
 
 

 

 

Community Planning and 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.org 

Matt Jones County Commissioner 

 
Claire Levy County Commissioner 
 

Marta Loachamin County Commissioner 
 
 

 
 
 
 
 
 
 
 
 
 
 
 
PUBLIC HEARING  

STAFF PLANNER: Andy Vieth 

PLANNING MANAGER: Summer Frederick, AICP 

STAFF RECOMMENDATION REGARDING:  

Docket LU-22-0019/SPR-22-0050: Nagel Warner Residence and Studio 
Proposal: Limited Impact Special Use Review to allow for 2,571 cubic yards of 

grading for driveway and site improvements, and Site Plan Review for 
the constructions of a 4,977-square-foot residence and 940-square-foot 
studio for a total residential floor area of 5,917 square feet on a 17.50-
acre parcel. 

 
Location:  695 Cutter Lane, Tract 37, Carriage Hills Estates, approximately 1 

mile north of the intersection of Wagon Wheel Gap Road and Pinto 
Drive in Section 10, Township 1N, Range 71W. 

 
Zoning:  Forestry (F) Zoning District 
 
Applicant/Owner:    Derya Nagel & Kelsey Warner 
 
Architect: Bldg Collective + Design 
 

STAFF RECOMMENDATION: Staff recommends that the Board of County Commissioners 
conditionally approve docket LU-22-0019/SPR-22-0050: Nagel Warner Residence and Studio 

PACKET CONTENTS: 

Item Pages 
o Staff Recommendation 1 – 23 

o Application Materials (Attachment A) A1 – A30 

o Referral Responses (Attachment B) B1 – B19 

 
BOARD OF COUNTY COMMISSIONERS 

Public Hearing 
 

September 29, 2022 – 1:30 P.M. 
 

Via Microsoft Teams 



SUMMARY AND RECOMMENDATION: 

The applicant proposes the construction of a 4,977-square-foot residence and 940-square-foot 
detached studio, and 2,571 cubic yards of non-foundational earthwork to construct a driveway at 695 
Cutter Lane. Limited Impact Special Review is required for the earthwork portion of the application 
since it exceeds 500 cubic yards (Art. 4-101.F.3.b.), and this earthwork is analyzed pursuant to the 
Limited Impact Special Use Review Criteria outlined in Boulder County Land Use Code (Code) Art. 
4-601. Site Plan Review is required for the proposed residence and studio since they require building 
permits on a vacant property (Art. 4-802.A.1), and are analyzed pursuant to the Site Plan Review 
Standards outlined in Code Art. 4-806.  

Staff recommends conditional approval of the proposal because, as conditioned, staff finds the 
earthwork can meet the Limited Impact Special Use Review Criteria and the residential construction 
can meet the Site Plan Review Standards in the Code. 

DISCUSSION:  

The subject parcel is 17.5 acres in size, located on the north side of Cutter Lane (a private road), 
approximately 1.1 miles north as the crow flies, or 3 miles north measuring along meandering roads, 
from the intersection of Pinto Drive and Wagonwheel Gap Road (see Vicinity Map, Figure 1 below). 

  
Figure 1: Vicinity Map showing location of the subject parcel 

The subject parcel is a legal building lot, as determined by BLD-21-0063, which is identified as 
Parcel Number 146103009008 and Assessor Account Number R0034338. The parcel was 
incorporated into the Carriage Hills Estates subdivision exemption (SE-83-0035, plat recorded on 
3/12/1985 at Reception #676463). The parcel is physically divided by Cutter Lane (see Aerial Map, 



Figure 2 below) at the southeast corner of the parcel. Legal access to the subject parcel is 
demonstrated via the easement as shown on the Carriage Hills Estates plat referenced above. 

 

Figure 2: Aerial of the subject parcel and approximate residence and studio location indicated by 
blue star. 

Given the steep topography (see Contour Map, Figure 3 below), substantial earthwork is required to 
access the proposed residence and studio. However, staff finds the location of the proposed residence 
and studio to be acceptable (which is reviewed under the SPR criteria below) because there are no 
level areas on the parcel, the proposed location will avoid any prominent ridgelines or natural 
drainage-ways, and the location reduces the length of the driveway due to its closer proximity to 
Cutter Lane. The proposed access drive and residence/studio location limit the impacts to the 
southeast quarter of the parcel and preserve the steeper portions of the parcel.  

Even though the location of the proposed residence and studio will avoid natural drainage-ways, the 
access drive is proposed to cross a natural drainage and rock outcropping on the parcel. The applicant 
proposes to implement drainage improvements adjacent to the culvert for Cutter Lane to address 
impacts of development. Staff recommends a condition of approval requiring a drainage study to 
illustrate impacts of development, confirm the sizing of culverts, and ensure impacts are adequately 
considered and mitigated.  

The applicant will be required to submit a blasting plan if blasting is required for the access drive 
improvements . Blasting of the rock outcropping will be limited to the access drive to minimize 
impacts. The rock outcropping has limited visibility from beyond of the parcel and is not prominent 
from Cutter Lane; therefore, does not add a significant concern.  



During the site visit on September 6, 2022, Staff walked the staked access drive layout and reviewed 
other potential access locations and drive layouts that could limit impacts to the drainage and the rock 
outcropping. Staff determined that the proposed access drive location was the most suitable location 
based on limited options due to the steep terrain and the length of driveway required to provide a safe 
approach to the proposed residence and studio.  

 

Figure 3: Contours of the subject parcel and approximate residence and studio location indicated by 
blue star 

The subject parcel also features Archeological Sensitive Areas as identified in the Boulder County 
Comprehensive Plan (shown in Figure 4 below). The proposed building site is located on the 
boundary of the Archeological Sensitive Areas boundary. The Community Planning and Permitting 
Historic Review Staff reviewed the proposal and did not identify any conflicts. In the event human 
remains are found during construction, the following notifications are required pursuant to C.R.S. § 
24-80-1302: 

(1) Except as provided in section 24-80-1303 with regard to anthropological investigations, 
any person who discovers on any land suspected human skeletal remains or who knowingly 
disturbs such remains shall immediately notify the coroner or medical examiner of the county 
wherein the remains are located and the sheriff, police chief, or land managing agency 
official. 

 

 



 

Figure 4: Boulder County Comprehensive Plan layers located on the Subject Parcel. 

Portions of the parcel are identified as having debris flow or rockfall susceptibility (see Geologic 
Hazards Map, Figure 5 below). The proposed access drive will pass through areas of debris flow 
susceptibility , but the location of the proposed residence and studio is not within an area of identified 
geologic hazard.  



 

Figure 5: Geological hazards located on the subject parcel. 

The parcel is not directly adjacent to any County Open Space or Public Lands (see Public Lands Map, 
Figure 5 below). As proposed, the new residential structures and driveway should not affect the 
nearby property that is encumbered by the Harrison conservation easement.  



 

Figure 5: Public Lands near the subject parcel. 

REFERRALS:  

This application was referred to the typical agencies, departments, and nearby property owners.  All 
responses received are attached and summarized below. 

Boulder County Building Safety and Inspection Services Team: Boulder County Building Safety and 
Inspection Services reviewed the proposal and had no conflicts. Building permits are required for the 
residence, and a separate grading permit and plan review is needed for the proposed retaining walls 
and non-foundational grading. The proposed residence will be required to meet the County’s 
BuildSmart requirements and must have an automated fire sprinkler system installed, be constructed 
with ignition-resistant materials and defensible space for wildfire mitigation, and include an electrical 
vehicle charging outlet in the garage. A more detailed plan review will be performed at the time of 
permit application, when full details are available, to assure that the proposal will meet all applicable 
minimum requirements.  

Boulder County Development Review Team – Engineering: Boulder County Development Review 
Team – Access & Engineering (DRT-A&E) reviewed the proposal and found that legal access to the 
property has been demonstrated. The proposed driveway appears to comply with the Boulder County 
Multimodal Transportation Standards and no emergency turnaround will be required since the rear of 
the residence is less than 150 feet from Cutter Lane. A drainage study must be included in the plans 
submitted for building permit to demonstrate the drainage impacts. A revised grading plan must also 
be submitted at permit which incorporates the results of the drainage study. The DRT A&E team also 



noted that retaining walls should be considered in the design in order to reduce the amount of fill 
that’s required to achieve the maximum allowed 1.5:1 slope. A catch fence must be placed between 
the residential improvements and Cutter Lane to protect the road from construction debris. An Access 
Improvement and Maintenance agreement will be issued for Cutter Lane at permitting. Finally, 
worker vehicles may park along one side of Cutter Lane during construction; however, all machinery 
and materials must be staged on the subject property.  
 
Boulder County Public Health Department: The Public Health Department reviewed the proposal and 
found that an onsite wastewater treatment system (OWTS) permit has not been issued for this 
property. The OWTS permit must be applied for and issued prior to installation and before a building 
permit can be obtained. The OWTS must be installed, inspected, and approved before issuance of a 
Certificate of Occupancy. Boulder County Public Health must conduct an onsite investigation and 
review percolation rates, soil conditions and any design plans and specifications prior to OWTS 
permit issuance. The OWTS absorption field must be located a minimum distance of 100' from all 
wells, 25' from waterlines, 50' from waterways and 10' from property lines. 
 
Boulder County Wildfire Mitigation Team: The Wildfire Mitigation Team reviewed the proposal and 
noted that wildfire mitigation will be required for the proposed driveway and residence, including site 
location, ignition-resistant materials and defensible space, emergency water supply, and emergency 
vehicle access.  
 
Boulder County Parks & Open Space: Parks & Open Space staff reviewed the proposal and found 
that it was unlikely to cause significant natural resource impacts as long as adequate erosion control is 
used during construction. Staff also recommended a requirement for a revegetation plan and reduction 
of steep slopes to less than the proposed 1.5:1 by utilizing retaining walls or terracing to improve 
revegetation of impacted slopes. Staff has no visibility concerns. 
 
Xcel Energy Public Service Company of Colorado: Xcel Energy Public Service Company of 
Colorado (PSCo) suggested that overhead electrical distribution facilities that exist in the project area 
and on the larger parcel be shown on the plans and noted that an application is necessary for any new 
electrical service to the property.   

Adjacent Property Owners: 51 application notices were mailed to nearby property owners, but CP&P 
staff did not receive any public comments regarding the proposal.  

Agencies that did not respond include: Boulder County Long Range Planning, Boulder Valley 
Longmont Conservation District, Boulder Mountain Fire Protection District, History Colorado, City 
of Boulder, Jamestown 
 

LIMITED IMPACT SPECIAL REVIEW SUMMARY: 

The Community Planning & Permitting (CPP) staff reviewed the conditions and standards for 
approval of a Limited Impact Special Review. Only those standards applicable to this project are 
included in this list. Staff has reviewed these standards as they apply to the proposed 2,571 cubic 
yards of non-foundational earthwork per Article 4-601 of the Code and finds the following: 

Driveway Earthwork 1,406 cubic yards of cut and 621 cubic yards of fill 
Other Earthwork (Site 
Grading) 526 cubic yards of cut and 18 cubic yards of fill 

(1) Complies with the minimum zoning requirements of the zoning district in which the use is 
to be established, and will also comply with all other applicable requirements; 



The subject parcel is zoned Forestry and is legal building lot. Earthwork in excess of 500 
cubic yards can be permitted as an accessory use (Article 4-516), pending approval through 
Limited Impact Special Review. The Site Plan Review (SPR) regulations (evaluated for the 
proposed residence and studio) require driveways or grading to have a demonstrated 
associated Principal Use (Art. 4-806.A.11); consequently, this driveway must be reviewed in 
combination with the proposed SPR. Staff finds this criterion can be met. 

(2) Will be compatible with the surrounding area.  In determining compatibility, the Board 
should consider the location of structures and other improvements on the site; the size, 
height and massing of the structures; the number and arrangement of structures; the 
design of structures and other site features; the proposed removal or addition of 
vegetation; the extent of site disturbance, including, but not limited to, any grading and 
changes to natural topography; and the nature and intensity of the activities that will take 
place on the site.  In determining the surrounding area, the Board should consider the 
unique location and environment of the proposed use; assess the relevant area that the use 
is expected to impact; and take note of important features in the area including, but not 
limited to, scenic vistas, historic townsites and rural communities, mountainous terrain, 
agricultural lands and activities, sensitive environmental areas, and the characteristics of 
nearby development and neighborhoods; 

The proposed access is an approximately 375-foot-long driveway. Existing development 
within the surrounding area consists primarily of single-family residences, often on steep 
slopes with driveway lengths similar to that proposed by the applicant. 
 
After reviewing the application materials and the unique features of the parcel, staff finds that 
the proposed driveway appears to meet the Boulder County Multimodal Transportation 
Standards (MMTS). However; the amount of cut and fill could be reduced through the 
implementation of retaining walls, which would also help to lessen the proposed 1.5:1 slopes 
to shallower slopes. Staff recommends that the applicant consider the use of retaining walls in 
order to reduce the proposed slopes to a maximum of 2:1.  

 
Because the proposed earthwork is necessary to provide access to the proposed residence and 
studio, which staff finds to be the most suitable location, and is similar to existing driveways 
within the defined neighborhood, staff find that the proposal is compatible with the 
surrounding area.  
 
Therefore, staff finds that this criterion can be met. 

(3) The use will be in accordance with the Comprehensive Plan; 

Only one feature is identified on the Comprehensive Plan, which is an Archeological 
Sensitive Area. The proposed building site is located on the boundary of the Archeological 
Sensitive Areas boundary. The Community Planning and Permitting Historic Review Staff 
reviewed the proposal and did not identify any conflicts. If human remains are found on the 
parcel during construction, the applicants will need to comply with C.R.S. § 24-80-1302: 

(1) Except as provided in section 24-80-1303 with regard to anthropological 
investigations, any person who discovers on any land suspected human skeletal 
remains or who knowingly disturbs such remains shall immediately notify the 
coroner or medical examiner of the county wherein the remains are located and 
the sheriff, police chief, or land managing agency official. 

Therefore, staff finds that this criterion can be met. 



 
(4) Will not result in an over-intensive use of land or excessive depletion of natural resources.  

In evaluating the intensity of the use, the Board should consider the extent of the proposed 
development in relation to parcel size and the natural landscape/topography; the area of 
impermeable surface; the amount of blasting, grading or other alteration of the natural 
topography; the elimination or disruption of agricultural lands; the effect on significant 
natural areas and environmental resources; the disturbance of plant and animal habitat, 
and wildlife migration corridors; the relationship of the proposed development to natural 
hazards; and available mitigation measures such as the preservation of open lands, the 
addition or restoration of natural features and screening, the reduction or arrangement of 
structures and land disturbance, and the use of sustainable construction techniques, 
resource use, and transportation management. 

Based on the steep topography of the subject property and the need to design a driveway that 
complies with the MMTS, the length of the proposed driveway and the associated earthwork 
required is not excessive.  

No significant natural areas or environmental resources, plant or animal habitat or wildlife 
migration corridors have been identified on the property; however, the resulting 1.5:1 slope 
would be very difficult to revegetate. Retaining walls or terracing should be considered to 
reduce the slope and increase revegetation success. Steep sloped areas of stable exposed 
bedrock are acceptable in lieu of constructing a retaining wall. 

In order to restore the disturbed areas created through this project, staff recommends a 
Revegetation and Erosion Control Plan as a condition of approval.  

As conditioned, staff finds that this criterion can be met. 

(5) Will not have a material adverse effect on community capital improvement programs; 
 
There is no indication the proposal will have an adverse effect on community capital 
improvement programs, and no referral agency has responded with such a concern.  
 
Therefore, staff finds this criterion is met. 

(6) The use will not require a level of community facilities and services greater than that 
which is available; 

There is no indication that the non-foundational earthwork associated with the proposed 
driveway or residential structures will require a level of community facilities or services 
greater than that which is currently available, and no referral agency responded with such a 
concern.  
 
Therefore, staff find that this criterion can be met.  

(7)  Will support a multimodal transportation system and not result in significant negative 
impacts to the transportation system or traffic hazards; 

The subject property is accessed from Cutter Lane, a paved privately owned and maintained 
18-foot-wide road within a 60-foot-wide access easement as shown on the Carriage Hills 
Estates plat.  Legal access to the subject parcel is demonstrated via the easement as shown on 
the plat recorded 03/12/1985 at Reception # 06476063.  



As proposed, the width and grades of the new driveway appear to comply with the Boulder 
County Multimodal Transportation Standards (the Standards) for residential access in the 
mountains.  Staff recommend a condition of approval that plans submitted for permit 
demonstrate the driveway has been designed to comply with the Standards, including without 
limitation:  

a. Table 5.5.1 – Parcel Access Design Standards (1-Lane Mountain Access)  
b. Standard Drawings 11 – Private Access  
c. Standard Drawing 14 – Access with Roadside Ditch  
d. Standard Drawing 15 – Access Profiles Detail  
e. Standard Drawing 16 – Access Grade & Clearance 

 

An Access Improvement and Maintenance Agreement (AIMA), which is an agreement for 
future maintenance responsibility, is required for Cutter Lane. The AIMA will be issued 
during building permit review. The AIMA will be prepared by the Access & Engineering 
staff, signed by the property owner and notarized, and approved as part of the building permit 
process. 

DRT A&E staff also recommended conditions that during construction, all materials, 
machinery, dumpsters, and other items shall be staged on the subject property; no items shall 
be stored or staged along Cutter Lane; and all vehicles shall be parked on site or to one side 
of Cutter Lane so as to not impede the travel way. 

The grading fact sheet indicates there will be a total of 3,344 cubic yards of excess cut 
material (1,293 cubic yards non-foundational and 2,051 cubic yards foundational) that will be 
exported from the site.  A Haul Plan is required that shows the anticipated haul route and 
estimated number and capacity of haul vehicles that will be running at any one time. The 
Haul Plan must be submitted with the building permit application. A Traffic Control Plan 
(TCP) is also required that addresses flaggers and the locations and types of warning signs to 
be used during hauling operations. The TCP must be completed by a certified Traffic Control 
Supervisor and submitted with the building permit application.  

As conditioned, staff finds this criterion can be met. 

(8)  Will not cause significant air, odor, water, or noise pollution; 

There is no indication that the proposal will cause significant air, odor, water, or noise 
pollution, and no referral agency responded with such a concern. As previously stated under 
criterion four, erosion control methods should be submitted as part of the recommended 
Revegetation and Erosion Control Plan to ensure no silt, sediment, or debris leaves the 
construction site. A blasting plan is also recommended as a condition of approval to address 
any adverse effects if required on the site during construction. 
 
Therefore, as conditioned, staff finds this criterion can be met. 
 

(9) Will be adequately buffered or screened to mitigate any undue visual impacts of the use;  

The proposed driveway will be somewhat visible from Cutter Lane, which is a private road, 
and adjacent private parcels. The proposed driveway will not be visible from any public 
rights-of-way or public lands. Driveways with similar visual impacts and levels of 
disturbance are common in the area, and visual impacts are low due to the remoteness of the 
site and lack of an outlet at the terminus of the private road.  
 



Due to these factors, staff finds this criterion can be met. 
 

(10) Will not otherwise be detrimental to the health, safety, or welfare of the present or future 
inhabitants of Boulder County; 

 
With the recommended conditions of approval, staff has not identified any issues that would  
result in the project being detrimental to the health, safety, or welfare of the present or future  
inhabitants of Boulder County, and no referral agency has responded with such a concern.  
 
To prevent construction debris from falling downhill and damaging any public or private 
property, condition to install a catch is recommended fence during construction. 
 
As conditioned, staff finds this criterion can be met. 

 
(11) Will establish an appropriate balance between current and future economic, 

environmental, and societal needs by minimizing the consumption and inefficient use of 
energy, materials, minerals, water, land, and other finite resources; 

 
With the recommended conditions, staff finds that the project as proposed represents a 
balance between the need to provide access to the proposed residential structures while 
staying mindful of the greater impact to the overall topography of the area.  
 
Therefore, as conditioned, staff finds this criterion can be met. 
 

(12) The use will not result in unreasonable risk of harm to people or property – both onsite and 
in the surrounding area – from natural hazards. Development or activity associated with 
the use must 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; all as identified in the Comprehensive Plan Geologic Hazard and Constraint 
Areas Map or through the Special Review or Limited Impact Special 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. 

The parcel through which the proposed driveway crosses is encumbered by areas identified as 
having debris flow susceptibility. However, the proposed residence and studio is located 
outside of the hazard areas, and there is no feasible route for a driveway to the residence and 
studio location that would not cross the hazard areas. Development occurring in these areas is 
not uncommon in the mountainous areas of the County and will be mitigated by 
implementing drainage improvements as described in Section 13 below. All fill slopes must 
be well compacted (95% or more) to ensure slope stability and prevent erosion. 
 
As conditioned, staff find that this criterion can be met.  
 

(13) The proposed use shall not alter historic drainage patterns and/or flow rates unless the 
associated development includes 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. 

DRT-A&E staff have indicated that a drainage study must be included in the plans submitted 
for building permit to demonstrate the drainage impacts. A revised grading plan must also be 
submitted at permit which illustrate the results of the drainage study.  
 
With these recommended conditions of approval, staff finds that this criterion can be met. 

SITE PLAN REVIEW SUMMARY:  

Article 4-806 of the Boulder County Land Use Code states that no Site Plan Review can be approved 
without compliance with the following standards. 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. Only those standards applicable to this project 
are included in this list. Staff has reviewed these standards as they apply to the proposed residence 
and studio and finds the following: 

(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:  

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, Raymond and Riverside.  

 
The applicable neighborhood for the subject parcel is the area within 1,500 feet of the subject 
parcel. 

(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 within 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.  



A. SIZE PRESUMPTION 

The presumed compatible size of residential structures within the defined neighborhood (see 
Standard 1 above for the applicable neighborhood) is 4,074 square feet.  

Median (total residential floor area) in 
the defined neighborhood* 5,451 square feet 

125% of the median residential floor area 
in the defined neighborhood 6,814 square feet 

Total existing residential floor area on 
the subject parcel* 0 square feet 

Total proposed residential floor area 5,917 square feet  
*Source: Boulder County Assessor’s records, as verified by CPP staff for the subject parcel. 

B. APPROVED SIZE 

RESIDENTIAL FLOOR AREA*  
Total existing residential floor area on 
the subject parcel to remain 0 square feet  

Approved NEW residential floor area 

Approximately 5,917 square feet 

(4,977-square-foot residence and a 940-
square-foot detached studio/ workshop)  

TOTAL approved resulting residential 
floor area Approximately 5,917 square feet 

*Residential Floor Area includes all attached and detached floor area on a parcel including 
principal and accessory structures used or customarily used for residential purposes, such as 
garages, studios, pool houses, home offices, and workshops, excluding covered deck.  Floor 
area does not include the area of any covered porch.  Gazebos, carports, detached 
greenhouses and hoophouses up to a total combined size of 400 square feet are also exempt. 

The application materials indicate the size of the proposed new development will include a 
4,977-square-foot residence consisting of a 2,415-square-foot first floor, 1,010-square-foot 
second floor, 585-square-foot walk-out basement, and 967-square-foot attached garage. A 
940-square-foot detached studio/workshop is also proposed on the parcel. 584 square feet of 
covered porch is also proposed on the residence, but covered porches are not included in the 
calculation of residential floor area when attached the principal structure (Land Use Code 
Art. 18-131A); therefore, the proposed covered porch is not included in the residential floor 
area approved above.  

Staff supports the size of the residence and studio structures as proposed because it is less 
than 125% of the median for the neighborhood and is therefore presumed to be compatible 
with the general character of the defined neighborhood, given that no conflicts with other 
SPR standards are found.  

Staff also reviewed the above-grade and visible floor area of which consists of approximately 
5,332 square feet for the residence and studio (about 585 square feet is below-grade). Staff 
found this to be typical of development within the defined neighborhood, where other homes 
range from 2,500 to about 6,200 square feet of above grade floor area. 

Therefore, staff finds that this standard can be met. 



(3)  The location of existing or proposed buildings, structures, equipment, grading, or uses 
shall not impose an undue burden on public services and infrastructure.  

The grading fact sheet indicates there will be a total of 3,344 cubic yards of excess cut 
material to be exported from the site (2,051 cubic yards of which is foundational). The 
requirement of a Haul Plan and Traffic Control Plan will ensure no burden is placed 
on the surrounding transportation network during hauling activities.  

As conditioned, staff finds that this standard can be met.  

(4) 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. 

Since the proposed residence and studio avoids the natural hazards identified on the Geologic 
Hazards Map, staff does not anticipate any unreasonable risk to the subject property and 
surrounding area.  

Therefore, staff finds that this standard can be met. 

(5) 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 2003 Urban-Wildland Interface Code; NFPA / 80A, 
299, 1231; 2003 International Fire Code; and the 2003 International Building Code.    

The proposed project is in Wildfire Zone 1 of unincorporated Boulder County. Therefore, 
wildfire mitigation is required. The Boulder County wildfire mitigation requirements are 
composed of site location, ignition-resistant materials and construction, defensible space, 
emergency water supply, and emergency vehicle access.  
 
As conditioned, staff finds that this standard can be met. 
 



(6) 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 but not limited to hydrologic evaluations to determine peak flows, floodplain 
mapping studies, updated topographic data, Colorado Geologic Survey landslide, 
earth/debris flow data, and creek planning studies. 
 
Since the proposed residence and studio avoids the natural drainage-way on the property, 
Staff does not anticipate the proposed residence or studio will alter historic drainage patterns 
or flow rates. As discussed in the Limited Impacted Special Use Review criteria above, the 
proposed driveway will cross a natural drainage-way. Staff recommends requiring a drainage 
study and grading plan to confirm any drainage impacts will be mitigated. 
 
As conditioned, staff finds that this standard can be met. 
 

(7)  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. 

 
No natural ecosystems or environmental features were identified on the Comprehensive Plan.  
 
Therefore, staff finds this standard is not applicable. 
 

(8)  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.  
   
The subject property is not on agricultural lands of local, state, or national significance as  
identified in the Comprehensive Plan.  
 
Therefore, staff finds this standard is not applicable. 
 

(9)  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. 

Archeological Sensitive Areas were identified on the Comprehensive Plan. The proposed 
building site is located on the boundary of the Archeological Sensitive Areas boundary. The 
County Planning and Permitting Historic Review reviewed the proposal and have no 
conflicts. In the event human remains are found on the parcel during construction, the 
applicants shall comply with C.R.S.§ 24-80-1302: 

(2) Except as provided in section 24-80-1303 with regard to anthropological 
investigations, any person who discovers on any land suspected human skeletal 
remains or who knowingly disturbs such remains shall immediately notify the 
coroner or medical examiner of the county wherein the remains are located and 
the sheriff, police chief, or land managing agency official. 

As conditioned, staff finds that this standard can be met. 

(10) 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. 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.  

Location Approved as shown in the site plan dated May 16, 2022 
Elevations Approved as shown on the elevations dated May 16, 2022 

Height Residence: Approved at 29’8” from existing grade 
Studio: Approved at 18’-11” from existing grade  

Exterior Materials Residence and Studio: Concrete and metal siding; EPDM 
with Densdeck roof 

Exterior Colors Residence and Studio: Grey walls; dark grey, green, or 
brown roof 

 
Staff recommend that the proposed elevations and height be approved as proposed in the 
application materials.  

A. TREE PRESERVATION  

The preservation of existing trees and ground vegetation will provide visual screening from 
nearby areas, reduce soil erosion, and deter weed infestation. Only those trees necessary to 
clear the building site, provide access, install the individual sewage disposal system, and 
provide for defensible space/forest management may be removed. Staff recommends a 
condition of approval requiring the submittal of a Tree Preservation Plan, to be designed in 



combination with the required Wildfire Mitigation Plan, prior to the issuance of any building 
or grading permits.  

B. EXTERIOR COLORS AND MATERIALS 

The application materials indicate that the proposed residence and studio will have grey 
concrete, dark bronze corrugated metal and thermally modified cedar siding. The proposed 
residence and studio will have a dark grey, green or brown EPDM roof covered with 
Densdeck. Materials should have a matte finish to reduce visual impacts 

Staff recommend that the exterior colors and materials listed in the table above be approved 
as proposed, with the exception of the cedar siding, which should not be approved since 
additional review for ignition resistant characteristic is needed prior to application for 
Building Permit.  

As conditioned, staff finds no conflict with this standard. 

C. EXTERIOR LIGHTING  

The locations and types of exterior lighting fixtures were not provided in the application. 
Given the visible position in the landscape and the rural character of the area, lighting has the 
potential to cause negative visual impacts. In order to minimize adverse visual impacts, staff 
recommends a condition of approval requiring the submittal of a proposed lighting plan prior 
to the issuance of any building or grading permits. Lighting on site should be limited to one 
fixture for each exterior entrance and the use of landscape or driveway lighting is 
discouraged. 
 
As conditioned, staff finds that this standard can be met. 

 (11) 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 grading shall have 
a demonstrated associated principal use.  

A. LOCATION 

The proposed location for the residence and studio is moderately sloped, as is typical for land 
within the mountainous areas of the County. Staff finds that the proposed residence and 
studio location is well suited for development when considering the difficulty of physically 
accessing other legally buildable areas of the parcel and grades of the parcel. Therefore, staff 
recommends approval of the location of the residence and studio as shown on the site plan 
dated May 16, 2022.    

B. EARTHWORK AND GRADING  

The proposed non-foundational earthwork exceeds that which is allowed under the Site Plan 
Review Standards and is therefore addressed under the Limited Impact Special Use Review 
Standards above. The following foundational earthwork and grading requirements associated 
with the proposed house and detached studio/workshop are recommended for approval: 

Foundational Earthwork 
(exempt from 500 cubic yards 
threshold) 

2,056 cubic yards cut and 5 cubic yards backfill 
(2,051 cubic yards excess foundation cut to be 
transported offsite) 



 
Final grade cuts and fills shall not be steeper than a 1-½ to 1 slope. Grades steeper than a    1-
½ to 1 slope must be supported by a retaining wall. Retaining walls or series of walls greater 
than four feet in height, as measured from the bottom of the footer to the top of the wall, must 
be included in the building permit application for the residence. Details for retaining walls/ 
wall series greater than four feet in height must be designed and stamped by a qualified 
Colorado-licensed professional engineer. Calculations shall be submitted for all retaining 
walls greater than 6 feet in height. 

C. GRADING NARRATIVE 

The application materials indicate that construction of the residence and detached 
studio/workshop will require 2,051 cubic yards of foundation cut and 5 cubic yards of 
backfill, with the excess cut to be removed from the property. 544 cubic yards of other 
grading is proposed on site, as discussed under the Limited Impact Special Use Review 
criteria above. A narrative description indicating where the excess cut will be transported 
should be included with the traffic control plan recommended as a condition of approval 
under Limited Impact Special Use Review criteria seven above. 

D. UTILITIES 

To minimize disturbances to the site, all utility service lines should be routed underground 
(see Article 7-1200 of the Land Use Code) and located in areas already disturbed or proposed 
to be disturbed (e.g., along driveway).  

As conditioned, staff find no conflict with this standard. 

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

In order to limit the potential for runoff, erosion, or sedimentation to cause adverse impacts to 
the surrounding area, staff recommend conditioning a Revegetation and Erosion Control Plan, 
as recommended under LU criteria #4 above, to include provisions for silt fencing downslope 
of all construction areas. 

As conditioned, staff find no conflict with this standard. 

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

As conditioned, staff find no conflict with this standard.  

RECOMMENDATION:   

Staff has determined that, as conditioned, the proposal can meet all the applicable criteria of the 
Boulder County Land Use Code for Limited Impact Special Review and for Site Plan Review. 
Therefore, staff recommend that the Board of County Commissioners CONDITIONALLY 
APPROVE Docket LU-22-0019/SPR-22-0050: Nagel Warner Residence and Studio, subject to the 
following conditions: 

1. The development is subject to the requirements of the Boulder County Building Safety and 
Inspection Services Team and adopted County Building Codes, as outlined in the referral 

https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code/


comments, including, but not limited to required sprinklering, ignition resistant materials and 
defensible space, and the BuildSmart energy efficiency and sustainability requirements.  

 
2. At building or grading permit submittal, a driveway and access plan must be submitted 

which illustrates compliance with the MMTS standards, including without limitation: 
 

a. Table 5.5.1 – Parcel Access Design Standards (1-Lane Mountain Access)  
 

b. Standard Drawings 11  – Private Access  
 

c. Standard Drawing 14 – Access with Roadside Ditch  
 

d. Standard Drawing 15 – Access Profiles Detail  
 

e. Standard Drawing 16 – Access Grade & Clearance  
  
Because the rear of the residence is within 150 feet of Cutter Lane, no emergency turnaround 
is required.  
 
The driveway must be surfaced with 4” ABC (Class 6) or other suitable material as approved 
by the County Engineer. 
  
Because of the large radius of the curve in the driveway, the proposed 12-foot travelway 
width is acceptable. 
 

a. Prior to issuance of a Certificate of Occupancy, the Community Planning & 
Permitting Department must verify that the access and driveway has been constructed 
to meet the Parcel Access Design Standards in the Boulder County Multimodal 
Transportation Standards. 

 
3. At building or grading permit submittal, a Drainage Study is required that clearly shows 

how the proposed development impacts the existing and proposed drainage on the site. The 
study must show that all drainage improvements (culverts, driveway and roadside ditch, 
existing culvert under Cutter Lane, etc.) are sized appropriately to accommodate runoff from 
the developed site. NOTE: if the Drainage Study determines the existing culvert under Cutter 
Lane is undersized, the applicant will be responsible for replacing it with an adequately sized 
culvert and this work must be included in the plans submitted for building permit. 
 

4. At building or grading permit submittal, the civil plans submitted for permitting must be 
revised to address the following issues:  

a. The grading plan must be updated to show mitigation treatments as necessary based 
on the conclusions of the Drainage Study.   

b. Drainage impacts related to the proposed development must be mitigated on-site.   
c. How will drainage be handled between the outlet of the proposed driveway culvert 

and the inlet of the existing cross-culvert under Cutter Lane?  
d. Although the diversion swale uphill of the new residence will convey the majority of 

uphill runoff around the footprint of the house, it appears some runoff will reach the 
small retaining walls on the east and west side of the residence. The swale must be 
redesigned to minimize the amount of runoff that reaches these walls; a small amount 
of sheet flow over the wall(s) is acceptable.  

e. The plans must better demonstrate how the drainage in the proposed driveway ditch 
will be handled where it approaches the new driveway culvert located at STA 2+36 
and as it approaches Cutter Lane at the bottom of the drive.   

https://www.bouldercounty.org/transportation/plans-and-projects/multimodal-standards/
https://www.bouldercounty.org/transportation/plans-and-projects/multimodal-standards/


f. Staff suggests the addition of check dams in the driveway ditch to mitigate potential 
erosion during runoff and diverting the runoff from the upper part of the driveway 
into the culvert to reduce the volume of runoff directed toward the lower part of the 
driveway near Cutter Lane.  

g. No culvert is shown at the bottom of the driveway where it meets the road; if there is 
an existing drainage ditch along Cutter Lane in this location, a new culvert must be 
installed at the bottom of the driveway to facilitate ditch flow under the driveway.  

h. All culverts must be metal or concrete; no plastic culverts are allowed. 
i. Adding low retaining walls is recommended (< 6 feet high to lessen visible impacts) 

to reduce the amount of earthwork necessary. 
j. All fill slopes must be well compacted (95% or more) to ensure slope stability and 

prevent erosion. 
 

5. At building or grading permit submittal, submit to this office a narrative describing where 
excess foundation cut (other than that used for backfill within the foundation) will be 
transported. If the cut will be located on site as fill, be sure to delineate the fill location on the 
revegetation plan as well as indicate the method of revegetation for any disturbed areas.  The 
location of any excess fill on the site will have to be approved by the Community Planning & 
Permitting Department.  

a. Prior to issuance of a Certificate of Occupancy, the location and receipt for 
transport and dumping of excess earthwork must be submitted to the Community 
Planning & Permitting Department so that receipt of fill materials may be verified.  

6. At building or grading permit submittal, submit a Traffic Control Plan (TCP) for 
Community Planning & Permitting approval. The TCP must be completed by a certified 
Traffic Control Supervisor. The plan must address flaggers, locations and types of warning 
signs to be used during hauling operations. 

7. At building or grading permit submittal, a Haul Plan must be submitted, that shows the 
anticipated haul route and estimated number and capacity of haul vehicles that will be 
running at any one time.  

8. At building or grading permit submittal, an Onsite Wastewater Treatment System (OWTS) 
permit must be applied for and issued by Boulder County Public Health prior to issuance of 
permits. 

9. At building or grading permit submittal, submit to the Community Planning and Permitting 
Department for review and approval a plan depicting the routing of all utility services. The 
utility routing plan shall be included as part of the building plan set required at the time of 
permit application. To minimize disturbances to the site, all utility service lines shall be 
routed underground (see Article 7-1200 of the Land Use Code) and should be located in areas 
already disturbed or proposed to be disturbed (e.g., along driveway). 
 

a. At the time of building inspections, full installation of the utilities per the approved 
plan must be inspected and confirmed by the Community Planning and Permitting 
Department. 

 
10. At building or grading permit submittal, a Revegetation and Erosion Control Plan must be 

submitted for approval. This plan must conform to the revegetation requirements as described 
on the materials located on our Revegetation Page. Details regarding the placement and 
construction of the erosion control devices must be submitted to and approved by the 
Community Planning & Permitting Department. A catch fence must be placed between the 

https://www.bouldercounty.org/property-and-land/land-use/planning/revegetation/


proposed residence and studio and Cutter Lane during construction.  The catch fence must be 
placed upslope of erosion control treatments. 
 

a. Prior to any grading or site disturbance, the erosion control devices must be 
installed as required per the approved plans. 

b. At the time of the footing foundation inspection and all subsequent inspections, the 
Community Planning & Permitting Department must confirm the erosion control 
devices have been installed as required per the approved plans. Any other areas on 
site are subject to installation of erosion control, if needed. 

c. Prior to issuance of a Certificate of Occupancy, the full installation of the approved 
revegetation plan must be inspected and approved by the Community Planning & 
Permitting Department. If weather is not conducive to seeding or if adequate 
revegetation efforts have not occurred and vegetation is not adequately established at 
the time of final inspection request, an irrevocable letter of credit or monies deposited 
into a County Treasurer account will be required to assure the success of 
revegetation. You should consider the following well in advance of your revegetation 
inspection: 

i. Whether you are applying for a Certificate of Occupancy, final inspection, 
or the return of funds held in escrow for completion of revegetation, some 
level of germination and growth of grass seed is required. 

ii. Keep in mind that the steeper the slopes and dryer the soil, the greater the 
attention needed to establish a level of germination adequate to obtain 
revegetation approval. 

iii. Areas of disturbance found at inspection not included on the revegetation 
plan are still subject to reseeding and matting.   

 
11. At building or grading permit submittal, submit to the Community Planning & Permitting 

Department, for review and approval, a Tree Preservation Plan that indicates which trees will 
be preserved. The Tree Preservation Plan shall be included as part of the building plan set 
required at the time of permit application. 

a. Prior to issuance of a Certificate of Occupancy, the full installation of the approved 
Tree Preservation Plan must be inspected and approved by the Community Planning 
& Permitting Department 

12. On Building Permit application, select either the Wildfire Partners or the Regulatory 
Wildfire Mitigation path. 
 
Prior to issuance of any permits, a Wildfire Partners or Regulatory Wildfire Mitigation 
assessment and defensible space marking shall be completed.  Based upon the path selected, 
either a Wildfire Partners Assessment report or a Wildfire Mitigation Plan will be created 
which will describe the wildfire mitigation requirements to be implemented.  
 
Before scheduling rough inspections, vegetation marked for removal must be cut and all 
slash, cuttings, and debris must be removed or properly disposed of and inspected by the 
Boulder County Community Planning & Permitting Department.   
 
At the time of final inspections, all required items in the Wildfire Partners Assessment 
Report or Regulatory Wildfire Mitigation Plan are to be implemented, inspected and 
approved by a Wildfire Mitigation Specialist.  
 



Please refer to Section R327 of the Boulder County Building Code for Ignition-Resistant 
Construction requirements. See the referral from the Wildfire Mitigation Team for more 
information on the County’s wildfire mitigation requirements, including: site location, 
emergency water supply, and emergency vehicle access. See the referral from the Building 
Safety & Inspection Services Team for more information on the County’s Automatic Fire 
Sprinkler System requirement. 

13. At building permit submittal, one copy of a proposed lighting plan must be submitted to the 
Community Planning & Permitting Department for review and approval. The lighting plan 
shall be included as part of the building plan set required at the time of permit application. 
 
NOTE: Down lighting is required, meaning that all bulbs must be fully shielded to prevent 
light emissions above a horizontal plane drawn from the bottom of the fixture.  All exterior 
light fixtures must be in conformance with Article 7-1600 and Article 18-162A of the 
Boulder County Land Use Code. 
 

a. Prior to issuance of a Certificate of Occupancy, the full installation of the approved 
lighting plan must be inspected and approved by the Community Planning & 
Permitting Department. 

 
14. During construction, all materials, machinery, dumpsters, and other items shall be staged on 

the subject property; no items shall be stored or staged along Cutter Lane. all vehicles shall be 
parked on site or to one side of Cutter Lane so as to not impede the travel way. 

15. Prior to issuance of a Certificate of Occupancy, the Community Planning and Permitting 
Department must inspect and verify that the approved exterior colors and materials are used 
on the new structure. 

16. The Applicants shall be subject to the terms, conditions, and commitments of record and in 
the file for Docket LU-22-0019/SPR-22-0050: Nagel Warner Residence and Studio. 

 
 
 

https://assets.bouldercounty.org/wp-content/uploads/2017/03/p09-outdoor-lighting-requirements.pdf
https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code/
https://www.bouldercounty.org/property-and-land/land-use/planning/land-use-code/
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Planning Application Form
The Land Use Department maintains a submittal schedule for accepting applications. Planning applications are accepted on Mondays, by 
appointment only. Please call 303-441-3930 to schedule a submittal appointment.
Project Number Project Name

 R Appeal
 R Correction Plat
 R Exemption Plat
 R Final Plat
 R Limited Impact Special Use
 R Limited Impact Special Use Waiver
 R Location and Extent

 R Modi!cation of Site Plan
Review

 R Modi!cation of Special 
Use

 R Preliminary Plan
 R Resubdivision (Replat)
 R Rezoning

R Road Name Change�
R Road/Easement Vacation�
R Site Plan Review
R Site Plan Review Waiver�
R Sketch Plan
R Special Use/SSDP

 R Special Use (Oil & Gas
development)

 R State Interest Review (1041)
 R Subdivision Exemption
 R Variance
 R Other:

Location(s)/Street Address(es)

Subdivision Name

Lot(s) Block(s) Section(s) Township(s) Range(s)

Area in Acres Existing Zoning Existing Use of Property Number of Proposed Lots

Proposed Water Supply Proposed Sewage Disposal Method

Applicants:
Applicant/Property Owner Email

Mailing Address

City State Zip Code Phone

Applicant/Property Owner/Agent/Consultant Email

Mailing Address

City State Zip Code Phone

Agent/Consultant Email

Mailing Address

City State Zip Code Phone

Certi!cation (Please refer to the Regulations and Application Submittal Package for complete application requirements.)
I certify that I am signing this Application Form as an owner of record of the property included in the Application. I certify that the information and 
exhibits I have submitted are true and correct to the best of my knowledge. I understand that all materials required by Boulder County must be 
submitted prior to having this matter processed. I understand that public hearings or meetings may be required. I understand that I must sign an 
Agreement of Payment for Application processing fees, and that additional fees or materials may be required as a result of considerations which 
may arise in the processing of this docket. I understand that the road, school, and park dedications may be required as a condition of approval.
I understand that I am consenting to allow the County Sta! involved in this application or their designees to enter onto and inspect the subject 
property at any reasonable time, without obtaining any prior consent.
All landowners are required to sign application. If additional space is needed, attach additional sheet signed and dated.

Signature of Property Owner Printed Name Date

Signature of Property Owner Printed Name Date

The Land Use Director may waive the landowner signature requirement for good cause, under the applicable provisions of the Land Use Code.

Boulder County Land Use Department
Courthouse Annex Building 
2045 13th Street • PO Box 471 • Boulder, Colorado 80302
Phone: 303-441-3930 
Email: planner@bouldercounty.org 
Web: www.bouldercounty.org/lu
O"ce Hours: Mon., Wed., Thurs., Fri. 8 a.m. to 4:30 p.m. 
Tuesday 10 a.m. to 4:30 p.m.

Shaded Areas for Sta! Use Only

Intake Stamp
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Form: SPR/04 • Rev. 11.12.15 • g:/publications/spr/SPR04SitePlanReviewFactSheet.pdf 1

Site Plan Review Fact Sheet
The applicant(s) is/are required to complete each section of this Site Plan Review (SPR) 
Fact Sheet even if the information is duplicated elsewhere in the SPR application. 
Completed Fact Sheets reduce the application review time which helps expedite the 
Director’s Determination. Please make duplicates of this SPR Fact Sheet if the project 
involves more than two structures.

Structure #1 Information
Type of Structure:

(e.g. residence, studio, barn, etc.)

Total Existing Floor Area:
(Finished + Unfinished square feet including

garage if attached.) sq. ft.

Deconstruction:

sq. ft.

Are new floor areas being proposed where demolition will occur?
o No	 o Yes (include the new floor area square footage in the table below)

Proposed Floor Area (New Construction Only)	 o Residential

o Non-ResidentialFinished Unfinished Total

Basement: sq. ft. sq. ft. sq. ft.

Height
(above existing

grade)

First Floor: sq. ft. sq. ft. sq. ft.
Exterior 

Wall Material

Second Floor: sq. ft. sq. ft. sq. ft.
Exterior 

Wall Color
Garage:

o Detached
o Attached sq. ft. sq. ft. sq. ft.

Roofing 
Material

Roofing 
Color

Total: sq. ft. sq. ft. sq. ft. Total Bedrooms

Structure #2 Information
Type of Structure:

(e.g. residence, studio, barn, etc.)

Total Existing Floor Area:
(Finished + Unfinished square feet including

garage if attached.) sq. ft.

Deconstruction:

sq. ft.

Are new floor areas being proposed where demolition will occur?
o No	 o Yes (include the new floor area square footage in the table below)

Proposed Floor Area (New Construction Only)	

Finished Unfinished Total

Basement: sq. ft. sq. ft. sq. ft.

Height
(above existing

grade)

First Floor: sq. ft. sq. ft. sq. ft.
Exterior 

Wall Material

Second Floor: sq. ft. sq. ft. sq. ft.
Exterior 

Wall Color
Garage:

o Detached
o Attached sq. ft. sq. ft. sq. ft.

Roofing 
Material

*Covered Porch:    sq. ft.    sq. ft.    sq. ft.
Roofing 

Color

Total: sq. ft. sq. ft. sq. ft. Total Bedrooms

Project Identification:
Project Name:

Property Address/Location: 

Current Owner:

Size of Property in Acres:

Determining Floor Area
Floor Area is measured in terms of 
square feet. The total square footage is 
as everything within the exterior face of 
the exterior walls including garages and 
basements. Covered porch area that is 
attached to the principal structure is 
not included (see Article 18-131A). The 
shaded area on the diagram indicates 
the area counted as square feet.

Residential vs.
Non-Residential Floor Area 
Residential Floor Area includes all
attached and detached floor area (as 
defined in Article 18-162) on a parcel, 
including principal and accessory 
structures used or customarily used for 
residential purposes, such as garages, 
studies, pool houses, home offices and 
workshops. Gazebos and carports up to a 
total combined size of 400 square feet
are exempt. Barns used for agricultural 
purposed are not considered residential 
floor area.
Note: If an existing wall(s) and/or roof(s) 
are removed and a new wall(s)/roof(s) are 
constructed, the associated floor area due 
to the new wall(s)/roof(s) are considered 
new construction and must be included 
in the calculation of floor area for the 
Site Plan Review and shown on this Fact 
Sheet.
If a Limited Impact Special Review is 
required, then call 303-441-3930 and ask 
for a new Pre-Application conference for 
the Limited Impact Special Review.

o Residential

o Non-Residential

*See Article 18-131A for definition of covered porch.

*Covered Porch:    sq. ft.    sq. ft.    sq. ft.
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PROJECT NARRATIVE FOR 695 CUTTER LANE / MAY 16, 2022 

PROJECT ADDRESS: 695 Cutter Ln. / Unincorporated Boulder County 

ZONING: F - Forestry 

OWNER: Derya Nagle & Kelsey Warner 

APPLICANT: Chris Gray, BLDG.Collective  / Anna Martin, BLDG.Collective 

 

SITE NARRATIVE 

The owners are interested in creating a mountain home which integrates and enhances the stunning 
environment of Carriage Hills Estates. Their desire is to use materials which accentuate and reflect the 
landscape. Their intention is to use concrete, metal siding, and fire-resistant wood cladding for the 
exterior material palette. The design utilizes these materials by establishing large, vertical concrete walls 
at the base to retain the necessary earth and hold the residence into the hillside and a lighter, finished 
concrete as a horizontal element integrating the first level living spaces.  The home is located at this 
particular site on the property to limit the length of the new driveway and to provide the opportunity 
for fire trucks to fight a fire from Cutter Lane. 

 

DESIGN NARRATIVE 

The project consists of a new single-family residence that will consist of a main living area located on the 
first level including covered entry, kitchen, living, dining, guest bathroom, guest bedroom, sunroom, and 
lounge. The lower level includes the attached garage, mudroom and mechanical room, and the second 
level includes the primary bedroom and bath along with a study. The home will also include a southern 
deck off of the living room, a northern patio off of the kitchen and an eastern patio off of the guest 
bedroom. The proposal imbeds itself into the site by locating service and storage areas to the North and 
keeping the open livable spaces to the South, providing outdoor access and natural lighting and air for 
these living spaces. To provide ventilation and solar access to the required spaces to the North, as in the 
guest bathroom and powder room, and outdoor dining, openings are cut in either the roof or the 
Northern most retaining wall depending upon the adjacent grade of the topography.  

The home is submerged into the hillside to minimize the mass of the structure and the height of the 
residence. The home should not be highly visible from lower elevations due to the hillsides to the south 
of the property. 

The project will include the new driveway as well as an onsite septic system and a new well. 
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SiteWorks   ￭   Boulder, Colorado 

 

=
=

May 16, 2022 

 

Ms. Annie Martin 

bldg.collective  

2872 Bluff Street 

Boulder, CO 80304 

 

Reference: 695 Cutter Lane – Boulder County, Colorado 

SiteWorks Project No. 22125B 

 

Dear Ms. Martin 

  

SiteWorks performed cut and fill volume calculations for the grading 

improvements associated with the proposed residence located at 695 

Cutter Lane in Boulder County, Colorado.  These calculations are based on 

the architectural plans prepared by bldg.collective.  

 

Our calculations show the proposed driveway improvements will require 

approximately 1406 cubic yards of cut and 621 cubic yards of fill.  Other 

proposed site improvements (areas not related to the driveway and outside 

of the exempt foundational earthwork) will require approximately 526 cubic 

yards of cut and 18 cubic yards of fill. These earthwork volumes do not 

include the exempt earthwork up to ten feet around the perimeter of the 

building foundations or the road base material for the proposed driveway.  

In accordance with Boulder County's “Earthwork and Grading” Standards, 

the total estimated quantity of qualified material to be moved is 2571 cubic 

yards.   

 

Our calculations show all of the building foundation excavation and 

associated incidental backfill will require approximately 2056 cubic yards of 

cut and 5 cubic yards of fill.  This earthwork volume includes the exempt 

earthwork up to ten feet around the perimeter of the building foundations.  

Based on the County's “Earthwork and Grading” Standards, the total 

estimated quantity of foundation material to be moved is 2061 cubic yards. 

 

The proposed driveway road base is also exempt per the Boulder County 

Standards.   

 

Autodesk Civil 3D 2023 computer software was utilized to perform the cut 

and fill calculations. 

 

Should you have any questions or comments, kindly give us a call. 
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Ms. Annie Martin  

May 16, 2022 

Page 2 of 2 
=
=

 

 

Sincerely, 

 

=
Donald P. Ash, P.E. 

Principal - SiteWorks 

 

Enclosures:  Boulder County SPR Fact Sheet 

05/16/22 
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2872 Bluff Street
Boulder, CO 80301

303.357.1364
info@bldgcollective.com
bldgcollective.com

2872 Bluff Street
Boulder, CO 80301
303.357.1364
info@bldgcollective.com
bldgcollective.com

All rights reserved. The use of these plans & 
specifications shall be restricted to the original site 
for which they were prepared and publication 
thereof is expressly limited to such use. 
Reproduction, publication or reuse by any method 
in whole or in part is prohibited. Title to the plans 
& specifications remain with BLDG.COLLECTIVE 
without prejudice. Visual contact with these plans 
& specifications shall constitute prima facie 
evidence of the acceptance of these restrictions. 
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All rights reserved. The use of these plans & 
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for which they were prepared and publication 
thereof is expressly limited to such use. 
Reproduction, publication or reuse by any method 
in whole or in part is prohibited. Title to the plans 
& specifications remain with BLDG.COLLECTIVE 
without prejudice. Visual contact with these plans 
& specifications shall constitute prima facie 
evidence of the acceptance of these restrictions. 
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without prejudice. Visual contact with these plans 
& specifications shall constitute prima facie 
evidence of the acceptance of these restrictions. 

2872 Bluff Street
Boulder, CO 80301
303.357.1364
info@bldgcollective.com
bldgcollective.com

DD

2.0

AREA PLANS

CUTTER RESIDENCE

695 Cutter Lane,
Boulder, CO 80301

4 DD 05.02.2022

1/16" = 1'-0"2 FINISHED BUILDING AREA - (N) LVL 0

1/16" = 1'-0"3 FINISHED BUILDING AREA - (N) LVL 1

1/16" = 1'-0"4 FINISHED BUILDING AREA - (N) LVL 2

PROPOSED FINISHED BUILDING AREA

Name Area

L0_MECHANICAL / MUDROOM / STAIR 585 SF

LEVEL 1 2415 SF

LEVEL 2 1010 SF

STUDIO 940 SF

Total Area: 4950 SF

1/16" = 1'-0"1 FINISHED BUILDING AREA - (N) LVL Studio

PROPOSED UNFINISHED BUILDING AREA

Name Area

L0_UNFINISHED GARAGE 967 SF

Total Area: 967 SF
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Matt Jones  County Commissioner    Claire Levy  County Commissioner    Marta Loachamin  County Commissioner 

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

September 14, 2022 

TO: Andy Vieth, Staff Planner; Community Planning & Permitting, Development 
Review Team - Zoning  

FROM: Jennifer Severson, Principal Planner; Community Planning & Permitting, 
Development Review Team – Access & Engineering 

SUBJECT: Docket # LU-22-0019/ SPR-22-0050: Nagle Warner Residence & Studio 

 695 Cutter Lane 

The Development Review Team – Access & Engineering staff has reviewed the information 
provided for the above referenced docket and has the following information: 

1. The subject property is accessed from Cutter Lane, a paved privately owned and maintained 
18-foot-wide road within a 60-foot-wide access easement as shown on the Carriage Hills 
Estates plat.  Legal access to the subject parcel is demonstrated via the easement as shown 
on the plat recorded 03/12/1985 at Reception # 06476063.   

2. As proposed the width and grades of the new driveway appear to comply with the with the 
Boulder County Multimodal Transportation Standards (the Standards) for residential access 
in the mountains.  Plans submitted for permit must demonstrate the driveway has been 
designed to comply with the Standards, including without limitation: 
 
a. Table 5.5.1 – Parcel Access Design Standards (1-Lane Mountain Access) 
 
b. Standard Drawings 11  – Private Access 
 
c. Standard Drawing 14 – Access with Roadside Ditch 
 
d. Standard Drawing 15 – Access Profiles Detail 
 
e. Standard Drawing 16 – Access Grade & Clearance 
 

Because the rear of the residence is within 150 feet of Cutter Lane, no emergency 
turnaround is required. 

The driveway must be surfaced with 4” ABC (Class 6) or other suitable material as 
approved by the County Engineer. 

Because of the large radius of the curve in the driveway, the proposed 12-foot travelway 
width is acceptable.  

3. There is no evidence of an Access Permit. An Access Permit will be issued for the point of 
access at Caribou Road at the time of building permit review. No special application 
procedure is necessary, the Access Permit will be issued concurrently with the building 
permit. 
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4. A Drainage Study is required that clearly shows how the proposed development impacts the 
existing and proposed drainage on the site. The study must show that all drainage 
improvements (culverts, driveway and roadside ditch, existing culvert under Cutter Lane, 
etc.) are sized appropriately to accommodate runoff from the developed site. NOTE: if the 
Drainage Study determines the existing culvert under Cutter Lane is undersized, the 
applicant will be responsible for replacing it with an adequately sized culvert and this work 
must be included in the plans submitted for building permit. 

 
5. The civil plans submitted for permitting must be revised to address the following issues: 

a. The grading plan must be updated to show mitigation treatments as necessary based on 
the conclusions of the Drainage Study.  

b. Drainage impacts related to the proposed development must be mitigated on-site.  

c. How will drainage be handled between the outlet of the proposed driveway culvert and 
the inlet of the existing cross-culvert under Cutter Lane? 

d. Although the diversion swale uphill of the new residence will convey the majority of 
uphill runoff around the footprint of the house, it appears some runoff will reach the 
small retaining walls on the east and west side of the residence. The swale must be 
redesigned to minimize the amount of runoff that reaches these walls; a small amount of 
sheet flow over the wall(s) is acceptable. 

e. The plans must better demonstrate how the drainage in the proposed driveway ditch will 
be handled where it approaches the new driveway culvert located at STA 2+36 and as it 
approaches Cutter Lane at the bottom of the drive.  

f. Staff suggests the addition of check dams in the driveway ditch to mitigate potential 
erosion during runoff and diverting the runoff from the upper part of the driveway into 
the culvert to reduce the volume of runoff directed toward the lower part of the driveway 
near Cutter Lane. 

g. No culvert is shown at the bottom of the driveway where it meets the road; if there is an 
existing drainage ditch along Cutter Lane in this location, a new culvert must be 
installed at the bottom of the driveway to facilitate ditch flow under the driveway.  

h. All culverts must be metal or concrete; no plastic culverts are allowed. 
 

6. There is a significant amount of fill material upslope and downslope of the new driveway. 
The applicant should consider adding low retaining walls to the design (< 6 feet high to 
lessen visible impacts) to reduce the amount of earthwork necessary to achieve maximum   
1-½ to 1 slope final grades. 
 

7. All fill slopes must be well compacted (95% or more) to ensure slope stability and prevent 
erosion. 
 

8. Final grade cuts and fills shall not be steeper than a 1-½ to 1 slope. Grades steeper than a    
1-½ to 1 slope must be supported by a retaining wall. Retaining walls or series of walls 
greater than four feet in height, as measured from the bottom of the footer to the top of the 
wall, must be included in the building permit application for the residence. Details for 
retaining walls/ wall series greater than four feet in height must be designed and stamped by 
a qualified Colorado-licensed professional engineer. Calculations shall be submitted for all 
retaining walls greater than 6 feet in height. 

9. During construction, all materials, machinery, dumpsters, and other items shall be staged on 
the subject property; no items shall be stored or staged along Cutter Lane. During 
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construction (i.e. during the day while work is being performed), all vehicles shall be parked 
on site or to one side of Cutter Lane so as to not impede the travel way. 

10. A catch fence must be placed between the proposed residence and studio and Cutter Lane 
during construction.  The catch fence must be placed upslope of erosion control treatments. 

 
This concludes our comments at this time. 
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Matt Jones  County Commissioner    Claire Levy  County Commissioner    Marta Loachamin  County Commissioner 

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

September 21, 2022 

TO: Andy Vieth, Staff Planner; Community Planning & Permitting, Development 
Review Team - Zoning  

FROM: Jennifer Severson, Principal Planner; Community Planning & Permitting, 
Development Review Team – Access & Engineering 

SUBJECT: Docket # LU-22-0019/ SPR-22-0050: Nagle Warner Residence & Studio - 
ADDENDUM 

 695 Cutter Lane 

 

The Development Review Team – Access & Engineering (A&E) staff has reviewed the above 
referenced docket and has the following additional comments: 

1. The grading fact sheet indicates there will be a total of 3,344 cubic yards of excess cut 
material (1,293 cubic yards non-foundational and 2,051 cubic yards foundational) that will 
be exported from the site.  A Haul Plan is required that shows the anticipated haul route and  
estimated number and capacity of haul vehicles that will be running at any one time. The 
Haul Plan must be submitted with the building permit application. 

2. A Traffic Control Plan (TCP) is required that addresses flaggers and the locations and types 
of warning signs to be used during hauling operations. The TCP must be completed by a 
certified Traffic Control Supervisor and submitted with the building permit application.  
 

3. Previous A&E referral comments dated 9/14/2022 incorrectly stated the requirement for an 
Access Permit;  however, Cutter Lane is privately owned and maintained. Therefore, no 
Access Permit is required.  Instead, an Access Improvement and Maintenance Agreement 
(AIMA), which is an agreement for future maintenance responsibility, is required for Cutter 
Lane. The AIMA will be issued during building permit review. The AIMA will be prepared 
by the Access & Engineering staff, signed by the property owner and notarized, and 
approved as part of the building permit process. 
 

4. A Boulder County Hauler License is required for hauling of material off site, regardless of 
where the material is deposited. This applies to the prime contractor as well as any 
subcontractors that collect, transport or dispose of any materials (dirt, gravel, garbage, 
recyclables, or compostables, construction and demolition waste, or landscaping materials) 
anywhere except within the project site, including locations outside unincorporated Boulder 
County. Additional information can be found 
here: https://www.bouldercounty.org/environment/trash/hauler-license/. 

 
All other comments from the referral memo dated 9/14/2022 are applicable. 
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Boulder County Multimodal Transportation Standards                                                                                                                                        

53July 1, 2012

One-Lane Access Two-Lane Access
Plains Mountains Plains Mountains

# of units 1 - 5 6 - 15
Travelway Width 

(8’ turnouts 
8’x 55’ incl. tapers - 
required every 400’)

10’ 12’ 18’ 18’

Surface Course Per geotechnical report1 Per geotechnical report
ROW/Easement 

Width (min.)
20’

28’ w/turnouts 30’

Centerline Radius 
(min.) 40’ 40’

Max. Grade (%) 12 12 or up to 14 for 
200’ max.2  12 12 or up to 14 for 

200’ max.
Max. Grade through 

curve 6% 3  6%

Clearance Vertical/
Horizontal 13’-6” / 14’ 13’-6” / 16’ 13’-6” / 22’

Roadside Ditches
Designed and constructed to Standard 

Drawings.  See BCSDCM and USDCM for 
permanent erosion control practices.

Designed and constructed to Standard 
Drawings.  See BCSDCM and USDCM for 

permanent erosion control practices.

Slope Stability
Per geothechnical recommendations 

to design stability and facilitate 
revegetation 4 

Per geothechnical recommendations 
to design stability and facilitate 

revegetation 4

Signs and Traffic 
Control Devices

Required signs and traffic control 
devices must conform with the MUTCD, 

latest edition

Required signs and traffic control 
devices must conform with the MUTCD, 

latest edition

Culverts

Min. 18” or equiv. capacity RCP or CMP 
in public ROW per Standard Drawing

Cross-culverts outside of ROW sized to 
maintain historic flow

Min. 18” or equiv. capacity RCP or CMP 
in public ROW per Standard Drawing

Cross-culverts outside of ROW sized to 
maintain historic flow

Sight Distances per AASHTO recommendations per AASHTO recommendations

Approach to Highway 90o to centerline of highway with max. 
30o variation

90o to centerline of highway with max. 
30o variation

Standard Drawings 11, 12, 13, 14, 15, 16, 17, 18, 19 11, 12, 13, 14, 15, 16, 17, 18, 19
Overall Design 

Principles See Section 5.1 See Section 5.1

1  Accesses serving one dwelling unit shall use 4” ABC (Class 6) or other suitable material as approved by the    
  Transportation Department.
2  Accesses serving  one dwelling unit may use 16% for 200’ max.
3  Accesses serving one dwelling unit may use up to 8% w/ 2’ additional width.
4  Accesses serving one dwelling unit may use 1 ½ : 1 max. cut and fill slopes or per geothechnical  
  recommendations to design stability and facilitate revegetation.

Table 5�5�1 Parcel Access Design Standards
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Boulder County Multimodal Transportation Standards 

A-16 July 1, 2012

Standard Drawing 11
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Boulder County Multimodal Transportation Standards                                                                                                                                        

A-19July 1, 2012

Standard Drawing 14
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Boulder County Multimodal Transportation Standards                                                                                                                                        

A-20 July 1, 2012

Standard Drawing 15
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Boulder County Multimodal Transportation Standards                                                                                                                                        

A-21July 1, 2012

Standard Drawing 16
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Public Health 
Environmental Health Division 
  

Environmental Health • 3450 Broadway • Boulder, Colorado 80304 • Tel: 303.441.1564 Fax: 303.441.1468 
www.BoulderCountyHealth.org • www.bouldercounty.org 

July 16, 2022  
 
 
 
TO:  Staff Planner, Land Use Department  
 
FROM:  Jessica Epstein, Environmental Health Specialist 
 
SUBJECT: LU-22-0019/SPR-22-0050:  Nagle Warner Residence and Studio 
 
 
OWNER: Nagle Warner 
 
PROPERTY ADDRESS: 695 Cutter Lane 
 
 
SEC-TOWN-RANGE:  10 -1N -71 
 
The Boulder County Public Health – Environmental Health division has reviewed the submittals for 
the above referenced docket and has the following comments. 
 
 
OWTS Application Needed: 

1. An onsite wastewater treatment system (OWTS) permit has not been issued by Boulder 
County Public Health for this property. The owner or their agent (e.g., contractor) must apply 
for an OWTS permit, and the OWTS permit must be issued prior to installation and before a 
building permit can be obtained. The OWTS components must be installed, inspected and 
approved before a Certificate of Occupancy or Final Building Inspection approval will be 
issued by Community Planning and Permitting (CP&P). 

2. Boulder County Public Health must conduct an onsite investigation and review percolation 
rates, soil conditions and any design plans and specifications prior to OWTS permit issuance. 
The OWTS absorption field must be located a minimum distance of 100' from all wells, 25' 
from waterlines, 50' from waterways and 10' from property lines.  

 
 

This concludes comments from the Public Health - Environmental Health division at this time. For 
additional information on the OWTS application process and regulations, refer to the following 
website:  www.SepticSmart.org. If you have additional questions about OWTS, please do not 
hesitate to contact Jessica Epstein at (303) 441-1138.   
   
Cc: OWTS file, owner, Land Use Department 
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Matt Jones  County Commissioner    Claire Levy  County Commissioner    Marta Loachamin  County Commissioner 
 

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.org 

Building Safety & Inspection Services Team 
 

M E M O 
 
TO:  Andy Vieth, Planning Consultant 
FROM:  Michelle Huebner, Plans Examiner Supervisor    
DATE:  July 14, 2022 
 
RE: Referral Response, LU-22-0019/SPR-22-0050: Nagle Warner Residence and Studio. 

Limited Impact Special Use Review to allow for 2,571 cubic yards of grading for 
driveway and site improvements, and Site Plan Review for the constructions of a 
4,977-square-foot residence and 940-square-foot studio for a total residential floor 
area of 5,917 square feet on a 17.50-acre parcel. 

 
Location: 695 Cutter Lane 
 

Thank you for the referral.  We have the following comments for the applicants: 
 

1. Building Permit. A building permit, plan review, inspection approvals, and a 
Certificate of Occupancy (“C.O.”) are required for the proposed residence. A 
separate building permit is required for the studio. 
 
Please refer to the county’s adopted 2015 editions of the International Codes and 
code amendments, which can be found via the internet under the link: 
 
2015 Building Code Adoption & Amendments, at the following URL: 
https://assets.bouldercounty.org/wp-content/uploads/2017/03/building-code-
2015.pdf 
 

2. Ignition-Resistant Construction and Defensible Space. Please refer to Section R327 
of the Boulder County Building Code for wildfire hazard mitigation requirements, 
including ignition-resistant construction and defensible space.  
 

3. BuildSmart. Please refer to the county’s adoption and amendments to Chapter 11 of 
the IRC, the county’s “BuildSmart” program, for the applicable requirements for 
energy conservation and sustainability for residential additions and new residential 
buildings.  Please be aware that there are energy related requirements of this code 
that may require the use of renewable energy systems (such as rooftop solar 
systems) that will also need to be approved by your electric utility provider.  In some 
cases, there may be limitations on the size of on-site systems allowed by your utility 
provider that could constrain the project design. We strongly encourage discussions 
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between the design team and the utility company as early in the process as possible 
in order to identify these constraints.   
 

4. Design Wind and Snow Loads. The design wind and ground snow loads for the 
property are 165 mph (Vult) and 50 psf, respectively. 
 

5. Electric vehicle charging outlet.  Boulder County Building Code requires:   
a. R329.1 Electric vehicle charging pre-wire option. In addition to the one 125-

volt receptacle outlet required for each car space by NEC Section 
210.52(G)(1.), every new garage or carport that is accessory to a one- or two-
family dwelling or townhouse shall include at least one of the following, 
installed in accordance with the requirements of Article 625 of the Electrical 
Code: 

i. A Level 2 (240-volt) electric vehicle charging receptacle outlet, or 
ii. Upgraded wiring to accommodate the future installation of a Level 2 

(240-volt) electric vehicle charging receptacle outlet, or 
iii. Electrical conduit to allow ease of future installation of a Level 2 (240-

volt) electric vehicle charging receptacle outlet. 
 

6. Plan Review.  The items listed above are a general summary of some of the county’s 
building code requirements. A much more detailed plan review will be performed at 
the time of building permit application, when full details are available for review, to 
assure that all applicable minimum building codes requirements are to be met.  Our 
Commercial Plan Submittal Checklist and other Building Safety publications can be 
found at: https://www.bouldercounty.org/property-and-land/land-
use/building/building-publications/ 

 
If the applicants should have questions or need additional information, we’d be happy to 
work with them toward solutions that meet minimum building code requirements.  Please 
call (720) 564-2640 or contact us via e-mail at building@bouldercounty.org 
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Parks & Open Space 
5201 St. Vrain Road • Longmont, CO 80503 
303-678-6200 • POSinfo@bouldercounty.org 
www.BoulderCountyOpenSpace.org 

Matt Jones County Commissioner Claire Levy County Commissioner 

 
Marta Loachamin County Commissioner 
 
 

 
TO:  Andy Vieth, Community Planning & Permitting Department 
FROM: Ron West, Natural Resource Planner 
DATE: August 4, 2022 
SUBJECT: Docket LU-22-0019/SPR-22-005022, Nagle Warner, 695 Cutter Lane 
 
 
Staff has reviewed the submitted materials, and has visited Carriage Hills Estates (a 
“subdivision” of 35-acre parcels) several times in the past. No significant natural resource 
impacts are foreseen from the proposal. The house site is proposed almost as close to Cutter 
Lane as possible, resulting in a short driveway. Total grading is somewhat extensive, but this 
is largely dependent on the parcel’s steep slopes and the large size of the development 
(nearly 6000 square feet in total). 
 
Some of the cut and fill slopes are extensive, with one being 25 vertical feet high, another at 
20 feet, and large areas at 10 to 15 feet in height. The resulting extensive 1.5:1 slopes would 
be very difficult to revegetate. Retaining walls or terracing should be considered to reduce 
the extent or restorability of these features. 
 
Given the site’s steep slopes, archeological resources are unlikely. Staff does not have 
visibility concerns. 
 
A Revegetation Plan is required that includes native grass species to be used, an explanation 
of how topsoils will be stockpiled and reused, mapped delineation of all disturbance areas 
(this includes construction staging areas, driveway, utility lines, and septic system), locations 
of silt fence or erosion control logs down slope of all disturbed areas, and matting 
requirements on the many steep slopes. 
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Matt Jones  County Commissioner    Claire Levy  County Commissioner     Marta Loachamin  County Commissioner 

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

MEMO TO: Agencies and Adjacent Property Owners 
FROM: Andy Vieth, Planning Consultant 

  DATE:  July 12, 2022 
  RE:  Docket LU-22-0019/SPR-22-0050 
 

Docket LU-22-0019/SPR-22-0050: Nagle Warner Residence and Studio 
Request: Limited Impact Special Use Review to allow for 

2,571 cubic yards of grading for driveway and site 
improvements, and Site Plan Review for the 
constructions of a 4,977-square-foot residence and 
940-square-foot studio for a total residential floor 
area of 5,917 square feet on a 17.50-acre parcel. 

Location:  695 Cutter Lane, Tract 37, Carriage Hills Estates, 
approximately 1 mile north of the intersection of 
Wagon Wheel Gap Road and Pinto Drive in Section 
10, Township 1N, Range 71W. 

Zoning:  Forestry (F) 
Applicants/Property Owners:  Derya Nagle & Kelsey Warner 
Agent:  Anna Martin & Chris Gray, BLDG.Collective 

Architecture + Design 
 
Limited Impact Special Review is required of proposed uses that may have greater impacts on 
services, neighborhoods, or the environment than those allowed by right under the Boulder County 
Land Use Code. This process will review conformance of the proposed use with the Boulder County 
Comprehensive Plan and the Land Use Code.  
 
Site Plan Review by the Boulder County Land Use Director is required for new 
building/grading/access or floodplain development permits in the plain and mountainous areas of 
unincorporated Boulder County. The Review considers potential significant impact to the ecosystem, 
surrounding land uses and infrastructure, and safety concerns due to natural hazards. 
 
This process includes a public hearing before the Board of County Commissioners. Adjacent 
property owners and holders of liens, mortgages, easements or other rights in the subject property 
are notified of this hearing.  
 
The Community Planning & Permitting staff and County Commissioners value comments from 
individuals 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 planner@bouldercounty.org. All comments will be made part of the public record and 
given to the applicant. Only a portion of the submitted documents may have been enclosed; you are 
welcome to call the Community Planning & Permitting Department at 303-441-3930 or email 
planner@bouldercounty.org to request more information. If you have any questions regarding this 
application, please contact me at 303-441-4997 or avieth@bouldercounty.org. 
 
Please return responses by July 28, 2022. 
(Please note that due to circumstances surrounding COVID-19, application timelines and 
deadlines may need to be modified as explained in the CPP Notice of Emergency Actions issued 
March 23, 2020 (see https://boco.org/covid-19-cpp-notice-20200323). 
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_____ We have reviewed the proposal and have no conflicts. 
_____ Letter is enclosed. 

Signed            ___________________ PRINTED Name____________________________________ 

Agency or Address _________________________________________________________________ 

x*

Jessica Fasick

CPP Historic Review

*Universal Citation: CO Rev Stat § 24-80-1302
(1) Except as provided in section 24-80-1303 with regard to anthropological investigations, any person 
who discovers on any land suspected human skeletal remains or who knowingly disturbs such remains 
shall immediately notify the coroner or medical examiner of the county wherein the remains are located 
and the sheriff, police chief, or land managing agency official. 
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Matt Jones  County Commissioner    Claire Levy  County Commissioner    Marta Loachamin  County Commissioner 

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

Wildfire Mitigation Team 
 

M E M O 
 
TO:  Andy Vieth, Planning Consultant 
FROM:  Kyle McCatty, Wildfire Mitigation Specialist 
DATE:  July 21, 2022 
RE: Referral Packet & Public Notice for LU-22-0019/SPR-22-0050: Nagle Warner 

Residence and Studio at 695 Cutter Lane 
 
Thank you for the referral. We have the following comments for the applicants: 
 
Decades of catastrophic wildfires, research, and case studies have shown that extreme wildfires are 
inevitable in the forests of Boulder County and across the Western US. Still, the loss of life and 
homes does not have to be inevitable. The conditions that principally determine if a house ignites 
occur within 100 feet of the house, including the house itself. That is why Boulder County has such 
strong wildfire mitigation requirements in our Land Use and Building Code. Boulder County 
encourages all homeowners to voluntarily take responsibility to mitigate their own home’s risk of 
igniting in a wildfire through Wildfire Partners. 
 
Wildfire Mitigation is required; the proposed project is in Wildfire Zone 1 (the foothills or 
mountains—approximately west of highways 7, 36, or 93) of the unincorporated portion of Boulder 
County. The Boulder County Wildfire Mitigation requirements are composed of site location, 
ignition-resistant materials and construction, defensible space, emergency water supply, and 
emergency vehicle access. 
 
Site Location 
 
A Boulder County Wildfire Mitigation Specialist has reviewed the site location as part of the Site 
Plan Review process, and no conflicts have been identified.  
 
Ignition-Resistant Materials and Construction 
 
Since the proposed development is located within a potentially hazardous area, all exterior building 
materials (including any proposed decking) must be ignition-resistant construction or better.  
 
For additional ignition-resistant construction information, please contact the Building Safety & 
Inspection Services Team at 303-441-3926. Refer to the Boulder County publication: Building with 
Ignition Resistant Materials for specific requirements. All exterior materials must be clearly noted 
on the building plans and must be reviewed and approved as “ignition resistant” by the Building 
Safety & Inspection Services Team.  
 
Defensible Space 
 
Adequate defensible space is required to prevent the spread of fire to and from the structure. This 
requires limbing and/or removal of trees and shrubs to provide necessary vertical and horizontal 
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fuel separation within a minimum of 100 ft. from the home and within 30 ft. along both sides of a 
driveway and Cutter Lane, within the property. The defensible space around the house may be 
increased to approximately 200 feet from the house because of the topography, density of 
surrounding wildland fuels, and the time and potential difficulty it would take to evacuate from the 
property in a wildfire. More information can be found by referring to the Colorado State Forest 
Service publication Protecting Your Home from Wildfire: Creating Wildfire-Defensible Zones – 2012 
Quick Guide. 
 
Follow the Colorado State University FireWise Plant Materials – 6.305, Fire-Resistant Landscaping – 
6.303, and Colorado State Forest Service Protecting Your Home from Wildfire: Creating Wildfire-
Defensible Zones – 2012 Quick Guide publications when choosing plants and designing revegetation 
and landscaping. 
 
Emergency Water Supply 
 
An emergency water supply is required to aid in the defense of the structures from a wildfire and 
assist in firefighting efforts. This may include, but is not limited to, a hydrant on a public water 
system, a dry hydrant in a local water source, a community cistern, or an individual cistern. Contact 
Chief John Benson of the Boulder Mountain Fire Protection District for their requirements at 303-
440-0235 and bouldermountainfire@gmail.com. If installing an individual cistern and the Fire 
Protection District does not have its own installation requirements follow the Boulder County 
publication: Emergency Water Supply for Firefighting. 
 
Emergency Vehicle Clearance 
 
Emergency vehicle clearance is required to allow for safe ingress and egress of emergency vehicles. 
Emergency personnel try their best to respond to calls in a timely manner, often while negotiating 
difficult terrain. Planning for access by emergency vehicles improves safety for homeowners and 
their families by providing for a more efficient response by firefighters and other emergency 
personnel arriving on the scene. This is especially important in rural and mountainous areas where 
response times may be considerably longer than in cities, where emergency services are closer by. 
Refer to the Boulder County publication: Driveway Access for Emergency Vehicles for specific 
clearance-related requirements. 
 
Timeline 
 
After applying for, but prior to issuance of any permits, a Boulder County Wildfire Mitigation 
Specialist will contact you to schedule a Wildfire Partners or Regulatory Wildfire Mitigation 
assessment and defensible space marking. Based upon the compliance path selected, either a 
Wildfire Partners Assessment report or a Wildfire Mitigation Plan will be created to describe the 
wildfire mitigation requirements. 
 
Before scheduling rough framing inspections, the plan's defensible space and water supply portion 
must be implemented and inspected by the Land Use Department. All trees marked for removal 
must be cut, and all slash, cuttings, and debris must be removed and/or properly disposed of. The 
Fire Sprinkler or Fire Cistern Approval Form must be submitted to the Boulder County Building 
Safety & Inspection Services at ezbp@bouldercounty.org (or P.O. Box 471, Boulder, Colorado, 
80306) after the fire protection district completes the applicable portion of the form. If an 
individual cistern was required, it must be located on-site in an appropriate location (subject to 
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http://static.colostate.edu/client-files/csfs/pdfs/FIRE2012_1_DspaceQuickGuide.pdf
http://static.colostate.edu/client-files/csfs/pdfs/FIRE2012_1_DspaceQuickGuide.pdf
http://extension.colostate.edu/topic-areas/natural-resources/firewise-plant-materials-6-305/
http://extension.colostate.edu/topic-areas/natural-resources/fire-resistant-landscaping-6-303/
http://extension.colostate.edu/topic-areas/natural-resources/fire-resistant-landscaping-6-303/
http://static.colostate.edu/client-files/csfs/pdfs/FIRE2012_1_DspaceQuickGuide.pdf
http://static.colostate.edu/client-files/csfs/pdfs/FIRE2012_1_DspaceQuickGuide.pdf
mailto:bouldermountainfire@gmail.com
https://assets.bouldercounty.gov/wp-content/uploads/2017/03/w05-emergency-water-supply.pdf
https://assets.bouldercounty.gov/wp-content/uploads/2017/03/w04-emergency-vehicles-access.pdf
https://assets.bouldercounty.gov/wp-content/uploads/2017/03/w07-cistern-application-form.pdf
mailto:ezbp@bouldercounty.org


approval by the fire protection district), fitted with an appropriate dry hydrant connection, and be 
filled, and tested by the local fire protection district.  
 
At the time of final inspection, all remaining required items in the Wildfire Partners Assessment 
report or the Wildfire Mitigation Plan are to be fully implemented and inspected. Ground surfaces 
within three feet of both existing and new structures, and at least 2 feet beyond the driplines of 
decks, bay windows, and other eaves and overhangs, must be covered with an allowable non-
combustible ground cover over a weed barrier material. The driveway vertical and horizontal 
vegetation clearance must be in place and conform to the Parcel Access Design Standards in the 
Boulder County Multimodal Transportation Standards.  
 
If the applicants should have questions or need additional information, we’d be happy to work with 
them toward solutions that meet minimum land use and building code requirements. I can be 
reached at 720-564-2625 or via e-mail at kmccatty@bouldercounty.org. 
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https://assets.bouldercounty.gov/wp-content/uploads/2017/02/multi-modal-standards.pdf
mailto:kmccatty@bouldercounty.org


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

July 27, 2022

Boulder County Community Planning and Permitting
PO Box 471
Boulder, CO 80306

Attn:  Andy Vieth

Re:  Nagle Warner Residence and Studio, Case #s LU-22-0019 and SPR-22-0050
Public Service Company of Colorado’s (PSCo) Right of Way & Permits Referral Desk 
has reviewed the documentation for Nagle Warner Residence and Studio. Please be 
aware PSCo owns and operates existing overhead electric distribution facilities within 
the subject property. The property owner/developer/contractor must complete the 
application process for any new electric service, or modification to existing facilities via 
xcelenergy.com/InstallAndConnect. It is then the responsibility of the developer to 
contact the Designer assigned to the project for approval of design details. 

If additional easements need to be acquired by separate PSCo document, a Right-of-
Way Agent will need to be contacted.

As a safety precaution, PSCo would like to remind the developer to call the Utility 
Notification Center by dialing 811 for utility locates prior to construction. 

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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https://www.xcelenergy.com/start,_stop,_transfer/installing_and_connecting_service/

