mega
mansions, we are seriously concerned that the proposed regulations (if we understand them
correctly) will unduly and unnecessarily prevent landowners from making appropriate use of their
property.  We are also concerned that the new regulations will negatively affect our property value.
 
We therefore urge planners and county commissioners to consider a more flexible approach. 
Perhaps consider directional limits in relation to the size of each lot and its possible uses, and which
are subject to a specific site review rather than blanket restrictions based on the median square
footage of existing homes.
 
While we have no immediate plans to extend our home's square footage we may contemplate
extending the length of the detached garage at some point in the future.  A future homeowner
might be interested in building a woodworking shed or a small barn to keep one or two horses on
the property.  (E.g., the previous owners of our property kept horses here.)
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Our property's size of more than 4 acres would also make it perfectly suitable for a second detached
residential structure which would help to alleviate the shortage of residential living space in Boulder
County.  In short, there are many potential uses that would be automatically ruled out by uniformly
applied blanket restrictions.
 
Please reconsider the current proposal to impose blanket restrictions and allow for a more
flexible, site specific, review and decision making.
 
Sincerely,
 
Clemens and Gudrun Ceipek
homeowners
387 Deer Trail Road
Boulder 80302
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From: Ray Bagley
To: LU Land Use Planner; Boulder County Board of Commissioners
Subject: [EXTERNAL] Objection to DC-24-0003: Text Amendments to the Land Use Code related to Site Plan Review

(Article 4-800)
Date: Thursday, December 12, 2024 1:57:07 PM

Hello,

I would like to register, as a voter and property owner, my vehement objection to the proposed
PSM/SPR changes in the referenced amendment.

The applied definition of "neighborhood" is absurdly broad - for my own property, there are
included homes more than 3 miles away.

The complete disregard for property size and density is also absurd. "Neighborhood character"
is a garbage concept if you're using it to block the addition of a few hundred square feet on a
10 acre property.

And the failure to distinguish between heated/condition space and unconditioned space flies in
the face of the supposed goals of energy consumption. - unconditioned spaces (unheated
garages, workshops, sheds, carports) have zero or near-zero ongoing energy consumption, yet
the regulations treat them the same. That leads me to believe that those driving these
restrictions are not actually just concerned about the carbon generation, but are actually just
happy to exercise undue influence and control to prevent others from making autonomous
decisions that have zero impact on those making the rules or their neighbors.

I urge you to reject this over-reaching an devaluing change to the regulations.

sincerely,
Ray Bagley
501 Peakview Rd.
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From: Chris Olson
To: !LongRange; Boulder County Board of Commissioners
Subject: [EXTERNAL] Feedback on SPR changes
Date: Tuesday, December 10, 2024 6:37:01 PM

Hi, my name is Chris Olson, and I am writing to express my disappointment in the county’s
proposed changes to the SPR updates. They are unfair to residents needing space while
managing budgets by staying in their current home, rather than having to move. 

The proposed regulations ensure that 1/2 of the neighbors in the area have the luxury of larger
homes, and permanently restricts the ability of everyone else to grow. In what world is that a
fair housing practice?

We are a 3-generation family of 5 living in a modest 3 bedroom home in Boulder Heights. In
addition to childcare/elder care support in our living arrangement, the older generation of our
family simply could not afford to live near us on the front range, much less in Boulder County.
With current housing prices, ever increasing insurance and property taxes, many families are
having to do the same. 

We’ve explored options with Boulder County simply to build a garage on our property, giving
us some additional storage - and even under current codes have been told it’s unlikely it would
be approved. We’ve explored and been shot down on the site plan review for a garage or
addition, and also on a family care ADU due to well water rights constraints.

Thank you for listening to our concerns.
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From: Ronald Hostetler
To: !LongRange
Subject: Re: [EXTERNAL] Dec. 10 Community Open House on Changes to Site Plan Review Regulations
Date: Tuesday, December 10, 2024 5:32:15 PM

Good Evening Ethan,
I sincerely appreciate you reaching out and making me aware of this open house.  I really wish I
could have attended but unfortunately I am out of town for a work commitment.  I understand the
need to have proper health and safety protocols as well as reasonable environmental assessments
considered when developing is proposed.

That being said, I am still very much opposed to limiting future building approvals to the median
square footage requirements.  My list is long on why this is a flawed measure to restrict
development.  Based on my personal experience, I can give numerous examples of unintended
negative consequences that result in an approval for an inferior project.

I appreciate the county trying to get the word out and seek community feedback on these proposed
changes.  I’m confident if the majority of land owners in unincorporated county areas understood
the impact of these proposed changes, they would be opposed to the median sf limitations as an
absolute measure.

Is there a county news letter or other communication I can sign up for to keep aware of proposed
changes and future open house opportunities.

Thank you again for the proactive reach out, I sincerely do appreciate it.

Ron Hostetler

Sent from my iPhone

On Dec 5, 2024, at 10:49 AM, !LongRange <longrange@bouldercounty.gov> wrote:


Good afternoon—since you have expressed interested in this issue in the past, I wanted to
make sure that you saw this press release for an Open House we’re holding regarding the

SPR regulations update the evening of December 10th. Please feel free to let me know if
you have any questions.
 
Best,
 
Ethan Abner | Long Range Planner
Boulder County Community Planning & Permitting
Mailing Address: P.O. Box 471, Boulder, CO 80306
Main: 303-441-3930 | Direct: 303-682-6892
eabner@bouldercounty.gov
www.BoulderCounty.gov
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Nov. 25, 2024 Media Contact
Richard Hackett, 720-564-2605

My typical hours are Monday – Thursday 7:30am to 5pm and Friday 7:30am to 12pm.
 

From: Boulder County Community Planning & Permitting
<bouldercounty@public.govdelivery.com> 
Sent: Monday, November 25, 2024 2:27 PM
To: Abner, Ethan <eabner@bouldercounty.gov>
Subject: [EXTERNAL] Dec. 10 Community Open House on Changes to Site Plan Review
Regulations
 

Learn about the proposed changes, engage with staff, and provide input at an in-person event

 

Having trouble viewing this email? View it as a Web page.

boulder county news and information banner

Dec. 10 Community Open House on Changes to
Site Plan Review Regulations

Learn about the proposed changes, engage with staff, and
provide input at an in-person event

Boulder County, Colo. - Boulder County Community Planning & Permitting is updating
the county’s Site Plan Review regulations as part of Docket DC-24-0003. Site Plan
Review (SPR) is a process used to evaluate the impacts of proposed development on a
parcel, surrounding neighborhoods and land uses, ecosystems, and agricultural lands.
Members of the public who are interested in learning more about SPR and providing their
thoughts on changes to the Land Use Code regulations are encouraged to attend this
open house.

What: Open house for members of the public to learn more about SPR, engage with staff,
and provide their thoughts on changes to the regulations. Staff will provide a brief
presentation during the open house.
When: 5–7 p.m., Tuesday, Dec. 10, 2024
Where: Community Planning & Permitting Department, 2045 13th Street, Boulder CO,
80302

The proposed changes for the SPR regulations are for the unincorporated areas of
Boulder County, not in cities and towns like Boulder or Longmont. Boulder County’s
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unincorporated areas comprise the rural, mountainous, and plains communities that are
not part of any incorporated municipality.

If you are planning to attend and require interpretation or translation services, or have
questions about the event, please contact us at 303-441-3930 or
longrange@bouldercounty.gov.

Background
The Board of County Commissioners has expressed concerns with the increase in house
sizes and the rate by which larger houses are being proposed in unincorporated Boulder
County. Staff were directed to explore changes to the SPR regulations to better address
neighborhood character, sustainability, and affordability. Specifically, staff were directed
by the Board of County Commissioners to explore the following changes to the SPR
regulations:

Reducing the current compatible size from 125% of the median of a defined
neighborhood to the median of a defined neighborhood;

Changing what is currently a size presumption (that potentially could be overcome
to get a larger size in certain circumstances) to a size limitation based on the
median of a defined neighborhood;

Clarifying the regulations to improve processes, increase the public’s ability to
better navigate the regulations, and provide greater certainty of outcomes for
applicants.

Learn more about the Boulder County Land Use Code.

Boulder County wants to ensure that everyone has equal access to our programs,
activities, and services. To request an Americans with Disability Act (ADA)
accommodation, please email ada@bouldercounty.gov, or call 303-441-1386. If you need
help in another language, please email cppfrontdesk@bouldercounty.gov or call 303-441-
3930.

 

logo
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This email was sent to eabner@bouldercounty.org using GovDelivery Communications Cloud on
behalf of: Boulder County Colorado · 1325 Pearl Street, Boulder, CO 80302
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Please write any comments you have in the space provided below: 
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Community Planning & Permitting 
Courthouse Annex • 2045 13th Street • Boulder, Colorado 80302 
Mailing Address: P.O. Box 471 • Boulder, Colorado 80306   
303-441-3930 • www.BoulderCounty.gov
 

Ashley Stolzmann County Commissioner Claire Levy County Commissioner Marta Loachamin County Commissioner 

Referral Memo: Proposed Updates to the Site Plan Review 
Regulations 

MEMO TO: Referral Agencies, Stakeholders, and Interested Parties  
FROM: Ethan Abner, Long Range Planner II 
DATE: February 24, 2025 
RE: Docket DC-24-0003: Text Amendments to the Land Use Code related to 

Site Plan Review 

Dear Referral Agency, Stakeholder, or Interested Party, 

On September 17, 2024, the Board of County Commissioners (BOCC) authorized 
Community Planning & Permitting staff to pursue text amendments to the Site Plan 
Review regulations in Article 4-800 of the Boulder County Land Use Code.  

The Board of County Commissioners expressed concerns with house sizes increasing, 
the rate of change by which they are increasing in unincorporated Boulder County, and 
how these increases impact neighborhood character, sustainability, and affordability. 
The changes proposed by staff seek to implement the direction provided by the Board 
of County Commissioners (BOCC) at the authorization hearing, as well as feedback 
provided from the members of the public throughout the process. The Commissioners 
directed staff to explore the following changes: 

• Reduce the current compatible size from 125% of the median of a defined
neighborhood to the median of a defined neighborhood;

• Change what is currently a size presumption (that allows more floor area in
certain circumstances) to a size limitation based on the median of a defined
neighborhood; and

• Clarify the regulations to improve processes, increase the public’s ability to
better navigate the regulations, and provide greater certainty of outcomes for
applicants.

Electronic Attachments: 
• Summary of Proposed Changes
• Draft Land Use Code Text Amendments
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The draft text amendments are being referred to agencies and members of the public so that 
feedback can be provided to staff. Staff will make necessary changes to the drafts before they 
are recommended for adoption through the public hearing process.  

You may also view the proposed text amendments and future revisions online at: 
https://www.boco.org/dc-24-0003.  

The docket review process for the proposed text amendments to Article 4 of the land Use Code 
will include a public hearing before the Boulder County Planning Commission and the Board of 
County Commissioners. Public comment will be taken at both hearings. Confirmation of hearing 
dates and times will be published online at the link above and in local newspapers.  

Community Planning & Permitting staff, Planning Commission, and the Board of County 
Commissioners value comments from members of the public and referral agencies. Please 
check the appropriate response below or send a letter to the Community Planning & Permitting 
Department at P.O. Box 471, Boulder, Colorado, 80306 or via email to 
longrange@bouldercounty.gov. All comments will be made part of the public record. You are 
welcome to call the Community Planning & Permitting Department at 303-441-3930 or email 
longrange@bouldercounty.gov to request more information. If you have any questions 
regarding these drafts, please contact us.  

If you would like your responses considered and included in the staff packet for Planning 
Commission, please return them no later than Tuesday, March 11, 2025. Responses received 
after this deadline will be shared with the Planning Commission and incorporated into the staff 
packet for the BOCC hearing.  

_____ We have reviewed the proposal and have no conflicts. 
_____ Letter is enclosed.  

Signed ____________________________ Printed Name: ____________________________ 

Agency or Address ___________________________________________________________ 

Date ___________________________ 
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645 Holbrook ● P.O. Box 750 ● Erie, Colorado 80516 ● Phone 303-926-2700 ● Website www.erieco.gov 

Town of Erie Planning & 
Development 

March 11, 2025 

Ethan Abner, Long Range Planner II 
Community Planning & Permitting 
Boulder County 

Ethan, 

Thank you for providing the Town of Erie with an opportunity to review Docket DC-24-0003: Text 
Amendments to the Land Use Code Related to Site Plan Review. Town staff want to acknowledge and 
recognize the concerns of the Board of County Commissioners (BOCC) and the purpose behind these changes. 

With the proposed changes for reducing the compatible house sizes, we have seen and expect to continue to 
see property owners in unincorporated Boulder County pursuing other avenues to increase the sizes of their 
homes, such as annexation into Erie. 

While the process of annexation would require certain items to be met before its approval, we want to point 
out that an approved annexation would result in less homes and residents being within unincorporated Boulder 
County, and might not meet the stated intent of preserving character, affordability and sustainability. 

Again, thank you for providing the Town with an opportunity to review. Should you have any questions or 
comments, please feel free to reach out at any time. 

All the best, 

Josh Campbell | Senior Strategic Planner 
Planning & Development 

Town of Erie 
645 Holbrook Street | P.O. Box 750 | Erie, CO 80516 
Phone: 720-955-2566 
www.erieco.gov | Facebook | Twitter | LinkedIn 
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Dear Boulder County, 

The Magnolia Forest Group is supportive of the overall changes Boulder County is 
seeking to make with regards to the amendments to the Land Use Code pertaining to 
site plan review.  
There are still a number of undeveloped plots (usually mining claims) in the forestry 
district of Boulder County. Being allowed to put larger and larger structures on these 
properties in particular can cause an outsized ecological impact on the surrounding 
locale given that these properties are generally bordered by undeveloped public lands 
on at least 2 sides.  
Some developments have also gotten so big that they can not complete defensible 
space work while staying within the bounds of their property. This is less of a problem 
when they boarder USFS land and can request a permit to extend defensible space 
work onto USFS property. It is a different matter when the adjoining property is privately 
held. This does not serve either the land owner or their neighbors well in the event of a 
wildfire. 
Limiting the size of additions and new construction to 100% of the neighborhood median 
would help to address both of these concerns. 

Below is a list of specific questions or comments tied to specific lines in the texts 
amendments for Docket # DC-24-0003:  

• Page 3-4, bullet points 2-4: Is our understanding from this wording correct in so far
as it prevents a property owner from making one addition to put themselves in the
next residential floor area bracket, and then making another addition? For example a
property owner with a residential floor area equal to 1,500 sq ft would not be able to
add on 1,000 sq ft,  and then later add on 750 sq ft in the next category?

• Page 4, top bullet point: 3,001 sq ft - 4,500 sq ft is already a substantial amount of
residential floor area. This category should also be capped at the median (as in the
following bullet point), which still allows a property owner to built up to the
neighborhood median, which may indeed be larger.

• Page 7, “4-102 Agricultural (A) District” - shouldn’t the following text amendments be
applied to ALL districts in the County (forestry, etc.)? This is certainly our
understanding from the summary pages, and the concept that we support.

• Page 11, C. - “waived” should be struck through.
• Page 11, C (3) - a 2,000 sq ft nonresidential accessory structure is big! A SPR

should be required at a lower sq ft, perhaps for said structures over 1,000 sq ft.
• Page 11, C (4) - Shouldn’t this determination (which is mentioned various times

throughout the text) be made by CPP, not the holder of the conservation easement,
who may have a conflict of interest in this declaration?

• Page 14, 4-805 A. “Access and Engineering the Transportation” - this is confusing,
please correct/clarify.
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• Page 14, 4-805 A. “ 18 21 Days” - we believe this should be a strike through 18 with
a change to 21 days?

• Page 16-17, #3 - Can there be included in this a minimum required number of feet
from the structure for defensible space that must be completed on the property
(without running across the property line) for new construction?

• Page 18, #13 - We see no reason to strike this, and rather see its value in ensuring
new construction, and additions do not cause a significantly greater impact than the
original structure. This in particular is critical to reducing outsized ecological impacts
on the environment.

• Page 20, D. E. - Is this intended to be an exact duplicate of 4-808 D. and E. Above?
• Page 20, 4-810 “waive expedite” - “waive” needs to be struck.

Thank you for the consideration of our comments! We are pleased to see the County 
making an effort to maintain the size of new construction and additions at the 
neighborhood median. 

Sincerely, 
Teagen Blakey 
President 
Magnolia Forest Group 
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Parks & Open Space 
5201 St. Vrain Road • Longmont, CO 80503 

303-678-6200 • POSinfo@bouldercounty.gov

www.BoulderCountyOpenSpace.org

Claire Levy County Commissioner Marta Loachamin County Commissioner Ashley Stolzmann County Commissioner 

March 11, 2025 

Delivery by Email 
Ethan Abner, Long Range Planner 
Community Planning & Permitting Department 
2045 13th St. 
Boulder, CO 80302 
eabner@bouldercounty.gov  

RE: DC-24-0003 Land Use Code Text Amendments related to Site Plan Review (Article 4-800) 

Dear Ethan, 

Thank you for the opportunity to review the docket described above. The Conservation 
Easement Program recommends changes to the proposed text amendments to the Site Plan 
Review (SPR) process relating to conservation easements. Included with this letter is a copy of 
the proposed code language with our comments and suggested changes.  

Current code language requires SPR for any structure on a conservation easement property. We 
request that SPR criteria applicable to conservation easement properties match the criteria for 
non-conservation easement properties so long as the holder of the conservation easement 
confirms in writing that the proposed structure(s) would not conflict with the terms of the 
easement. 

Our intent in proposing these changes is to maintain consistent criteria for exempting structures 
from SPR county-wide so that conservation easement properties can also maintain some 
flexibility in the review process, as landowners without conservation easements can. Requiring 
written permission for those exemptions maintains the conservation easement holder’s ability 
to enforce the terms of each easement by approving or denying requests. 

Initially we had concerns about the impact on increasing the allowable residential floor area on 
conservation easement properties that are also designated as Historical Landmarks. This 
language has already been updated and addresses our concern.  

Please reach out if you have any questions about these suggestions and thank you for 
considering our input. 

Sincerely, 

Liz Northrup 
Conservation Easement Program Supervisor 
303-678-6253
enorthrup@bouldercounty.gov
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Community Planning & Permitting 
Courthouse Annex • 2045 13th Street • Boulder, Colorado 80302 
Mailing Address: P.O. Box 471 • Boulder, Colorado 80306   
303-441-3930 • www.BoulderCounty.gov
 

Ashley Stolzmann County Commissioner Claire Levy County Commissioner Marta Loachamin County Commissioner 

Referral Memo: Proposed Updates to the Site Plan Review 
Regulations 

MEMO TO: Referral Agencies, Stakeholders, and Interested Parties  
FROM: Ethan Abner, Long Range Planner II 
DATE: February 24, 2025 
RE: Docket DC-24-0003: Text Amendments to the Land Use Code related to 

Site Plan Review 

Dear Referral Agency, Stakeholder, or Interested Party, 

On September 17, 2024, the Board of County Commissioners (BOCC) authorized 
Community Planning & Permitting staff to pursue text amendments to the Site Plan 
Review regulations in Article 4-800 of the Boulder County Land Use Code.  

The Board of County Commissioners expressed concerns with house sizes increasing, 
the rate of change by which they are increasing in unincorporated Boulder County, and 
how these increases impact neighborhood character, sustainability, and affordability. 
The changes proposed by staff seek to implement the direction provided by the Board 
of County Commissioners (BOCC) at the authorization hearing, as well as feedback 
provided from the members of the public throughout the process. The Commissioners 
directed staff to explore the following changes: 

• Reduce the current compatible size from 125% of the median of a defined
neighborhood to the median of a defined neighborhood;

• Change what is currently a size presumption (that allows more floor area in
certain circumstances) to a size limitation based on the median of a defined
neighborhood; and

• Clarify the regulations to improve processes, increase the public’s ability to
better navigate the regulations, and provide greater certainty of outcomes for
applicants.

Electronic Attachments: 
• Summary of Proposed Changes
• Draft Land Use Code Text Amendments
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The draft text amendments are being referred to agencies and members of the public so that 
feedback can be provided to staff. Staff will make necessary changes to the drafts before they 
are recommended for adoption through the public hearing process.  

You may also view the proposed text amendments and future revisions online at: 
https://www.boco.org/dc-24-0003.  

The docket review process for the proposed text amendments to Article 4 of the land Use Code 
will include a public hearing before the Boulder County Planning Commission and the Board of 
County Commissioners. Public comment will be taken at both hearings. Confirmation of hearing 
dates and times will be published online at the link above and in local newspapers.  

Community Planning & Permitting staff, Planning Commission, and the Board of County 
Commissioners value comments from members of the public and referral agencies. Please 
check the appropriate response below or send a letter to the Community Planning & Permitting 
Department at P.O. Box 471, Boulder, Colorado, 80306 or via email to 
longrange@bouldercounty.gov. All comments will be made part of the public record. You are 
welcome to call the Community Planning & Permitting Department at 303-441-3930 or email 
longrange@bouldercounty.gov to request more information. If you have any questions 
regarding these drafts, please contact us.  

If you would like your responses considered and included in the staff packet for Planning 
Commission, please return them no later than Tuesday, March 11, 2025. Responses received 
after this deadline will be shared with the Planning Commission and incorporated into the staff 
packet for the BOCC hearing.  

_____ We have reviewed the proposal and have no conflicts. 
_____ Letter is enclosed. 

Signed ____________________________ Printed Name: ____________________________ 

Agency or Address ___________________________________________________________ 

Date ___________________________ 

    X

   Marc Pedrucci

City of Boulder Open Space & Mountain Parks and Planning & Development Services

   March 11, 2025
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  CITY OF BOULDER 

Referral Docket DC-24-0003 
Proposed Updates to the Site Plan Review Regulations 

Date: March 11, 2025 

To: Ethan Abner, Long Ranger Planner II, Boulder County Community Planning & 
Permitting 

Re: Docket DC-24-0003: Text Amendments to the Land Use Code related to Site Plan 
Review 

From:  Bethany Collins, Open Space Real Estate Services Senior Manager, Open Space and 
Mountain Parks and Kristofer Johnson, Comprehensive Planning Senior Manager, 
Planning and Development Services 

_____________________________________________________________________________ 

Thank you for the opportunity to comment on the referral of this application. As a partner under 
the Boulder Valley Comprehensive Plan (BVCP), jointly adopted by the city and county, and 
owner of thousands of acres of open space within the unincorporated areas of Boulder County, 
City staff are supportive of the proposed site plan review changes. We believe the changes and 
proposed limitations on development are consistent with the goals of the BVCP to maintain the 
rural character of the unincorporated areas of Boulder County and better preserve the important 
irrigated land and protect important natural resources. 

OSMP staff did identify some specific areas for comment: 

- At 4-102.E.3.c.(iii) where parcels encumbered by Boulder County conservation
easements are called out. The City holds dozens of conservation easements over parcels
within Boulder County (where Boulder County has land use jurisdiction) and would like
this section (and any revisions/amendments thereto) to apply to conservation easements
held by the City within the unincorporated areas of the county as well. Perhaps general
language similar to what is currently found in 4-802.A.5

- The proposed language of 4-806.10 does not account for situations where driveways/site
access may be within access easements over the land of others where meeting the multi-
modal standards may be overly impactful of a protected property or open space or not
included in the legal rights granted within an access easement. OSMP staff would suggest
a waiver possibility here.

- Please confirm that the proposed opening sentence of 4-802 is to replace “waived” with
“expedited.”

Please contact us with any questions. 
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From: Ryan Redd
To: Abner, Ethan
Subject: [EXTERNAL] RE: Referral Packet for SPR Regulations Update
Date: Wednesday, March 5, 2025 7:48:42 AM

Good day,
 
LTWD does not have any comments currently.
 
Thank you,
 
 
Ryan R. Redd, EIT
Civil Engineer

835 E. State Highway 56, Berthoud, CO 80513
Direct: 970-344-6386 | Mobile: 720-883-8030
rredd@ltwd.org | www.ltwd.org

 
From: Duchi, Trevor <tduchi@bouldercounty.gov> 
Sent: Monday, February 24, 2025 2:01 PM
To: Duchi, Trevor <tduchi@bouldercounty.gov>
Cc: Abner, Ethan <eabner@bouldercounty.gov>
Subject: Referral Packet for SPR Regulations Update

 
Good afternoon,
 

Please find attached the referral packet for Docket DC-24-0003: Text Amendments to the Land
Use Code related to Site Plan Review (Article 4-800).
 
Please return responses and direct any questions to Ethan Abner by March 11, 2025.
 
Thank you,
 
Trevor Duchi (he/him/his) | Administrative Technician
Planning Division | Boulder County Community Planning & Permitting
P.O. Box 471, Boulder, CO 80306 | Courthouse Annex – 2045 13th St., Boulder, CO 80302
tduchi@bouldercounty.gov | (720) 564-2693 | www.boco.org/cpp
My usual working hours are Monday – Friday, 8:00am – 4:30pm
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 Siting and Land Rights       
             

   Right of Way & Permits 
  

  1123 West 3rd Avenue 
  Denver, Colorado 80223 

  Telephone: 303.571.3306 
               Facsimile: 303.571.3284 

         donna.l.george@xcelenergy.com 
 
 
March 3, 2025 
 
 
 
Boulder County Community Planning and Permitting 
PO Box 471 
Boulder, CO 80306 
 
Attn: Ethan Abner 
 
Re:   Text Amendments to Land Use Code Related to Site Plan Review 
 Case # DC-24-0003 
 
Public Service Company of Colorado’s (PSCo) Right of Way & Permits Referral Desk 
has reviewed the Text Amendments to Land Use Code Related to Site Plan Review. 
Please be aware PSCo owns and operates existing natural gas and electric distribution 
facilities throughout Boulder County. 
 
PSC has no apparent conflict, contingent upon PSCo’s ability to maintain all existing 
rights and this amendment should not hinder our ability for future expansion, including 
all present and any future accommodations for all natural gas and electric distribution 
and transmission related facilities and land rights, and that our current use/enjoyment of 
the area would continue to be an accepted use on the property and that it be 
“grandfathered” into these changes. 
 
 
Donna George 
Right of Way and Permits 
Public Service Company of Colorado dba Xcel Energy 
Office:  303-571-3306 – Email:  donna.l.george@xcelenergy.com 
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March 3, 2025 
 
Boulder County Community Planning & Permitting 
2045 13th St. 
Boulder, CO 80302 
 
Re: DC-24-0003: Text Amendments to the Land Use Code Related to the Site Plan Review 
 
Dear Ethan: 
 
On behalf of United Power, Inc., thank you for inviting us to review and comment on the update to the 
Text Amendments to the Land Use Code Related to the Site Plan Review. After review, United Power 
does not have any conflict or comments with these updates. 

We look forward to safely and efficiently providing reliable electric power and outstanding service. 

 
Thank you,   
 

  
Emily Fore 
United Power, Inc. 
Right of Way Agent  
O: 720-685-5605 | Email: platreferral@unitedpower.com 
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From: Michele Goldman
To: Abner, Ethan
Subject: [EXTERNAL] FW: [External] Referral Packet for SPR Regulations Update
Date: Monday, March 3, 2025 8:30:01 AM
Attachments: cpp-spr-regulations-consolidated-referral-packet.pdf

Longmont Fire has no comment or concern.
 
Thanks,
 
Michele Goldman, Asst Chief
Fire Marshal
Fire Codes & Planning | Public Safety Department | City of Longmont
–
OFFICE 303-651-8426
E-MAIL mailto:michele.goldman@longmontcolorado.gov
225 Kimbark Street | Longmont, Colorado 80501
 
longmontcolorado.gov
 

 
 
From: Duchi, Trevor <tduchi@bouldercounty.gov> 
Sent: Monday, February 24, 2025 2:01 PM
To: Duchi, Trevor <tduchi@bouldercounty.gov>
Cc: Abner, Ethan <eabner@bouldercounty.gov>
Subject: [External] Referral Packet for SPR Regulations Update

 
Good afternoon,
 

Please find attached the referral packet for Docket DC-24-0003: Text Amendments to the Land
Use Code related to Site Plan Review (Article 4-800).
 
Please return responses and direct any questions to Ethan Abner by March 11, 2025.
 
Thank you,
 
Trevor Duchi (he/him/his) | Administrative Technician
Planning Division | Boulder County Community Planning & Permitting
P.O. Box 471, Boulder, CO 80306 | Courthouse Annex – 2045 13th St., Boulder, CO 80302
tduchi@bouldercounty.gov | (720) 564-2693 | www.boco.org/cpp
My usual working hours are Monday – Friday, 8:00am – 4:30pm
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Community Planning & Permitting 
Courthouse Annex • 2045 13th Street • Boulder, Colorado 80302 
Mailing Address: P.O. Box 471 • Boulder, Colorado 80306   
303-441-3930 • www.BoulderCounty.gov
 


Ashley Stolzmann County Commissioner Claire Levy County Commissioner Marta Loachamin County Commissioner 


Referral Memo: Proposed Updates to the Site Plan Review 
Regulations 


MEMO TO: Referral Agencies, Stakeholders, and Interested Parties  
FROM: Ethan Abner, Long Range Planner II 
DATE: February 24, 2025 
RE: Docket DC-24-0003: Text Amendments to the Land Use Code related to 


Site Plan Review 


Dear Referral Agency, Stakeholder, or Interested Party, 


On September 17, 2024, the Board of County Commissioners (BOCC) authorized 
Community Planning & Permitting staff to pursue text amendments to the Site Plan 
Review regulations in Article 4-800 of the Boulder County Land Use Code.  


The Board of County Commissioners expressed concerns with house sizes increasing, 
the rate of change by which they are increasing in unincorporated Boulder County, and 
how these increases impact neighborhood character, sustainability, and affordability. 
The changes proposed by staff seek to implement the direction provided by the Board 
of County Commissioners (BOCC) at the authorization hearing, as well as feedback 
provided from the members of the public throughout the process. The Commissioners 
directed staff to explore the following changes: 


• Reduce the current compatible size from 125% of the median of a defined
neighborhood to the median of a defined neighborhood;


• Change what is currently a size presumption (that allows more floor area in
certain circumstances) to a size limitation based on the median of a defined
neighborhood; and


• Clarify the regulations to improve processes, increase the public’s ability to
better navigate the regulations, and provide greater certainty of outcomes for
applicants.


Electronic Attachments: 
• Summary of Proposed Changes
• Draft Land Use Code Text Amendments







 
 


 


 


The draft text amendments are being referred to agencies and members of the public so that 
feedback can be provided to staff. Staff will make necessary changes to the drafts before they 
are recommended for adoption through the public hearing process.  
 
You may also view the proposed text amendments and future revisions online at: 
https://www.boco.org/dc-24-0003.  
 
The docket review process for the proposed text amendments to Article 4 of the land Use Code 
will include a public hearing before the Boulder County Planning Commission and the Board of 
County Commissioners. Public comment will be taken at both hearings. Confirmation of hearing 
dates and times will be published online at the link above and in local newspapers.  
 
Community Planning & Permitting staff, Planning Commission, and the Board of County 
Commissioners value comments from members of the public and referral agencies. Please 
check the appropriate response below or send a letter to the Community Planning & Permitting 
Department at P.O. Box 471, Boulder, Colorado, 80306 or via email to 
longrange@bouldercounty.gov. All comments will be made part of the public record. You are 
welcome to call the Community Planning & Permitting Department at 303-441-3930 or email 
longrange@bouldercounty.gov to request more information. If you have any questions 
regarding these drafts, please contact us.  
 
If you would like your responses considered and included in the staff packet for Planning 
Commission, please return them no later than Tuesday, March 11, 2025. Responses received 
after this deadline will be shared with the Planning Commission and incorporated into the staff 
packet for the BOCC hearing.  
 
_____ We have reviewed the proposal and have no conflicts.  
_____ Letter is enclosed.  
 
Signed ____________________________ Printed Name: ____________________________ 
 
Agency or Address ___________________________________________________________ 
 
Date ___________________________ 
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Docket # DC-24-0003: Text Amendments to the Land Use Code related 
to Site Plan Review (Article 4-800) 


 
County staffs’ proposed revisions to Article 4 of the Land Use Code, which governs Site Plan Review, are 
attached. Text that is underlined is proposed to be added, while text with strikethrough is proposed to 
be removed. These proposed revisions will likely be modified throughout the remainder of the text 
amendment update process and will not go into effect until adopted by the County Commissioners at a 
public hearing. 


The Board of County Commissioners expressed concerns with house sizes increasing, the rate of change 
by which they are increasing in unincorporated Boulder County, and how these increases impact 
neighborhood character, sustainability, and affordability. The changes proposed by staff seek to 
implement the direction provided by the Board of County Commissioners (BOCC) at the authorization 
hearing on September 17, 2024, as well as feedback provided from members of the public throughout 
the process. The Commissioners directed staff to explore the following changes: 


• Reduce the current compatible size from 125% of the median of a defined neighborhood to the 
median of a defined neighborhood; 


• Change what is currently a size presumption (that allows more floor area in certain 
circumstances) to a size limitation based on the median of a defined neighborhood; and  


• Clarify the regulations to improve processes, increase the public’s ability to better navigate the 
regulations, and provide greater certainty of outcomes for applicants.  


Summary of Proposed Changes  


Size Limitation: The current Site Plan Review regulations dictate a presumed compatible size that is 
equal to 125% of the median Residential Floor Area (RFA) for the defined neighborhood. Staff propose 
to eliminate the size presumption (which could be overcome in certain circumstances) and replace it 
with a structure size limit that is equal to the median Residential Floor Area of the defined 
neighborhood. The structure size limit will apply unless a development proposal significantly conflicts 
with the Site Plan Review standards.  
 
Some community members expressed concerns that the current methodology for determining the 
compatible structure size is unfair in that it disproportionately impacts residents with smaller homes. To 
address these concerns staff propose a sliding-scale concept (see 4-102.E.3. Structure Size for an 
example) described as follows: 


• Parcels in the mapped Townsites of Allenspark, Eldora, Eldorado Springs, Raymond, and 
Riverside would still be limited to 1,500 square feet.  


• Parcels with legally existing Residential Floor Area less than or equal to 1,500 square feet as of 
January 1, 2025, would be limited to the greater of either the median for the defined 
neighborhood or an additional 1,000 square feet.  


• Parcels with legally existing Residential Floor Area between 1,501 square feet and 3,000 square 
feet as of January 1, 2025, would be limited to the greater of either the median for the defined 
neighborhood or an additional 750 square feet.  







• Parcels with legally existing Residential Floor Area between 3,001 square feet and 4,500 square 
feet as of January 1, 2025, would be limited to the greater of either the median for the defined 
neighborhood or an additional 675 square feet.  


• Parcels with legally existing Residential Floor Area greater than 4,501 square feet, would 
allowed up to the median but not be allotted any additional Residential Floor Area over the 
median.  


 
Relocation of Size Limitation to Zoning District Regulations: Bulk standards (height, setbacks) are 
currently located in the Articles of the Land Use Code addressing zoning districts’ standards. Staff 
propose to relocate structure size to the zoning district standards to consolidate all bulk standards in the 
same area of the Code. Site Plan Review would still occur if the review thresholds are met and the 
Director can still require mitigation of significant impacts. Appeals related to Site Plan Review (including 
size) would still go to the Board of County Commissioners. This approach is beneficial if there is a desire 
to pursue more specific bulk standards in the future related to Accessory Dwelling Units, agricultural 
structures, forestry structures, or other structures in a specific zoning district.  
 
Exemptions to the Size Limitation: Staff propose some exemptions that would allow a proposal (in 
certain limited circumstances) to exceed the structure size limitation. The proposed exemptions include: 
 


• Properties encumbered by a Conservation Easement where the allowable house size (or 
amount of floor area) permitted by the conservation easement or other land use agreement 
(i.e., a Subdivision Exemption) is greater than the median Residential Floor Area. If the 
agreement establishes a smaller limit, that will be the structure size limit.  


• Deconstruction and rebuilding of legally existing Residential Floor Area.  
• Retrofitting for energy efficiency for the purposes of making demonstrated energy efficiency 


improvements and/or an additional allotment for the use of energy efficient materials in the 
building.  


• On properties with landmarked or protected historic structures, the historic structures may be 
exempted from counting towards the Residential Floor Area threshold on the parcel.  


• For parcels where existing RFA exceeds the structure size limitation and has not been limited 
through a prior county land use approval, up to a one-time maximum of 200 square feet may be 
allowed to exceed to the size limitation.  


 
Under the current Site Plan Review regulations applicants may be allowed to exceed the presumed 
compatible size if they have two or more immediately adjacent neighbors with RFA exceeding the 
presumed compatible size. Staff propose to eliminate this ability to seek a larger size based on adjacent 
neighbors. Under the current regulations applicants may request additional RFA on their parcel by 
demonstrating mitigation of visibility impacts. In most instances, this is accomplished through below-
grade development or screening through terrain. Staff propose to remove this exemption for mitigation 
of visual impacts. 
 
Other Changes: Staff also propose a number of other changes to Article 4-800, Article 4-1000, Article 4-
1200, and Article 18.  
 







Additional changes to Article 4-800 include: 
• Minor grammatical edits and changes.  
• Sheds and other small structures that do not require a building permit under Article 17 will be 


exempted from counting towards Residential Floor Area (up to 400 square feet total).  
• Updates to the thresholds that trigger (or don’t trigger) a full Site Plan Review.  


o Changing to a Single Unit Dwelling use will no longer require Site Plan Review.  
o Exemptions allowing additional Residential Floor Area over the median for retrofitting 


for energy efficiency, using building materials/design to achieve heightened energy 
efficiency, or on parcels with landmarked/protected historic structures, trigger Site Plan 
Review.  


o Expedited Site Plan Review will be allowed for projects on Conservation Easements 
(where the easement holder expresses no conflict) and for projects that utilize one-time 
200 square foot maximum.  


• Noting that Site Plan Review may be expedited, rather than waived, if the Director determines 
there’s no potential conflict. Waiver language is confusing for the public as it implies a review 
may not be necessary.  


• Allowing for an expedited Site Plan Review when the proposed structure is on a conservation 
easement and the easement holder confirms that it would not conflict with the terms of the 
easement.  


• Allowing for expedited Site Plan Review when applicants are seeking to add the one-time 
additional 200 square feet over the maximum structure size for the zone district.  


• Updates and clarifications to the application materials required for a Site Plan Review.  
• Increasing the referral period for Site Plan Review applications from 18 to 21 days.  
• Increasing the time period for a Site Plan Review from 28 days to 35 days to allow staff to better 


manage concurrent reviews and implement new accessibility requirements.  
• Clarifying in the SPR standards that non-county maintained roads and driveways shall meet the 


Boulder County Multimodal Transportation Standards.  
 
Change to Article 4-1002, Nonconforming Structures  


• Noting that legally existing Residential Floor Area over the new structure size limitation is not 
considered a nonconforming use for the purposes of this Code.  


 
Change to Article 4-1201 Appeals to the Board of Adjustment  


• Noting that Site Plan Review appeals, even those related to size, will remain the purview of the 
Board of County Commissioners.  


 
Change to Article 2-800 Boulder County Board of Adjustment  


• Clarifying language that the Board of Adjustment does not have the authority to grant a variance 
from the Floor Area maximums of any zoning district.  
 
 


Changes to Article 18, Definitions  
• Definition for Neighborhood, for the purposes of Site Plan Review. This is not a new definition, 


but rather a relocation of the existing language from Article 4-806 to Article 18.  







• Clarifying changes to 18-189D Residential Floor Area and allowing for an exemption for those 
structures built without a permit in accordance with Article 17.  


 
Changes to Article 19 


• Clarifies that the SPR regulations in effect at the time of the Marshall Fire will remain in effect 
for Marshall Fire rebuilds until Article 19-500 expires.  


 


 


  







Site Plan Review Regulations Draft Text Amendments 
4-102 Agricultural (A) District  
E. Lot, Building, and Structure Requirements  


1. Minimum lot size… 35 acres 
2. Minimum setbacks (if significant adverse impacts are demonstrated through analysis of the Site 


Plan Review criteria in Section 4-806.A, the Director may increase the setbacks to an amount 
greater than the minimum).  
a. Front yard… 35 feet  
b. Side yard… 7 feet  
c. Rear yard… 15 feet  
d. From an irrigation ditch… 50 feet from the centerline of the ditch. This requirement only 


affects structures built after October 10, 1996. The setback may- with County concurrence- 
be reduced in accordance with a letter from the applicable ditch company establishing a 
different setback, but in any event shall not be less than 20 feet from the ditch centerline.  


e. Supplementary requirements may apply, refer to Article 7-1400.  
3. Structure Size  


a. Appeals to the Director’s interpretation of this subsection shall be decided by the Board of 
County Commissioners considering the provisions in 4-1202.A.  


b. If significant adverse impacts are demonstrated through analysis of the Site Plan Review 
criteria in Section 4-806.A, the Director may limit the Residential Floor Area to an amount 
less than the maximum.  


c. The Boulder County Assessor’s Records will be the data source to determine the median size 
within the defined Neighborhood and the existing Residential Floor Area on a given parcel, 
as verified by Community Planning & Permitting staff. The median Residential Floor Area 
calculation will include the total Residential Floor Area on the subject Parcel.  
(i) For Parcels other than those specifically listed in (ii) through (vi) below, the maximum 


Residential Floor Area for a Parcel shall be limited to the larger of either the median 
Residential Floor Area of the defined Neighborhood or: 
(A) On a Parcel with 1,500 square feet or less of Residential Floor Area, an additional 


1,000 square feet over the existing Residential Floor Area on the Parcel as of 
[EFFECTIVE DATE].  


(B) On a Parcel with Residential Floor Area between 1,501 and 3,000 square feet, an 
additional 750 square feet over the existing Residential Floor Area on the Parcel as 
of [EFFECTIVE DATE].  


(C) On a Parcel with Residential Floor Area between 3,001 square feet and 4,500 square 
feet, an additional 675 square feet over the existing Residential Floor Area on the 
Parcel as of [EFFECTIVE DATE].  


(D) On a Parcel with Residential Floor Area exceeding 4,501 square feet, additional 
Residential Floor Area is allowed up to the median of the defined Neighborhood.  


(ii) For a Parcel within the mapped Townsite of Eldorado Springs, 1,500 square feet of 
Residential Floor Area.* 


(iii) For a Parcel encumbered by a Boulder County conservation easement, recorded 
agreement, or other approval that specifies an allowable Residential Floor Area on that 







Parcel that exceeds the zone district maximum, the Residential Floor Area specified in 
that conservation easement, recorded agreement with the County, or other approval 
shall be the maximum.  


(iv) For a Parcel where the Existing Residential Floor Area exceeds the size maximum for the 
zoning district, the Residential Floor Area as of [EFFECTIVE DATE] shall be the maximum 
for the Parcel.  
(A) A one-time 200-square foot maximum of additional Residential Floor Area may be 


added, provided the Floor Area has not been otherwise limited through a previous 
land use review process.  


(B) If the Residential Floor Area is removed and not rebuilt in one year, the maximum 
square footage allowed will revert to the limits prescribed in this section’s parts (i) 
through (vi). In addition, any construction and rebuilding will be subject to the Site 
Plan Review standards set forth in Section 4-806.  


(v) For a Parcel with existing historic structure(s) that are landmarked or otherwise 
protected, where an addition or structure causes the Residential Floor Area to exceed 
the size limitation, may be granted additional Residential Floor Area provided there is 
not a conflict with the Site Plan Review standards set forth in Section 4-806 and provided 
that the proposed development does not conflict with the intent of the landmark 
designation, and any new square footage does not exceed the Structure Size maximum. 


(vi) For a Parcel, the retrofitting of an existing structure to make a demonstrated energy 
efficiency improvement or associated with the use of building material or design 
intended to achieve heightened energy efficiency or the use of low carbon materials, 
such as an incremental increase in wall thickness due to the use of straw-bale 
construction techniques, the Director may approve a reasonable allowance of additional 
Floor Area over the zone district maximum provided there is not a conflict with the Site 
Plan Review standards set forth in Section 4-806.  


4. Maximum building height (If significant adverse impacts are demonstrated through analysis of 
the Site Plan Review criteria in Section 4-806.A, the Director may limit the height of a structure 
to an amount less than the maximum).  
a. Residential structures:  


(i) On subdivided land…  


*This language will need to be modified for each zoning district where it is applicable.  
• For the Estate Residential District, Eldorado Springs.  
• For Forestry, Allenspark, Eldorado Springs, Eldora, Raymond, and Riverside.  
• For Business, Allenspark, Eldorado Springs, Raymond, and Riverside.  
• For Mountain Institutional, Allenspark.  
• For Multifamily, Eldorado Springs.  


4-800 Site Plan Review  
4-801 Purpose 
A. Site Plan Review is an administrative review procedure for certain proposed developments which are 


considered likely to significantly impact important ecosystems, agricultural lands, surrounding land 
uses and neighborhoods, and infrastructure needs and demands, and which may be unsafe due to 
natural hazards. 







B. This Site Plan Review process for proposed new development will allow any significant adverse 
impacts on the environment, agricultural lands, surrounding land uses and neighborhoods, and 
infrastructure to be identified, evaluated, and avoided or acceptably mitigated through the 
imposition of reasonable conditions. 


4-802 Applicability and Scope of the Site Plan Review Process for Development  
A. Site Plan Review shall be required for (unless not required or waived expedited pursuant to sections 


B and C below):  
1. Any development requiring a building permit on vacant parcels in unincorporated Boulder 


County, except for: 
a. Season-Extending Agricultural Structures, if the dimensions of the Season-Extending 


Agricultural Structures on a property fall below the thresholds identified in 4-802.A.15. 
2. Any increase in residential floor area which results in a total residential floor area greater than 


125% of the median residential floor area for the defined neighborhood in which the subject 
parcel is located. In determining if the proposed development is greater than 125% of the 
residential median floor area, any demolition and rebuilding of any existing residential structure 
or any portions thereof, shall be counted toward the threshold. 


2. Any cumulative increase in Floor Area of more than 1,000 square feet (residential and 
nonresidential) on a parcel over that existing as of September 8, 1998.  
a. In calculating this 1,000 square foot threshold, any demolition and rebuilding of any existing 


structure or any portions thereof, shall be counted toward the threshold.  
b. Any Floor Area not legally existing as of September 8, 1998, shall be counted toward the 


threshold.  
c. Calculation of this threshold includes applies to all principal and accessory structure(s), 


except for: 
(i) Season-Extending Agricultural Structures, if the dimensions of the Season-Extending 


Agricultural Structures on a property fall below the thresholds identified in 4-802.A.15.  
(ii) Agricultural Sales Structures less than 500 square feet.  
(iii) Structures identified in 17-300.A.1. that fall below the thresholds for a building permit.  


3. New structures of any size requiring a building permit when the site is located within a Natural 
Landmark or Natural Area as described in the Environmental Resources Element of the 
Comprehensive Plan and shown on the Zoning District Maps of Boulder County.  


4. New structures 500 square feet or more in the 250-foot buffer associated with a Natural 
Landmark or Natural Area as described in the Environmental Resources Element of the 
Comprehensive Plan and shown on the Zoning District Maps of Boulder County.  


5. New structures or additions to existing structures of any size on a property over which a 
conservation easement has been granted.  
a. The Director may exempt a Season-Extending Agricultural Structure(s) from this provision if 


the holder of the conservation easement confirms in writing that, in the opinion of the 
easement holder, the proposed structure(s) would not conflict with the terms of the 
easement.  


6. Development occurring in a Rural Community District as described in the regulations for that 
District.  


7. Any development in the Floodplain Overlay District involving new structures, elevation of an 
existing building or additions to existing buildings that expand the footprint of the structure.  







8. Any grading permit for over 50 cubic yards of earthwork (including grading associated with an 
access permit).  


9. A change of use of a parcel, except for a change in use to a Single Unit Dwelling or Vacation 
Rental.  


10. A commercial telecommunications facility utilizing an existing structure and meeting the height 
requirements of the district in which the facility is located.  


11. A small wind-powered energy system.  
12. A ground-mounted or parking canopy solar energy system as a Principal Use or Accessory Use, as 


specified in Article 4-514 and 4-516.  
13. Any proposal which is eligible to be waived from for an expedited Site Plan Review, but for which 


an approval waiver was not granted.  
14. An Agricultural Sales Structure larger than 500 square feet, or greater than 12 feet in height.  
15. Season-Extending Agricultural Structure(s) greater than 5,000 cumulative square feet located on 


parcels 5 acres or larger, or greater than 3,000 cumulative square feet located on parcels less 
than 5 acres, or Season-Extending Agricultural Structure(s) greater than 12 feet in height.  
a. Season-Extending Agricultural Structures that do not go through a Site Plan Review process 


will go through an administrative review to ensure proposed structures are constructed 
within applicable setbacks and adhere to applicable Floodplain Overlay District provision (4-
400).  


16. Any application proposing to utilize the retrofitting of an existing structure for the purpose of 
making a demonstrated energy efficiency improvement or the use of building materials or design 
intended to achieve heightened energy efficiency as an exemption from compliance with the 
zone district maximum Residential Floor Area.  


17. Any application proposing to utilize a landmarked or otherwise protected historic structure(s) as 
an exemption from compliance with the zone district maximum Residential Floor Area.  
 


B. Site Plan Review shall not be required for: 
1. Earthwork that is part of normal agricultural or mining practices.  
2. Accessory structures less than 1,000 square feet.  


a. Except in those circumstances in which Site Plan Review is required because of cumulative 
thresholds specified in this section A(2) or A(3). 


b. Except in a Natural Landmark, a Natural Area, or in the associated 250’ buffer as specified in 
this section A(3) and (4) 


c. Except on conservation easements held by Boulder County.  
d. Except Agricultural Sales Structures as specified in 4-802.A.14. 


3. Restoration of a structure or access that has been damaged or destroyed by causes outside the 
control of the property owner or their agent.  
a. Restoration must involve the original location along the stream for stream spanning 


hydraulic structures and in the case of a non-hydraulic structure, the original location, floor 
area, and height, if applicable Such restoration must meet the other applicable provisions of 
this Code, including but not limited to the applicable zoning district setback and height 
requirements and the provisions of the Floodplain Overlay District (also see Nonconforming 
Structures & Uses, Article 4-1002(D) and 4-1003(F)). 


b. Restoration must be commenced within one year after the date on which the structure or 
access was damaged or destroyed, or a latent defect discovered. This limitation may be 
extended in the case of extenuating circumstances as determined by the Director. 


c. Restoration of bridges, box culverts, low-water crossings, or other hydraulic structures, 
either as a temporary or permanent hydraulic structure, and accesses are subject to review 







by the County Engineer for compliance with the Boulder County Storm Drainage Criteria 
Manual and the Multimodal Transportation Standards. The County Engineer may 
additionally impose conditions on the construction to assure basic safety. 


d. The provisions of this Section 4-802(B)(3) shall not apply to Substantial Improvements to 
buildings in the Floodplain Overlay District as provided for in Section 4-400 of this Code. 


4. Development on subdivided land with a final plat approved after February 22, 1994, unless the 
plat approval otherwise requires Site Plan Review for the lots. 


5. Development in approved Neighborhood Conservation Overlay Districts to the extent that the 
approved Neighborhood Conservation plan covers the relevant Site Plan Review criteria detailed 
in this Article 4-806. 


6. Any development or earthwork eligible for a General Floodplain Development Permit.  
7. Any development or earthwork requiring an individual Floodplain Development Permit, so long 


as the Community Planning & Permitting Director finds no conflicts with the standards listed in 
Article 4-806 of this Code. 
 


C. Site Plan Review may be waived expedited for the following circumstances if the Community 
Planning & Permitting Director determines that there is no potential for any significant conflict with 
the criteria listed in Article Section 4-806 of this Code.  
1. Any increase in the total Residential Floor Area to a size less than 125% of the median 


Residential Floor Area for the defined Neighborhood in which the subject parcel is located, up to 
an increase of 2,000 square feet provided no exemption from compliance with the zone district 
maximum Residential Floor Area is proposed.  
a. This provision includes instances in which Site Plan Review would be required because the 


Floor Area exceeds the cumulative threshold specified in this section A(2) and B(2)(a).  
2. In the plains, any nonresidential accessory structure less than 5,000 square feet, with the 


exception of Agricultural Sales Structures.  
3. In the mountainous areas, any nonresidential accessory structure less than 2,000 square feet, 


with the exception of Agricultural Sales Structures.  
4. Any structure on a Parcel over which a conservation easement is held, if the holder of the 


conservation easement confirms in writing that the proposed structure(s) would not conflict 
with the terms of the easement.  


5. Any application proposing to utilize the one-time maximum of 200 square feet exemption from 
compliance with the zone district maximum Residential Floor Area.  


6. Any grading permit involving under 500 cubic yards of earthwork.  
7. Any free-standing small wind-powered energy system that meets the height limitations for the 


zone district.  
8. Any roof-mounted small wind-powered energy system as described in that use classification 


description 4-516. A principal or accessory ground-mounted solar energy system less than 0.5 
acre.  


9. A parking canopy solar energy system less than 0.5 acre or an Accessory Solar Energy System 
that does not satisfy the additional provisions described in Article 4-516.L.5.e.  


D. In considering an expedited Site Plan Review waiver determination, the Director shall notify adjacent 
property owners. The Director shall not issue the determination for seven days following such 
notification and shall consider any comments received by the public. In waiving any requirement for 
expediting Site Plan Review as authorized under this section 4-802, the Director may impose written 
terms and conditions on the waiver as may be reasonably necessary to ensure that the regulatory 
basis for the waiver review is not contravened once the subject use or construction is commenced.  







E. If the proposed permit or development requires Special Review, Limited Impact Special Review, 
Development Plan Review, Historic District Review (Section 4-114), or Subdivision Regulations or 
PUD Review, Subdivision Exemption, or Exemption Plat Review, the applicable Review process shall 
substitute for the Site Plan Review process under this section. In any such combined review process, 
the standards in Section 4-806 shall be applied to the part of the proposal requiring Site Plan Review.  


4-803 Pre-application Conference 
A. A pre-application conference is defined in Section 3-201 shall be held prior to the submission of an 


application for Site Plan Review.  


4-804 Application and Submittal Requirements 
A. Within four days of the time application is made, all proposed access points, driveways, wells, leach 


fields, cisterns turn-out, turn-arounds, and at least four corners of the proposed structures must be 
visibly marked on the property with clearly labeled stakes. 


B. For the purpose of referring the project to applicable agencies, the applicant shall submit a minimum 
of three copies of one copy of the following information: 
1. The application form provided during the Pre-application Conference with all required 


information and signatures.   
2. All applicable maps provided in the pre-application conference. Name of the proposed 


development or use and total number of acres.  
3. A site plan at a scale which best conveys the conceptual aspects of the plan and allows for 


effective public presentation. This site plan must have the following elements: 
a. Date of preparation, revision box, written scale, graphic scale, and north arrow (designated 


as true north) 
b. Clearly identified boundary lines, corner pins, dimensions of the subject property, and 


distance of structures from property lines.  
c. Location, and dimension of all structures, existing and proposed.  
d. Parking areas, driveways, emergency turn-outs, and emergency turn-arounds will be shown, 


with locations and dimensions including all proposed grading for the property.  
e. All roads, railroad tracks, irrigation ditches, fences, existing and proposed utility lines, and 


easements on or adjacent to the parcel. 
f. Significant on-site features including, but not limited to: natural and artificial drainage ways, 


wetland areas ditches, hydrologic features (with flooding limits based on information 
available through the County), aquatic habitat, geologic features (including slopes, alluvial 
fans, areas of subsidence, rockfall areas, USDA soil classification and landslide areas), 
vegetative cover, dams, reservoirs, excavations, and mines. 


g. Location and size of leach field, sewer service lines, treatment facilities, well(s) and/or water 
lines to serve the proposed development. 


h. (For mountainous area properties only) Existing and proposed topographic contours at 
maximum intervals of five feet for at least 50 feet around all proposed disturbances. The 
remainder of the site may show greater contour intervals (e.g. 20-foot intervals) or obtain 
contours from the area’s U.S.G.S. topographic map.  


i. Any Floodplain, 100-year Floodplain or Floodway located on the property as indicated in 
Article 4-400 of this code.  


j. Any Natural Landmark or Natural Area along with a 250-foot buffer zone surrounding the 
landmark or area as shown on the Zoning District Maps of Boulder County. Any 
Environmental Resources identified in the Comprehensive Plan must also be included on the 
site plan.  







k. The location(s) and type(s) of proposed exterior lighting.  
4. Four elevation drawings showing existing grade, finished grade, and height of the structure 


above existing grade. The location and dimensions of all windows must also be included on each 
of the elevations.  


5. Verification that the site is a legal building lot under this code and that legal access from a public 
road has been obtained.  


C. The following information may be required to be submitted with a site plan application if the 
Director determines that such information is necessary to allow the site plan standards of 4-806 to 
be adequately evaluated: 
1. A detailed site plan of developed portions of the property presented at a larger scale than 


required in (B) above.  
2. Land survey data to identify the subject property including section corners and distance and 


bearing to these corners, quarter corners, township, range, etc.  
3. Verification of legal access to the subject parcel and/or proposed development location. 
4. (For non-mountainous portions of the county) Existing and proposed topographic contours at 


maximum intervals of five feet for at least 50 feet around all proposed disturbances. The 
remainder of the site may show greater contour intervals (e.g. 20-foot intervals) or obtain 
contours from the area’s U.S.G.S. topographic map.  


5. Location, width, and typical cross-section of all existing and proposed earthwork, including but 
not limited to: driveways, pedestrian paths, parking areas, and berms. This information may 
include earthwork calculations, grading plan, drainage plan, and/or geotechnical/soils reports. 
The Director may request that any or all of this information be certified by a Colorado registered 
Professional Engineer. 


6. Information regarding the use of ignition/fire resistant construction materials.  
7. Location of existing and proposed landscaping including a revegetation plan. The site plan shall 


illustrate the type, height, and/or caliper of the trunk of proposed plantings. All plantings will be 
specified by type and location.  


8. Location and results of soil percolation tests (Boulder County Public Health approval) where on-
site wastewater systems or similar systems are proposed. This may include site approval and 
discharge permit, if required, as issued by the Colorado Department of Health. 


9. Erosion control and revegetation plan.  
10. The areas of all development and/or Disturbed Area in square feet and percentage of site, 


including total square feet of developed driveways, parking, and buildings.  
11. A development report addressing the standards in 4-806.  
12. A letter of verification of a search of Inventory of Cultural Resources from the State Historical 


Society, a report defining the archaeological or historical resources on the site (based on 
information available from the State Historic Preservation Officer) or the appropriate 
archeological field survey report.  


13. A Wildfire Mitigation Plan demonstrating the appropriate site location of structures, construction 
design and the use of ignition resistant building material, defensible space and fuel reduction 
around the structures, driveway access for emergency vehicles, and an emergency water supply 
for firefighting.  


14. A control plan for noxious weeds.  
15. A topographic survey certified by a Colorado Registered Surveyor or Professional Engineer.  
16. Information regarding the type of glass used on the structure as it relates to reflectivity of 


sunlight and their emission of internal lighting. 
17. A wildlife impact report meeting the requirements of Section 7-1700 of this Code. The 


requirement for a wildlife impact report shall not be construed to import the substantive 







requirements of Article 7-1700 into the Site Plan Review process, but rather shall provide 
additional information for the County to apply the site plan review criteria to the facts of the 
application. 


18. An outdoor lighting plan showing the location and type of proposed lighting, in compliance with 
Article 7-1600 Outdoor Lighting and Article 18 Fully Shielded Light Fixture. 


4-805 Review by the Director  
A. Once an application for SPR is filed and deemed complete, the Director shall promptly forward one 


copy of the application and supporting materials to Access and Engineering the Transportation, 
Public Health, Parks & Open Space Departments, local fire district, and any other potentially affected 
agencies or organizations. The Director shall also post a sign on the property stating the Site Plan 
Review number and the address and phone number of the Community Planning & Permitting 
Department. The Director may require that a notification sign be posted off-site when on-site 
posting would not allow for notification of those potentially impacted. Referrals shall be returned to 
the Director 18 21 days from date the application is referred. 


B. Any determination by the Director to approve, conditionally approve, or deny a site plan application 
must be in writing and mailed or otherwise provided to the applicant no later than 28 35 days after 
the date on which the Site Plan Review application is deemed complete. Once the determination is 
made, the Director shall also provide notice of the determination to all referral agencies and the 
adjacent property owners within 1,500 feet of the property. If the Director fails to make a 
determination on the Site Plan Review application within this time period, the application as 
submitted shall be considered approved and the applicant's building permit shall be processed. 


C. The Director may suspend the 28 35-day decision period required in Subsection 4-805.B., above, at 
any time during the 28 35-day period under the following circumstances: 
1. At the request of the applicant, or;  
2. Whenever the Director or a referral agency determines that the application requires more 


information to conduct adequate review of the standards The Director shall promptly notify the 
applicant of the shortcomings. 


D. The decision period will resume when either the applicant indicates to the Director in writing that 
they are ready to proceed, or the Director notifies the applicant that the department has received 
sufficient information upon which to evaluate the application. If the new information submitted 
results in an application that is substantially different than the original, or requires additional review, 
a new 18 21-day referral may be required prompting the 28 35-day decision period to restart. When 
the decision period resumes and a new referral is not required, the Director shall have ten days or 
the remainder of the original 28 35-day decision period, whichever is greater, to issue a 
determination. 


E. The Director may declare a Site Plan Review application withdrawn if the application is not 
completed within 6 months of the date of it either being deemed incomplete or the decision period 
being suspended by the applicant or the Director as permitted by this Code. The 6-month time frame 
may be extended should the Director determine that circumstances beyond the control of the 
applicant prevent timely completion of the application. If the application is withdrawn, a new 
application and new fee must be submitted to continue the project. If the application is not 
completed within 6 months of the date of being deemed incomplete or any subsequent suspension, 
the Director may declare the application withdrawn. The 6 month time frame may be extended 
should the Director determine that circumstances beyond the control of the applicant prevent a 
timely completion of the application. 







4-806 Site Plan Review Standards 
A. All Site Plan Review applications shall be reviewed in accordance with the following standards which 


the Director has determined to be applicable based on the nature and extent of the proposed 
development. When two or more of the standards listed below conflict, the Director shall evaluate 
the applicability and importance of each of the conflicting standards under the facts of the specific 
application and make a reasonable attempt to balance the conflicting standards in reaching a site 
plan decision. 
1. To provide a greater measure of certainty as to the applicable neighborhood relevant for 


comparison, the following definition of neighborhood shall be used to review proposed Site Plan 
Review applications: 
a. For applications inside platted subdivisions, which have seven or more developed lots, the 


neighborhood is that platted subdivision. 
b. For applications within the mapped historic townsites of Allenspark, Eldora, Eldorado 


Springs, Raymond, and Riverside, the neighborhood is defined as the mapped townsite. 
c. For applications outside of platted subdivisions with seven or more developed lots or the 


townsites of Allenspark, Eldora, Eldorado Springs, Raymond, and Riverside, the defined 
neighborhood is the area within 1,500 feet from the applicable parcel. The neighborhood 
shall not include any parcels inside municipal boundaries, platted subdivisions with seven or 
more developed lots or the townsites of Allenspark, Eldora, Eldorado Springs, Gold Hill 
Historic District, Raymond, and Riverside. 


2. The size of the resulting development (residential or nonresidential) must be compatible with 
the general character of the defined neighborhood. 
a. In determining size compatibility of residential structures with the defined neighborhood, it 


is presumed that structures of a size within the larger of a total residential floor area of 
either (1) 125% of the median residential floor area for that defined neighborhood or (2) of a 
total residential floor area of 1,500 square feet in the mapped townsites of Allenspark, 
Eldora, Eldorado Springs, Raymond, and Riverside, or 2,500 square feet for all other areas of 
the County, are compatible with that neighborhood, subject also to a determination that the 
resulting size complies with the other Site Plan Review standards in this section 4-806.A. 
(i) The Boulder County Assessor's Records will be the base source of data to determine 


both the median size within that defined neighborhood as well as the existing residential 
floor area on a given parcel, as verified by Community Planning & Permitting staff for the 
subject parcel. 


(ii) Median floor area will include the total residential floor area, as defined in Section 18-
189D. 


b. Either the applicant or the Director may demonstrate that this presumption limitation does 
not adequately address the size compatibility of the proposed development with the defined 
neighborhood. 
(i) Factors to be considered when determining the adequacy of this presumption limitation 


and whether a proposed development can be excepted it can be overcome include: 
(A) The visibility of the proposed development from other private parcels within the 


defined neighborhood, as well as visibility from either public roads or open space 
both within and outside that defined neighborhood. 
(1) The proposed development must be minimally visible from the above-listed 


areas. Mitigation of visibility impacts may be achieved by: 
1. the use of natural topography to screen the proposed development, or 







2. underground construction to screen the proposed development; existing 
underground residential floor area may be considered, or 


3. distance of the proposed development from other private parcels, public 
roads and open spaces. 


(B) The distribution of residential floor area within the defined neighborhood, taking 
into consideration the sizes (a minimum of two) adjacent to the subject property. 
(1) If the proposed development is able to overcome the size presumption due to 


the adjacent sizes, the size of the resulting development may not exceed the 
median residential floor area of those adjacent to the subject property that are 
over the size presumption.  


(C) For properties which are encumbered by a Boulder County conservation easement 
that specifies an allowable house size on that parcel, that specified home size is a 
factor to be considered in rebutting a compatible size presumption which is smaller 
than the house size defined in the conservation easement.  


(D) Significant adverse impacts demonstrated according to Standards 3 through 16 of 
this Section 4-806.A. 


(E) Demolition and rebuilding of legally existing residential floor area that is not in 
conflict with the other standards set forth in this Section 4-806. 


(F) Retrofitting of an existing structure for purposes of making a demonstrated energy 
efficiency improvement. 


(G) Existing residential floor area that already exceeds the compatible size presumption 
and has not been limited through a prior County land use approval. 
(1) Up to a one-time maximum of 200 square feet of residential floor area may be 


granted under this factor.  
(H) Historic structure(s) that are landmarked or otherwise protected cause the 


residential floor area to exceed the size presumption.  
1. The location of existing or proposed buildings, structures, equipment, grading, or uses shall not 


impose an undue burden on public services and infrastructure. 
2. The proposed development shall avoid natural hazards, including those on the subject property 


and those originating off-site with a reasonable likelihood of affecting the subject property. 
Natural hazards include, without limitation, expansive soils or claystone, subsiding soils, soil 
creep areas, or questionable soils where the safe-sustaining power of the soils is in doubt; 
landslides, mudslides, mudfalls, debris fans, unstable slopes, and rockfalls; flash flooding 
corridors, alluvial fans, floodways, floodplains, and flood-prone areas; and avalanche corridors. 
Natural hazards may be identified in the Comprehensive Plan Geologic Hazard and Constraint 
Areas Map or through the Site Plan Review process using the best available information. Best 
available information includes, without limitation, updated topographic or geologic data, 
Colorado Geologic Survey landslide or earth/debris flow data, interim floodplain mapping data, 
and creek planning studies. Development within or affecting such natural hazards may be 
approved, subject to acceptable measures that will satisfactorily mitigate all significant hazard 
risk posed by the proposed development to the subject property and surrounding area, only if 
there is no way to avoid one or more hazards, no other sites on the subject property can be 
reasonably developed, or if reasonably necessary to avoid significant adverse impacts based 
upon other applicable Site Plan Review criteria. 


3. The site plan shall satisfactorily mitigate the risk of wildfire both to the subject property and 
those posed to neighboring properties in the surrounding area by the proposed development. In 
assessing the applicable wildfire risk and appropriate mitigation measures, the Director shall 
consider the referral comments of the County Wildfire Mitigation Coordinator and the applicable 







fire district, and may also consult accepted national standards as amended, such as the Urban-
Wildland Interface Code; National Fire Protection Association (NFPA); International Fire Code; 
and the International Building Code. 


4. The proposed development shall not alter historic drainage patterns and/or flow rates or shall 
include acceptable mitigation measures to compensate for anticipated drainage impacts. The 
best available information should be used to evaluate these impacts, including without limitation 
the Boulder County Storm Drainage Criteria Manual, hydrologic evaluations to determine peak 
flows, floodplain mapping studies, updated topographic data, Colorado Geologic Survey 
landslide, earth/debris flow data, and creek planning studies, all as applicable given the context 
of the subject property and the application. 


5. The development shall avoid significant natural ecosystems or environmental features, including 
but not necessarily limited to riparian corridors and wetland areas, plant communities, and 
wildlife habitat and migration corridors, as identified in the Comprehensive Plan or through the 
Site Plan Review process. Development within or affecting such areas may be approved, subject 
to acceptable mitigation measures and in the discretion of the Director, only if no other sites on 
the subject property can be reasonably developed, or only if reasonably necessary to avoid 
significant adverse impacts based upon other applicable Site Plan Review criteria. 


6. The development shall avoid agricultural lands of local, state or national significance as identified 
in the Comprehensive Plan or through the Site Plan Review process. Development within or 
affecting such lands may be approved, subject to acceptable mitigation measures and in the 
discretion of the Director, only if no other sites on the subject property can be reasonably 
developed, or only if reasonably necessary to avoid significant adverse impacts based upon 
other applicable Site Plan Review criteria. 


7. The development shall avoid significant historic or archaeological resources as identified in the 
Comprehensive Plan or the Historic Sites Survey of Boulder County, or through the Site Plan 
Review process. Development within or affecting such resources may be approved, subject to 
acceptable mitigation measures and in the discretion of the Director, only if no other sites on the 
subject property can be reasonably developed, or only if reasonably necessary to avoid 
significant adverse impacts based upon other applicable Site Plan Review criteria. 


8. The development shall not have a significant negative visual impact on the natural features or 
neighborhood character of surrounding area. Development shall avoid prominent, steeply 
sloped, or visually exposed portions of the property. Particular consideration shall be given to 
protecting views from public lands and rights-of-way, although impacts on views of or from 
private properties shall also be considered. Development within or affecting features or areas of 
visual significance may be approved, subject to acceptable mitigation measures and in the 
discretion of the Director, only if no other sites on the subject property can be reasonably 
developed, or only if reasonably necessary to avoid significant adverse impacts based upon 
other applicable Site Plan Review criteria. 
a. In reviewing development proposals in the Peak-to-Peak Scenic Corridor Area, special 


attention will be paid to the visibility of the development from the Peak-to-Peak Highway, 
with the intent to ensure development is minimally visible from the Highway. 


b. For development anywhere in the unincorporated areas of the county, mitigation of visual 
impact may include changing structure location, reducing or relocating windows and glazing 
to minimize visibility, reducing structure height, changing structure orientation, requiring 
exterior color and materials that blend into the natural environment, and/or lighting 
requirements to reduce visibility at night. 


9. The location of the development shall be compatible with the natural topography and existing 
vegetation and the development shall not cause unnecessary or excessive site disturbance. Such 







disturbance may include but is not limited to long driveways, over-sized parking areas, or severe 
alteration of a site’s topography. Driveways or All earthwork and grading shall have a 
demonstrated associated Principal Use.  


10. Access, including non-county maintained roads and driveways, shall meet the Boulder County 
Multimodal Transportation Standards. All driveways shall have a demonstrated associated 
Principal Use.  


11. Runoff, erosion, and/or sedimentation from the development shall not have a significant adverse 
impact on the surrounding area.  


12. The development shall avoid Natural Landmarks and Natural Areas as designated in the Goals, 
Policies & Maps Element of the Comprehensive Plan and shown on the Zoning District Maps of 
Boulder County. The protection of Natural Landmarks and Natural Areas shall also be extended 
to their associated buffer zones. Development within or affecting such Landmarks or Areas may 
be approved, subject to acceptable mitigation measures and in the discretion of the Director, 
only if no other sites on the subject property can be reasonably developed, or only if reasonably 
necessary to avoid significant adverse impacts based upon other applicable Site Plan Review 
criteria. 


13. Where an existing principal structure is proposed to be replaced by a new principal structure, 
construction or subsequent enlargement of the new structure shall not cause significantly 
greater impact (with regard to the standards set forth in this Section 4-806) than the original 
structure. 


14. The proposal shall be consistent with the Comprehensive Plan, any applicable intergovernmental 
agreement affecting land use or development, and this Code. 


4-807 Community Planning & Permitting Department Director’s Determination  
A. If the Director finds in reviewing a site plan application that the application meets the applicable 


standards set forth in Section 4-806, the Director shall approve the application site plan and the 
applicant can continue to process the building permit. 


B. If the Director finds that the application does not meet an applicable standard or standards, and that 
a reasonable basis for mitigation measures has been demonstrated, the Director shall approve the 
application with reasonable conditions that will avoid or acceptably mitigate the significant adverse 
impacts of the development. These conditions may include, but are not necessarily limited to the 
relocation or modification of proposed structures, additional landscaping, buffering, screening, 
relocation of access, or any other measures necessary to mitigate any significant impact or reduce 
hazards. The Director shall specify when the conditions shall be met. 


C. If the Director finds that the application does not meet an applicable standard or standards and that 
a reasonable basis for mitigation measures has not been demonstrated, the Director shall deny the 
application as proposed The Director's determination must specify the reasons for the denial based 
upon the Site Plan Review standards in Section 4-806. 


D. Once the Director issues a determination, the determination shall not be final, and no permit based 
upon the determination shall be issued, for 14 calendar days after the date of the determination, in 
order to allow time for the applicant to appeal, or for the Board of County Commissioners to call up 
the determination for further review, pursuant to Sections 4-808 and 4-809 of this Article. The 
Director's determination shall become final, and permits applied for in accordance with the 
determination may be issued, only after the expiration of this 14-day period, and only if the 
determination is not reviewed and acted upon by the Board of County Commissioners at a 
subsequent appeal or call-up hearing. 







4-808 Applicant’s Right of Appeal of a Conditional Approval or Denial  
A. If the Director denies a site plan or conditionally approves it with conditions to which the applicant 


objects, the applicant shall be entitled to appeal the Director's determination to the County 
Commissioners. 


B. The applicant must file an appeal for this purpose with the Community Planning & Permitting 
Department in writing received no later than 14 calendar days after the date of the Director's 
determination. 


C. The Board shall review the Director's determination at a public hearing held as soon as practical after 
the appeal has been filed. Prior written notice of this hearing shall be provided to the applicant and 
to property owners within 1,500 feet, and shall be published as part of the Board's agenda in a 
newspaper of general circulation in Boulder County. 


D. At the public hearing, the Board shall consider evidence related to the Director's determination 
which may be presented by the Director, the applicant, or interested members of the public. The 
Board shall not be limited in their review to the subject of the appeal, but may review any aspect of 
the site plan application. Based upon this evidence the Board may affirm the Director's decision, 
alter conditions, add new conditions, or reverse the Director's determination on any aspect of the 
Site Plan Review application. In the case of denial of a site plan, the Board shall state its reasons for 
its decision based upon the Site Plan Review standards in Section 4-806. No permit shall be issued 
until and unless the Board acts on the Director's determination at the public hearing, and approves 
the site plan. 


E. Any site plan application submitted by a public utility or a power authority providing electric or 
natural gas service, which relates to the location, construction, or improvement of a major electrical 
or natural gas facility as contemplated by Section 29-20-108, C.R.S., as amended, shall be considered 
to be a “final application” under Section 29-20-108 on which final County action in the event of an 
appeal shall be required to be taken within 90 days after submission of the application, or the 
application under Section 29-20-108 is deemed approved For purposes of this Subsection 4-808.E., 
“submission” shall be considered to be the submission of a complete application as required by this 
Article 4, including but not limited with respect to compliance with any applicable notice 
requirements to the mineral estate owners and lessees constituting less than full fee title in the 
subject property as required by Article 65.5 of Title 24, C.R.S. 


4-809 Board of County Commissioner’s Review (“Call-up”) of a Conditional Approval or Denial  
A. No permit may be issued for 14 calendar days after the date of the Director's approval. 
B. At the same time written approval of the site plan is provided to the applicant, the Director shall 


forward to the Board a written statement including: 
1. the location of the affected property,  
2. a description of the proposed development under the permit, and  
3. the basis for the Director’s determination. The Director's determination can be either that there 


is no significant adverse impact, that the significant adverse impacts can be avoided or 
acceptably mitigated through the conditions imposed as specified in the statement, or that the 
application be denied for reasons specified in the statement. 


C. Upon receiving the Director's statement, and no later than 14 calendar days after the date of the 
approval, the Board may call the Director's determination up for review before the Board. The call-
up generally shall be made by the Board at a public meeting convened within this 14-day period. 
However, if it is not practical for the Board to convene a public meeting for this purpose within the 
14-day period, any member of the Board may authorize a call-up within the 14-day period, which 







call-up shall be effective provided that the Board subsequently ratifies the call-up at a public meeting 
held within a reasonable period of time after the 14-day period expires. 
1. The Board shall review the Director's determination at a public hearing held as soon as practical 


after the Director's determination. Prior written notice of this hearing shall be provided to the 
applicant and to property owners within 1500 feet, and shall be published as part of the Board's 
agenda in a newspaper of general circulation in Boulder County. 


D. At the public hearing, the Board shall consider evidence related to the Director's determination 
which may be presented by the Director, the applicant, or interested members of the public. The 
Board shall not be limited in their review to the subject of the call-up, but may review any aspect of 
the site plan application. Based upon this evidence, the Board may affirm the Director's decision, 
alter conditions, add new conditions, or reverse the Director's determination on any aspect of the 
Site Plan Review application. In the case of denial of a site plan, the Board shall state its reasons for 
its decision based upon the Site Plan Review standards in Section 4-806. No permit shall be issued 
until and unless the Board acts on the Director's determination at the public hearing, and approves 
the site plan. 


E. Any site plan application submitted by a public utility or a power authority providing electric or 
natural gas service, which relates to the location, construction, or improvement of a major electrical 
or natural gas facility as contemplated by Section 29-20-108, C.R.S., as amended, shall be considered 
to be a “final application” und Section 29-20-108 on which final County action in the event of a call-
up shall be required to be taken within 90 days after submission of the application, or the application 
under Section 29-20-108 is deemed approved. For purposes of this Subsection 4-808.E., 
“submission” shall be considered to be the submission of a complete application as required by this 
Article 4, including but not limited with respect to compliance with any applicable notice 
requirements to the mineral estate owners and lessees constituting less than full fee title in the 
subject property as required by Article 65.5 of Title 24, C.R.S. 


4-810 The Effect of an Approved Site Plan  
A. A Site Plan Review determination or determination for an waive expedited Site Plan Review shall 


expire 3 years from the date the application was approved.  
B. The approval of a site plan by the Director does not result in the vesting of development rights, nor 


does it permit the violation of any county or state regulations to preclude the Building Official from 
refusing to issue a permit if the plans and specifications do not comply with applicable regulations, 
or that the work described in the application for the permit does not conform to the requirement of 
the Uniform Building Code as adopted by Boulder County. 


4-811 Amendments to an Approved Site Plan  
A. Any proposal to change a site plan approved under this Article shall require a request to the 


Community Planning & Permitting Department to determine whether the proposed change 
constitutes a substantial modification to the approved plan. If the Director determines that the 
change constitutes a substantial modification, no such change shall be allowed to proceed until an 
application to amend the approved site plan is filed with the Director and approval granted in 
accordance with this Article. The applicant or its successor may appeal the Director's decision to 
require an amended site plan to the Board of County Commissioners, provided that any such appeal 
shall be in writing and shall be filed with the Community Planning & Permitting Director no later than 
30 days following the date of the Director's decision to require a site plan amendment. 







4-1002 Nonconforming Structures  
A. A nonconforming structure is any existing structure which does not conform to the structure 


regulations of this Code for the zoning district in which such nonconforming structure is located, as a 
result of either (1) the adoption or amendment of this Code, or (2) a final county administrative or 
judicial decision precluding Boulder County from enforcing this Code specific to a structure on the 
basis of estoppel, laches, or waiver.  
1. For the purposes of these regulations, structure(s) with Existing Floor Area as of [EFFECTIVE 


DATE] that exceed the zoning district Residential Floor Area maximum shall not be considered 
Nonconforming Structures.  


4-1201 Appeals to the Board of Adjustment  
A. Appeals to the Board of Adjustment may be taken by any person aggrieved by any decision of the 


Community Planning & Permitting Director or County Engineer made in the course of the 
administration or enforcement of Article 4 or any related provision of this Code, unless the Code 
provides that the decision will be appealed to the Board of County Commissioners. 


B. An application for an appeal must be made within 30 days after the Director or County Engineer 
makes a written decision on the matter being appealed. The 30 days shall start to run on the third 
day after the date of mailing of the decision to the last known address of the person concerning 
whom the decision is made. If not appealed to the Board of Adjustment the decision shall be final.  


C. The process for filing an appeal and specifics regarding the public hearing before the Board of 
Adjustment are outlined in Article 3 of this Code.  


D. Appeals to the Board of Adjustment related to any matters under Article 12, Special Review for Oil 
and Gas Operations, must be specifically permitted under Article 12.  


E. Any party to a proceeding before the Board of Adjustment may appeal the Board of Adjustment’s 
final decision under C.R.C.P. 106(a)(4).  


 
2-800 Boulder County Board of Adjustment 
A. Short Title  


1. The Boulder County Board of Adjustment may also be referred to as the ‘Board of Adjustment.’  
B. Membership, Selection, and Term  


1. The Board of County Commissioners appoints five regular Board of Adjustment members. 
Members of the Planning Commission may take the place of a regular Board of Adjustment 
member in the event of a temporary absence or vacancy; however, not more than two members 
of the Board of Adjustment may concurrently be members of the Planning Commission.  


2. All members must be residents of the County.  
3. The term of regular members is three years.  


C. Duties and Responsibilities  
1. The Board of Adjustment holds regular meetings to hear appeals of any order, requirement, 


decision, or determination made by the Land Use Director or County Engineer in administering 
or enforcing Article 4 related provisions (e.g. definitions in Article 18) of this Code, to hear 
appeals of the Director specified provisions of Article 12, and to consider certain variances from 
the requirements of Article 4 of this Code.  


2. The Board of Adjustment does not have the authority to grant any variance:  
a. from uses permitted in the zoning district;  







b. from the minimum lot size required, maximum gross density, or Floor Area maximums of any 
zoning district; 


c. from any definition;  
d. from the height or yard requirements which may be obtained, or have been denied, through 


the approval of a special use;  
e. which authorizes a substantial modification of a planned unit development or special use 


approved by the Board of County Commissioners; or  
f. which will cause an increase in the base flood to occur; 
g. from any provision of Article 12.  


Article 18 Definitions  
18-17X Existing Floor Area  
A. Floor Area existing on a Parcel in compliance with County building permit requirements including: 


1. Floor Area constructed according to a valid County building permit;  
2. Floor Area constructed without a County building permit, if the Floor Area preexisted the 


effective date of building permit requirements in the County (January 27, 1966 for Subdivided 
Land, and December 22, 1975, of Unsubdivided Land), or was exempt from applicable building 
permit requirements.  


18-179C Neighborhood  
A. For applications Parcels inside platted subdivisions, which have seven or more developed lots, the 


neighborhood is that platted subdivision.  
B. For applications Parcels within the mapped historic Townsites of Allenspark, Eldora, Eldorado 


Springs, Raymond, and Riverside, the neighborhood is the mapped historic Townsite.  
C. For applications Parcels outside of platted subdivisions with seven or more developed lots or the 


townsites of Allenspark, Eldora, Eldorado Springs, Raymond, and Riverside, the neighborhood is the 
area within 1,500 feet from the applicable parcel. The neighborhood shall not include any parcels 
inside municipal boundaries, platted subdivisions with seven or more developed lots or the 
townsites of Allenspark, Eldora, Eldorado Springs, Gold Hill Historic District, Raymond, and Riverside.  


18-189D Residential Floor Area  
For the purposes of Site Plan Review and the presumptive size thresholds associated with the Expanded 
Transfer of Development Rights Program and the application of zone district Floor Area regulations 
Residential Floor Area includes all attached and detached Floor Area (as defined in 18-162) on a parcel 
including principal and accessory structures used or customarily used for residential purposes, such as 
garages, studios, pool houses, storage sheds, home offices, and workshops. (Exemptions: Gazebos, 
carports, solar parking canopies, detached greenhouses, renewable energy storage facilities, 
breezeways, structures that do not require a building permit in accordance with Article 17-300, and hoop 
houses up to a total combined size of 400 square feet.)  


Article 19-500 Marshall Fire (December 2021) 
C. Fire-Damaged/Destroyed Structures Eligible for Expedited Rebuilding  


3. Proposed construction that is outside the scope of the defined parameters outlined in Section 
19-500.F may be undertaken if approved under the applicable provisions of the other articles of 
this Code, such as Site Plan Review.  







a. Projects outside of the scope of the defined parameters outlined in Section 19-500.F shall be 
reviewed according to the Site Plan Review and Zone District regulations in effect at the time 
of the Fire.  
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Community Planning & Permitting 
Courthouse Annex • 2045 13th Street • Boulder, Colorado 80302 
Mailing Address: P.O. Box 471 • Boulder, Colorado 80306   
303-441-3930 • www.BoulderCounty.gov
 

Ashley Stolzmann County Commissioner Claire Levy County Commissioner Marta Loachamin County Commissioner 

Referral Memo: Proposed Updates to the Site Plan Review 
Regulations 

MEMO TO: Referral Agencies, Stakeholders, and Interested Parties  
FROM: Ethan Abner, Long Range Planner II 
DATE: February 24, 2025 
RE: Docket DC-24-0003: Text Amendments to the Land Use Code related to 

Site Plan Review 

Dear Referral Agency, Stakeholder, or Interested Party, 

On September 17, 2024, the Board of County Commissioners (BOCC) authorized 
Community Planning & Permitting staff to pursue text amendments to the Site Plan 
Review regulations in Article 4-800 of the Boulder County Land Use Code.  

The Board of County Commissioners expressed concerns with house sizes increasing, 
the rate of change by which they are increasing in unincorporated Boulder County, and 
how these increases impact neighborhood character, sustainability, and affordability. 
The changes proposed by staff seek to implement the direction provided by the Board 
of County Commissioners (BOCC) at the authorization hearing, as well as feedback 
provided from the members of the public throughout the process. The Commissioners 
directed staff to explore the following changes: 

• Reduce the current compatible size from 125% of the median of a defined
neighborhood to the median of a defined neighborhood;

• Change what is currently a size presumption (that allows more floor area in
certain circumstances) to a size limitation based on the median of a defined
neighborhood; and

• Clarify the regulations to improve processes, increase the public’s ability to
better navigate the regulations, and provide greater certainty of outcomes for
applicants.

Electronic Attachments: 
• Summary of Proposed Changes
• Draft Land Use Code Text Amendments
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The draft text amendments are being referred to agencies and members of the public so that 
feedback can be provided to staff. Staff will make necessary changes to the drafts before they 
are recommended for adoption through the public hearing process.  
 
You may also view the proposed text amendments and future revisions online at: 
https://www.boco.org/dc-24-0003.  
 
The docket review process for the proposed text amendments to Article 4 of the land Use Code 
will include a public hearing before the Boulder County Planning Commission and the Board of 
County Commissioners. Public comment will be taken at both hearings. Confirmation of hearing 
dates and times will be published online at the link above and in local newspapers.  
 
Community Planning & Permitting staff, Planning Commission, and the Board of County 
Commissioners value comments from members of the public and referral agencies. Please 
check the appropriate response below or send a letter to the Community Planning & Permitting 
Department at P.O. Box 471, Boulder, Colorado, 80306 or via email to 
longrange@bouldercounty.gov. All comments will be made part of the public record. You are 
welcome to call the Community Planning & Permitting Department at 303-441-3930 or email 
longrange@bouldercounty.gov to request more information. If you have any questions 
regarding these drafts, please contact us.  
 
If you would like your responses considered and included in the staff packet for Planning 
Commission, please return them no later than Tuesday, March 11, 2025. Responses received 
after this deadline will be shared with the Planning Commission and incorporated into the staff 
packet for the BOCC hearing.  
 
_____ We have reviewed the proposal and have no conflicts.  
_____ Letter is enclosed.  
 
Signed ____________________________ Printed Name: ____________________________ 
 
Agency or Address ___________________________________________________________ 
 
Date ___________________________ 
 
 
 
 

 

X

Kelly Watson

Floodplain Management, Community Planning & Permitting

2/27/2025
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From: Hester, Renee
To: Abner, Ethan; Duchi, Trevor
Subject: [EXTERNAL] RE: Referral Packet for SPR Regulations Update
Date: Wednesday, February 26, 2025 2:00:46 PM

Hello,
 
Lumen has no objections to the changes made in the Site Plan Review Regulations.

 
Thanks…
Renee Hester
Network Implementation Engineer
5325 Zuni St.
Denver, CO 80221
O: 720-738-2778//C: 720-980-2141
renee.hester@lumen.com
 
From: Abner, Ethan <eabner@bouldercounty.gov> 
Sent: Tuesday, February 25, 2025 8:27 AM
To: Hester, Renee <Renee.Hester@lumen.com>; PlatReview <PlatReview@lumen.com>
Subject: RE: Referral Packet for SPR Regulations Update
 
Good morning Renee—these are proposed updates to our Site Plan Review regulations, which are the regulations we use to review site specific development (for things like new homes). We referred these regulations to you because you may sometimes

Good morning Renee—these are proposed updates to our Site Plan Review regulations, which are
the regulations we use to review site specific development (for things like new homes). We referred
these regulations to you because you may sometimes get specific referrals for Site Plan Review. If
there’s any comments you have about our regulations, how we conduct Site Plan Review, this is an
opportunity for you all to provide input. If not, then no worries!
 
Best,
Ethan
 

From: Hester, Renee <Renee.Hester@lumen.com> 
Sent: Tuesday, February 25, 2025 7:38 AM
To: Duchi, Trevor <tduchi@bouldercounty.gov>; PlatReview <PlatReview@lumen.com>
Cc: Abner, Ethan <eabner@bouldercounty.gov>
Subject: [EXTERNAL] FW: Referral Packet for SPR Regulations Update
 

Hello,
 
If this is a plat/site review only, please submit to platreview@lumen.com.
 
If this is a request to relocate Lumen facilities, Lumen has created a new tool for external agencies to
submit their project notifications. Please encourage our external partners to use the Relocation
Request Portal for future project notifications.   Access the portal at RelocationIntakeWebPublic..
This tool provides a step-by-step guide and confirms your project entry via email. It helps us track and
monitor progress for conflict analysis and further actions.  Please do not re-enter any current request
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already submitted as this may delay the overall process.
 
Thanks…
Renee Hester
Network Implementation Engineer
5325 Zuni St.
Denver, CO 80221
O: 720-738-2778//C: 720-980-2141
renee.hester@lumen.com
 
From: Duchi, Trevor <tduchi@bouldercounty.gov> 
Sent: Monday, February 24, 2025 2:01 PM
To: Duchi, Trevor <tduchi@bouldercounty.gov>
Cc: Abner, Ethan <eabner@bouldercounty.gov>
Subject: Referral Packet for SPR Regulations Update
 
Good afternoon, Please find attached the referral packet for Docket DC-24-0003: Text Amendments to the Land Use Code related to Site Plan Review (Article 4-800). Please return responses and direct any questions to Ethan Abner by March 11, 2025. 
 

Good afternoon,
 

Please find attached the referral packet for Docket DC-24-0003: Text Amendments to the Land
Use Code related to Site Plan Review (Article 4-800).
 
Please return responses and direct any questions to Ethan Abner by March 11, 2025.
 
Thank you,
 
Trevor Duchi (he/him/his) | Administrative Technician
Planning Division | Boulder County Community Planning & Permitting
P.O. Box 471, Boulder, CO 80306 | Courthouse Annex – 2045 13th St., Boulder, CO 80302
tduchi@bouldercounty.gov | (720) 564-2693 | www.boco.org/cpp
My usual working hours are Monday – Friday, 8:00am – 4:30pm

 

This communication is the property of Lumen Technologies and may contain confidential or
privileged information. Unauthorized use of this communication is strictly prohibited and may be
unlawful. If you have received this communication in error, please immediately notify the sender by
reply e-mail and destroy all copies of the communication and any attachments.

This communication is the property of Lumen Technologies and may contain confidential or
privileged information. Unauthorized use of this communication is strictly prohibited and may
be unlawful. If you have received this communication in error, please immediately notify the
sender by reply e-mail and destroy all copies of the communication and any attachments.
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