
 
  
NOTICE IS HEREBY GIVEN THAT A PUBLIC HEARING WILL BE GIVEN BY THE CITY OF BOULDER, BOARD OF ZONING ADJUSTMENT, AT THE TIME AND PLACE SPECIFIED ABOVE. ALL PERSONS, 
IN FAVOR OF OR OPPOSED TO OR IN ANY MANNER INTERESTED IN ANY OF THE FOLLOWING VARIANCES FROM THE LAND USE REGULATIONS, TITLE 9, BOULDER REVISED CODE 1981; MAY 
ATTEND SUCH HEARING AND BE HEARD IF THEY SO DESIRE. (APPLICANT OR REPRESENTATIVE MUST APPEAR AT THE MEETING.) 
 

1. CALL TO ORDER  
 
A. Swearing in of new BOZA Members 
B. Nominations and elections of new Board Chair/Vice Chair 

 
2. BOARD HEARINGS 

 
A. Docket No.: BOZ2025-00002 

Address: 825 Inca Parkway  
Applicant: Mitchell John & Beatrice Steiner 
Building Separation and Setback Variance: As part of a proposal to recognize & establish an 
existing non-standard detached building in order to permit an accessory dwelling unit (ADU) within 
it, the applicant is requesting a variance to both the building separation and front (east) yard 
landscape setback standards for an accessory building in the RL-1 zoning district. The resulting 
building separation between the subject accessory building and primary building/home will be 
approximately 2 feet (from the closest two points) where 6 feet is required and where approximately 
2 feet (from the closest two points) exists today. Additionally, the resulting front (east) yard 
landscape setback will be approximately 25.5 feet where 55 feet is required and approximately 25.5 
feet exists today. No modifications to the exterior of the accessory building are proposed at this 
time. Section of the Land Use Code to be modified: Section 9-7-1, BRC 1981. 

 
 
 

B. Docket No.: BOZ2025-00003 
Address: 3210 20th Street 
Applicant: Margaret Walker 
Setback Variance: As part of a proposal to recognize & establish recent “after-the-fact” or non-
permitted additions/construction to the single-family home, the applicant is requesting a variance to 
the rear/east yard setback standard for a principal structure in the RL-1 zoning district. The rear 
yard setback variance request is for two attached covered patios and an attached single-car 
garage/carport. The resulting rear/east setback will be approximately 20.2 feet (taken from the 
closest setback marker to the rear property line amongst the three additions) where 25 feet is 
required and approximately 20.2 feet exists today. Section of the Land Use Code to be modified: 
Section 9-7-1, BRC 1981. 

CITY OF BOULDER  
BOARD OF ZONING ADJUSTMENT  
MEETING AGENDA  
DATE: Tuesday, April 8, 2025 
TIME: 4 p.m. 
PLACE: Virtual Meeting 
 
 
 
 
 



 

 
 

3. GENERAL DISCUSSION 
A. Approval of Minutes: The 1/14/24 BOZA Meeting Minutes are scheduled for approval.  
B. Matters from the Board 
C. Matters from the City Attorney 
D. Matters from Planning and Development Services 

 
4. ADJOURNMENT  
 

For more information call Robbie Wyler (wylerr@bouldercolorado.gov), Brian Holmes (holmesb@bouldercolorado.gov) or  
Thomas Remke (remket@bouldercolorado.gov). Board packets are available after 4 p.m. Friday prior to the meeting, online at www.bouldercolorado.gov. 

* * * SEE REVERSED SIDE FOR MEETING GUIDELINES * * * 
  

mailto:wylerr@bouldercolorado.gov
mailto:holmesb@bouldercolorado.gov
http://www.bouldercolorado.gov/


CITY OF BOULDER 
BOARD OF ZONING ADJUSTMENT 

MEETING GUIDELINES 
 
CALL TO ORDER 
The board must have a quorum (three members present) before the meeting can be called to order. 
 
AGENDA 
The board may rearrange the order of the agenda or delete items for good cause. The board may not add items requiring 
public notice. 
 
ACTION ITEMS 
An action item requires a motion and a vote. The general format for hearing of an action item is as follows: 
1. Presentations 

• Staff presentation.* 
• Applicant presentation.*Any exhibits introduced into the record at this time must be provided in quantities of 

seven to the Board Secretary for distribution to the board and admission into the record. 
• Board questioning of staff or applicant for information only. 

2. Public Hearing 
 Each speaker will be allowed an oral presentation.*   

• Speakers should introduce themselves, giving name and address. If officially representing a group, homeowners' 
association, etc., please state that for the record as well. 

• Speakers are requested not to repeat items addressed by previous speakers other than to express points of 
agreement or disagreement. Refrain from reading long documents, and summarize comments wherever possible. 
Long documents may be submitted and will become a part of the official record.  When possible, these documents 
should be submitted in advance so staff and the board can review them before the meeting. 

• Speakers should address the Land Use Regulation criteria and, if possible, reference the rules that the board uses 
to decide a case. 

• Any exhibits introduced into the record at the hearing must be provided in quantities of seven to the Board 
Secretary for distribution to the board and admission into the record. 

• Citizens can send a letter to Planning and Development Services staff at 1739 Broadway, Boulder, CO 80302, two 
weeks before the board meeting, to be included in the Board packet. Correspondence received after this time will 
be distributed at the board meeting. 

3. Board Action 
• Board motion. Motions may take any number of forms. With regard to a specific development proposal, the 

motion generally is to either approve the project (with or without conditions), to deny it, or to continue the matter 
to a date certain (generally in order to obtain additional information). 

• Board discussion. This is undertaken entirely by members of the board. The applicant, members of the public or 
city staff participate only if called upon by the Chairperson. 

• Board action (the vote). An affirmative vote of at least three members of the board is required to pass a motion 
approving any action. If the vote taken results in a tie, a vote of two to two, two to one, or one to two, the 
applicant shall be automatically allowed a rehearing.  A tie vote on any subsequent motion to approve or deny 
shall result in defeat of the motion and denial of the application. 

 
MATTERS FROM THE BOARD, CITY STAFF, AND CITY ATTORNEY 
Any board member, Planning and Development Services staff, or the City Attorney may introduce before the board 
matters, which are not included in the formal agenda. 
 
VIRTUAL MEETINGS 
For Virtual Meeting Guidelines, refer to https://bouldercolorado.gov/boards-commissions/board-of-zoning-adjustments-
boza-agenda page for the approved Board of Zoning Adjustment Rules for Virtual Meetings. 
 
*The Chairperson, subject to the board approval, may place a reasonable time limitation on presentations. 

https://bouldercolorado.gov/boards-commissions/board-of-zoning-adjustments-boza-agenda
https://bouldercolorado.gov/boards-commissions/board-of-zoning-adjustments-boza-agenda
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City of Boulder Planning and Development Services 
1101 Arapahoe Avenue  •  Boulder, CO 80306 
Phone: 303-441-1880 • Web: boulderplandevelop.net 

 
 
 

 

 

BOARD OF ZONING ADJUSTMENT (BOZA) 
VARIANCE  APPLICATION FORM 

 
 

APPLICATION DEADLINE IS THE SECOND MONDAY OF EACH MONTH. 
MEETING DATE IS 4PM (MST) ON THE SECOND TUESDAY OF THE FOLLOWING MONTH. 

*Submittal of inaccurate or incomplete information and materials may result in rejection or delay of the application.* 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GENERAL DATA 
(To be completed in full by the applicant.) 

• Street Address or General Location of Property:   
• Legal Description: Lot   Block   Subdivision   (Or attach description.) 

• Lot Size:    
• Existing Use of Property:   
• Detailed Description of Proposal (Specific Variance[s] Requested Including All Pertinent Numerical                  

. Values (e.g.: Existing, Required and Proposed Setbacks for the Subject Setback Variance): 
 
 
  
 
 
 
 

*Total gross floor area existing: *Total gross floor area proposed: 
*Total gross building coverage existing: *Total gross building coverage proposed: 
*Building height existing: *Building height proposed: 

 *See definitions in Section 9-16-1, B.R.C. 1981.  
 

♦ Name of Owner:   
• Address:  Telephone:   
• City:   State:   Zip Code:  Email:   
♦ Name of Contact (if other than owner):     
• Address:  Telephone:   
• City:   State:   Zip Code:  Email:   

Beatrice Steiner
825 Inca Parkway

Beatrice Steiner
43

Beatrice Steiner
5

Beatrice Steiner
Park East

Beatrice Steiner
.22 Acres/9,572 sq ft

Beatrice Steiner
home-single family detached dwelling

Beatrice Steiner
We (the owners) are working to retroactively permit a garage ADU. The components of the ADU were added by the 

Beatrice Steiner
previous owners to an existing workshop/garage space that is less than 6 feet from the primary dwelling structure; the 

Beatrice Steiner
closest point is apprx 3.5 not including overhangs. We are in violation of the separation requirement, and need to request a variance

Beatrice Steiner
Mitchell John and Beatrice Steiner

Beatrice Steiner
825 Inca Parkway

Beatrice Steiner
303-518-7651

Beatrice Steiner
Boulder

Beatrice Steiner
CO

Beatrice Steiner
80303

Beatrice Steiner
jfsteiner@gmail.com

Beatrice Steiner
same as above
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APPLICATION TYPES (Check All That Apply For This Application) 
 

 Setback (BRC 9-7-1) 
 
 Porch Setback & Size (BRC 9-7-4) 

 
 Building Separation (BRC 9-7-1) 
 
 Bulk Plane (BRC 9-7-9) 
 
 Side Yard Wall Articulation (BRC 9-7-10) 
 
 Building Coverage (BRC 9-7-11 or BRC 9-10) 
 
 Floor Area Ratio (BRC 9-8-2) 
 
 Parking in Front Yard Landscape Setback (BRC 9-7-1 & 9-9-6) 

   
 Size and Parking Setback Requirements for Accessory Units (BRC 9-6-4) 
 
 Cumulative Accessory Building Coverage (BRC 9-7-8) 
 
 Mobile Home Spacing Variance (BRC 9-7-13) 

 
 Use of Mobile Homes for Non-Residential Purposes (BRC 10-12-6) 

 
 Solar Exception (BRC 9-9-17) 
 
 Sign Variance (BRC 9-9-21) 
 
 Fence and Wall Variance (BRC 9-9-15) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Beatrice Steiner
X
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APPLICATION REQUIREMENTS 
 
All variance applications are electronic submittal and review. Visit the Planning & 
Development Services Online Center for additional information & guidance on the 
application process and how to apply. As a minimum, the following items MUST 
ultimately be provided for an application to be considered complete: 
 

 A completed and signed BOZA Application Form; 
 

 If the applicant is other than owner(s), a written consent of the owner(s) of the 
property for which the variance is requested; 

 
 A detailed written statement thoroughly describing the variance request(s) 
and addressing all pertinent review criteria for approval – see BOZA Info & 
Criteria Guide; 

 
 A signed and stamped Improvement Location Certificate or Site Improvement 
Survey and legal description by a registered surveyor; 

 
 A site development plan including setbacks, building elevations, interior 
layout/floor plans and any other pertinent exhibits; 

 
 A demolition plan clearly differentiating between existing/remaining and 
proposed portions of the structure(s); 

 
 Any other information pertinent to the variance request (e.g. neighbor letters, 
photos, historic records/approvals, renderings, etc.); 

 
 A completed and signed ‘Sign Posting Acknowledgement Form’  Note: The 
applicant is responsible for posting the property in compliance with city 
requirements. Obtaining sign(s) will be messaged to an applicant once it has 
been placed on an agenda. The applicant will be responsible for posting the 
required sign(s) within 10 days of the hearing date. Failure to post the required 
sign(s) may result in the postponement of the hearing date. 

 
 A Board of Zoning Adjustment application fee (as prescribed in the current 
‘Schedule of Fees’ which can be found at bouldercolorado.gov/plan-develop). 

  
 

NOTE: SEE SECTION 9-2-3(l), B.R.C. 1981 FOR VARIANCE EXPIRATION INFORMATION 
 

Applicant Signature ______________________________________Date__________ 
 
Owner (if other than Applicant) Signature _________________________Date__________ 

Beatrice Steiner
X

Beatrice Steiner
X

Beatrice Steiner
X

Beatrice Steiner
2/17/2025

Beatrice Steiner



To Whom It May Concern, 

 

I am applying for two variances in this application.  The first variance is related to the 
distance between my garage apartment and my main house. The second variance is 
related to the front yard landscape setback distance from the street.   

Variance #1: Building Separation Variance 

The original garage is actually attached to the main house by a roof section above an 
unenclosed breezeway, but structurally there is separation. The corner of the main house 
roof overlaps above the roof of the garage unit by approximately 2 feet (in a triangle shape).  
The bottom of the main house higher roof section (soffit) is 4 ft above the ADU lower roof 
section (shingles).  The wall of the garage unit is separated from the corner of the house by 
3.5 ft.  The overlap and separation are not continuous, but only occur at the point where 
the main house corner approaches the wall of the ADU.  The request is for variance for an 
approximately 2 foot separation between the house and subject detached building where 6 
feet is required and approximately 2 feet exists today. 

Variance #2: Front Yard Landscape Setback Variance   

The original garage front sits 25.5 feet from the sidewalk and we are under review for a 
permit for the garage to be converted to an ADU  This conflicts with the 55 ft. setback 
requirement for ADUs.  The garage and ADU were built prior to our purchase of the property 
in 2024. 

Background 

I am currently applying for an after-the-fact permit for an ADU attached to my garage.  I 
purchased this property in May, 2024, and it was not disclosed to me by the sellers that the 
work was done without a permit.  The work included adding an apartment to the back of 
the existing garage. See exhibit A below.  The wall of the ADU comes close to the corner, so 
it is not a consistent closeness, just a point where the corner comes close to the wall of the 
ADU. 

In regards to BRC Section 9-2-3 (h)…I believe I am in compliance with the entire section. 

1.(A)(i): The distance between the two buildings is irregular and inconstant (See 
Exhibit A below), with only the corner of the main house approaching the exterior wall 
of the addition.  Also, the actual main house was already attached to the 
garage/apartment by an open breezeway roof connection, so technically, they are not 
actually separate buildings to begin with. (B & C) The unusual circumstances are 



related to architectural design and construction that predated the 1981 code of 
required separation.  Technically – and oddly – my garage is attached to the main house 
by a roof section of an unenclosed breezeway, which creates an ambiguous 
connection.  One could argue that they aren’t separated at all… (D) No hardship has 
been created by the applicant for this variance. 

2.(A): The garage was constructed prior to 1983; (B) It will be an integral part of the 
structure of the building; (C) will enable me to reduce the net use of energy for … and 
(D) the costs of constructing any comparable addition w/in … will be substantially 
greater… - this is because I would have to tear down the existing building. 

3.(A, B and C): meets these 3 criteria and has no effect on solar access 

4. this is not a designated historic property 

5.(A) This would not alter the essential character of the neighborhood or district in 
which the lot is located; (B) This would not substantially or permanently impair the 
reasonable use and enjoyment or development of adjacent property; (C) Would be the 
minimum variance that would afford relief and would be the least modification of the 
applicable provisions of this title and; (D) would not conflict with….Solar Access 

 

 

 

Exhibit A: 



 

 

 

 

Thanks, 

 

John Steiner (Owner and Applicant) 

825 Inca Parkway 

Boulder, CO 80303 

(303) 518-7651 
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City of Boulder Planning and Development Services 
1101 Arapahoe Avenue  •  Boulder, CO 80306 
Phone: 303-441-1880 • Web: boulderplandevelop.net 

 
 
 

 

 

BOARD OF ZONING ADJUSTMENT (BOZA) 
VARIANCE  APPLICATION FORM 

 
 

APPLICATION DEADLINE IS THE SECOND MONDAY OF EACH MONTH. 
MEETING DATE IS 4PM (MST) ON THE SECOND TUESDAY OF THE FOLLOWING MONTH. 

*Submittal of inaccurate or incomplete information and materials may result in rejection or delay of the application.* 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

GENERAL DATA 
(To be completed in full by the applicant.) 

• Street Address or General Location of Property:   
• Legal Description: Lot   Block   Subdivision   (Or attach description.) 

• Lot Size:    
• Existing Use of Property:   
• Detailed Description of Proposal (Specific Variance[s] Requested Including All Pertinent Numerical                  

. Values (e.g.: Existing, Required and Proposed Setbacks for the Subject Setback Variance): 
 
 
  
 
 
 
 

*Total gross floor area existing: *Total gross floor area proposed: 
*Total gross building coverage existing: *Total gross building coverage proposed: 
*Building height existing: *Building height proposed: 

 *See definitions in Section 9-16-1, B.R.C. 1981.  
 

♦ Name of Owner:   
• Address:  Telephone:   
• City:   State:   Zip Code:  Email:   
♦ Name of Contact (if other than owner):     
• Address:  Telephone:   
• City:   State:   Zip Code:  Email:   

Scott
Text Box
3510 20TH STREET

Scott
Text Box
9,838 SF OR 0.23 ACRES

Scott
Text Box
SINGLE FAMILY RESIDENCE

Scott
Text Box
This request is for a rear setback variance.  Rebuild an existing wrought iron metal covered patio with a wood framed carport with integrated roof & matching siding of the same size and two additional covered patios with a proposed setback of 20'-0" where 25'-0" is the minimum required rear setback. 

Scott
Text Box
1999 SF

Scott
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1999 SF

Scott
Text Box
1999 SF

Scott
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2254 SF

Scott
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2 
 

APPLICATION TYPES (Check All That Apply For This Application) 
 

 Setback (BRC 9-7-1) 
 
 Porch Setback & Size (BRC 9-7-4) 

 
 Building Separation (BRC 9-7-1) 
 
 Bulk Plane (BRC 9-7-9) 
 
 Side Yard Wall Articulation (BRC 9-7-10) 
 
 Building Coverage (BRC 9-7-11 or BRC 9-10) 
 
 Floor Area Ratio (BRC 9-8-2) 
 
 Parking in Front Yard Landscape Setback (BRC 9-7-1 & 9-9-6) 

   
 Size and Parking Setback Requirements for Accessory Units (BRC 9-6-4) 
 
 Cumulative Accessory Building Coverage (BRC 9-7-8) 
 
 Mobile Home Spacing Variance (BRC 9-7-13) 

 
 Use of Mobile Homes for Non-Residential Purposes (BRC 10-12-6) 

 
 Solar Exception (BRC 9-9-17) 
 
 Sign Variance (BRC 9-9-21) 
 
 Fence and Wall Variance (BRC 9-9-15) 
 

 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Scott
Typewritten Text
X
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February 28, 2025 
 
City of Boulder Planning  
and Development Services  
1101 Arapahoe Avenue  
Boulder, CO 80306  
Phone: 303-441-1880 
 
RE: 3210 20th St.  BOZA rear setback variance request 
 
The owners wish to build a covered patio & reconstruct an existing single car carport 
on an irregular shallow corner lot.  Due to the setbacks of the lot, the buildable area is 
severely limited and leaves no area for any additional use that the neighboring 
properties have.  
 
Requested building setback reductions: (Note that 20th St. is considered the front) 
 
Two covered patio additions with a rear setback of 20’-0“(taken from the face of the 
covered patio column closet to the property line) where 25’-0“ is required. 
 
A single car carport with a setback of 22’-0”, where 25’-0“ is required. 
 

(1) Physical Conditions or Disability 
  
(A) There are:  

i. Unusual physical circumstances or conditions, including, without 
limitation, irregularity, narrowness or shallowness of the lot, or 
exceptional topographical or other physical conditions peculiar to the 
affected property; 

 
The limiting condition for development is a non-standard lot where a very limited 
building envelope exists due to 25’ front, rear, side setbacks and orientation of the 
existing residence.  See site plan for additional information. 
 
 (B) The unusual circumstances or conditions do not exist throughout the  

neighborhood or zoning district in which the property is located; and 
 
The irregular shaped corner lot forced an uncommon orientation of the residence on 
20th instead of Grape Ave. due to the shallow building area. 
 
 
 



 

Lodestone Design Group                  PO Box 440, 501 Walnut St 
P: 303-800-8633                            mail@lodestonedesign.com                  Frederick, CO 80530       2 of 3 

 (C) Because of such physical circumstances or conditions, the property cannot  
reasonably be developed in conformity with the provisions of this chapter; and   
 
 

The primary physical condition limiting development is the shallow building envelope 
of 39’-0” compared to an average 60’-0” building envelope for the neighboring 
properties on Grape Ave. which is the front street for the properties. 
 
 (D) Any unnecessary hardship has not been created by the applicant. 
 
The homeowner is trying to work with a house orientation and building envelope they 
did not create. 
 
(5) Requirements for All Variance Approvals 
  

(A) Would not alter the essential character of the neighborhood or district in 
which the lot is located; 
 

Many of the adjacent properties have large principal structures, additions,  
and have undergone exterior remodels.  The proposed covered porch and carport 
additions will complement the neighborhood, not alter the essential character. 
 

(B) Would not substantially or permanently impair the reasonable use and 
enjoyment or development of adjacent property; 
 

Because 3210 20th St. is a corner lot the only immediate adjacent properties are to the 
south and east. 
 
The nearest proposed addition will be 13’-10” to property line to the south which is 7’-
6” further away than the existing residence. 
 
The proposed covered patio additions were designed with low sloped roofs to allow 
continued unobstructed views of the Flatirons from the property to the east.  The 
owners also agreed to limit the height of new landscaping along the property line to 
the height of the existing privacy fence. 
 
Taking all the surrounding conditions into consideration and the fact that the size and 
height of the covered patio and carport additions, the proposed additions are not 
expected to impair the reasonable use or enjoyment and will not impair  
the development of the adjacent properties. 
  

(C) Would be the minimum variance that would afford relief and would be the 
least modification of the applicable provisions of this title; and 

 
The existing house and addition are compliant with the building  
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coverage, floor area ratio, building height requirements and that the proposed design 
does not exceed the maximum coverage or floor area ratio, the requested setback 
reduction is the minimum variance that would afford relief and the least modification. 
 

(D) Would not conflict with the provisions of Section 9-9-17, "Solar Access,"  
B.R.C.1981. 
 

The property falls in Solar Access I. The high point of the roof, at 13’-8 ½” would  
not cast shadows onto the neighboring property and does not conflict with this section. 
See attached solar analysis. 
 
Please let us know if anything further is required to complete this application. 
 
Sincerely,  
  

 
 
_____________________________  
Jeffrey Van Sambeek, Architect  
Principal Architect   
Lodestone Design Group 
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SIDE YARD BULK PLANE
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SOLAR ANALYSIS
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