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MEMO TO: Referral Agencies 
   FROM:  Molly Marcucilli, Planner I 
   DATE:  April 14, 2020 

RE:  Re-Referral for Docket SU-19-0014 
 

THIS IS A RE-REFERRAL FOR THE DOCKET LISTED BELOW 
 
This docket is being re-noticed because a Pre-Application Methodology Statement has been 
added to the application. The Pre-Application Methodology Statement can be found in 
Section 6: Traffic Report. 
 
IF YOU HAVE REPLIED TO THE ORIGINAL REFERRAL LETTER AND HAVE NO 
FURTHER COMMENTS, NO ACTION IS REQUIRED.  

 
Docket SU-19-0014: Niwot Business Association Parking Lot 
Request: Special Use review to allow for the construction of a 50-

space multimodal parking facility (to be developed in 
phases) on 2.06-acre parcel #131725400009. 

Location:  Parcel #131725400009, on the west side of Murray Street, 
at the intersection of 3rd Avenue and Murray Street in 
Niwot, in Section 25, Township 2N, Range 70W.  

Zoning:  Rural Residential (RR)   
Property Owner: County of Boulder 
Applicant: Niwot Business Association 
Agent: Bruce Warren 

 
Special Use Review / Site Specific Development Plan is required of uses which may have greater 
impacts on services, neighborhoods, or environment than those allowed with only Building Permit 
Review. This process will review compatibility, services, environmental impacts, and proposed site 
plan.  
 
This process includes public hearings before the Boulder County Planning Commission and the 
Board of County Commissioners. Adjacent property owners and holders of liens, mortgages, 
easements or other rights in the subject property are notified of these hearings.  
 
The Community Planning & Permitting staff, Planning Commission, and County Commissioners 
value comments from individuals and referral agencies. Please check the appropriate response below 
or send a letter. Late responses will be reviewed as the process permits; 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 to 
request more information. If you have any questions regarding this application, please contact the 
Community Planning & Permitting Department office at 303-441-4597 or via email at 
mmarcucilli@bouldercounty.org. 
 
Please return responses to the above address by May 19, 2020. 
 
_____ We have reviewed the proposal and have no conflicts. 
_____ Letter is enclosed. 
 

mailto:mmarcucilli@bouldercounty.org
mailto:mmarcucilli@bouldercounty.org


Signed _________________________________ PRINTED 
Name____________________________ 
Agency or Address _________________________________________________________________ 
 
Please note that all Land Use Department property owner’s mailing lists and parcel maps are generated from the 
records maintained by the County Assessor and Treasurer Office.  We are required to use this list to send notices to 
the “property owner” of land in Boulder County.  If you feel that you should not be considered a “property owner,” 
or if the mailing address used is incorrect, please contact the County Assessor’s Office at (303) 441-3530. 
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6. Traffic

Report 
(Pre-Application Methodology Statement)



Pre-Application Methodology Statement (PAMS) 
 

Re: Niwot Parking Lot (one-half block north of 2nd Avenue on Murray Street)  
 

Date: March 19, 2020 
 

Applicants: Niwot Business Association and Boulder County 
 
Project: Special Use Review application for a Parking Lot which will initially provide parking for 14 

vehicles, and ultimately, based on need, could provide for a maximum of 50 parking spaces for vehicles. 
 
Transportation System Impact Analysis (TSIA) analysis: 
 
1. TRIPS PER DAY: The Parking Lot is forecast to involve more than 30 trips per day in and out of 

the Parking lot by employees and customers of downtown Niwot businesses. However, the 
Parking Lot itself, unlike a commercial development project, is expected to generate “future 
trip-making” of zero (0) trips per day. This is due to the fact that the Parking Lot is not a 
destination in and of itself.  The vehicles that are forecast to use the Parking Lot are vehicles 
that are otherwise coming to the Niwot downtown business district, which consists of 2nd 
Avenue from the railroad tracks just west of Murray Street, to the intersection with Niwot 
Road, approximately 2 and 1/2 blocks long.  Thus there are no new trips forecast to be 
generated by the Parking Lot land use.  
 

2. USE: The Parking Lot, which is located adjacent to the Excel Electric commercial building on 
2nd Avenue, one-half block north of 2nd Avenue, is expected to be used by (1) employees of 
downtown businesses, and (2) customers of downtown businesses. Anticipated use is 
estimated to be 50% by each category. Employees who are projected to park in the Parking 
Lot are currently parking on 2nd Avenue, or behind commercial buildings where space is 
available, or in the residential areas adjacent to the downtown business district (1st Avenue, 
Murray Street, 3rd Avenue, Franklin Street). Customers who are projected to park in the 
Parking Lot are currently parking on 2nd Avenue as space is available, or in the residential area 
adjacent to the downtown business district. In some cases, those customers who do not find 
readily accessible parking on 2nd Avenue are leaving Niwot to travel 3 miles to Gunbarrel or 
to Longmont to patronize businesses there, especially restaurants, where there is perceived 
to be adequate parking. These “lost” customers have a detrimental effect on Niwot’s ability 
to maintain a thriving business community, which is essential to maintaining the small-town 
charm that Niwotians value.  
 

3. TRIP GENERATION: Typical TSIA’s rely on land use categories to determine an estimated 
number of trips per day. These studies often project usage by the floor area of a particular 
type of land use, or by the number of employees expected to work at a particular type of 
business. In the present case, there is no land use category, other than a parking facility, from 
which to determine an estimated number of trips per day, as there are no structures proposed 
and no employees of the Parking Lot. The ITE Manual describes common trip generation rates, 
but there is no category for “Parking Lot.” The only category which includes a Parking Lot is 
“Park and Ride Lot with Bus Service” which produces 0.43 Trips per Parking Space at PM Peak 
Hour according to the ITE Manual.  

 



 
4.  ACCESS: Vehicles accessing the Parking Lot are expected to come as a result of north turns 

from 2nd Avenue on to Murray Street almost exclusively. While vehicles could access the 
Parking Lot from Murray Street as far north as 5th Avenue, that route is considered to be the 
“back way” into Niwot from Highway 119, involving a turn on to 83rd Street, then Neva Road, 
then 5th Avenue, then Murray Street. As a result, almost all of the traffic will travel only one-
half block on Murray Street to reach the entrance/exit of the Parking Lot, impacting only the 
commercial property extending north from 2nd Avenue.  
 

5. ENTRANCE/EXIT: The initial response from the Transportation Department recommended a 
second entrance/exit to the Parking Lot once it is expanded to 50 parking spaces. The single 
entrance/exit, at the furthest South portion of the Parking Lot, was proposed after discussions 
with neighbors in the residential area, who desire to keep traffic using the Parking Lot to the 
portion nearest the commercial area. Observation of other parking lots in the Niwot-
Gunbarrel area which are under the jurisdiction of Boulder County indicates that singe 
entrance/exit parking lots with a greater number of parking spaces have been approved in 
the past. One example is the Niwot United Methodist Church parking lot at 7405 Lookout 
Road in Gunbarrel. That parking lot has 70 spaces, with a single entrance/exit. Another 
example is the Divine Savior Lutheran Church parking lot at 7070 N. 83rd Street in Niwot. That 
parking lot has 55 parking spaces with one entrance/exit. Both examples are church parking 
lots, with high usage on Sunday mornings at the worship hour, and infrequent usage at all 
other times. A third example, and more recent one, is the trailhead parking lot at Left Hand 
Valley Grange Park, which has 48 parking spaces and one entrance/exit. This parking lot is the 
model for the proposed Parking Lot, and would have anticipated use throughout the day, 
except for a scheduled game or practice on the park’s ballfield. The Parking Lot proposed in 
this application would not have a particular high usage time as usage would be spread 
consistently throughout the day. This factor also indicates that a single entrance/exit is 
adequate for the anticipated usage as there would not be a stream of vehicles trying to enter 
or exit the Parking Lot at a particular time. For this reason, and to mitigate the effects on the 
neighboring residential properties, we request that a single entrance/exit be allowed.   

 
SUMMARY: For the reasons set forth above, Applicant Niwot Business Association requests that: 
(1) No further traffic study be required;  
(2) One Entrance/Exit be allowed.  
 
 
 
 
Bruce W. Warren 
For the Niwot Business Association 
P.O. Box 610 
Niwot, CO 80544 
303-652-2433 
bwarren@niwotlaw.com    
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mailto:bwarren@niwotlaw.com



































	Mark Ruzzin Statement of Auth for NBA to Apply for SU-19-0014
	NBA Warren parking lot Special Use review
	ADPB667.tmp
	Docket SU-19-0014: Niwot Business Association Parking Lot
	Request: Special Use review to allow for the construction of a 50-space multimodal parking facility (to be developed in phases) on 2.06-acre parcel #131725400009.
	Location:  Parcel #131725400009, on the west side of Murray Street, at the intersection of 3rd Avenue and Murray Street in Niwot, in Section 25, Township 2N, Range 70W.
	Zoning:  Rural Residential (RR)




