
PROPOSED NIWOT PUBLIC 
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Guest Speaker
Edward Fronapfel, P.E.



CONSTRUCTION OF 
RESIDENTIAL ROADS

� Add Detail from Boulder County

§ Residential Development 
Process

§ Platting for Public Use
§ Developer Responsible 

for Construction
§ Acceptance or Non-

Acceptance by 
Governmental Authority

§ Provide Safety
§ Provide Maintainability
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TYPES OF ROADS IN PROPOSED NIWOT 
PUBLIC IMPROVEMENT DISTRICT

1. Roads that are platted for public use which the County 
"accepted" after the subdivision was completed.

2. Roads that are platted for public use, but which are 
privately owned and were never “accepted” by the 
County because the roads did not meet County standards.

3. Private roads, which are not open to the public.  This would 
apply to a gated community where the public does not 
have access to the road, except by express permission of 
the private owners.
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ASPHALT PAVEMENT 
WITH CATCH CURBS 
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ASPHALT PAVEMENT 
WITH CENTER SWALE 
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TYPES OF PAVEMENT DISTRESS
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Alligator or 
fatigue 
cracking

Dry Creek Road



TYPES OF 
PAVEMENT 
DISTRESS
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Raveling or 
edge cracking

Quiet Retreat



TYPES OF 
PAVEMENT 
DISTRESS
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Reflective 
Cracking

Legend Ridge



TYPES OF 
PAVEMENT 
DISTRESS
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Alligator Cracking
Aggregate Loss
Potholes

Dry Creek Road



TYPES OF 
PAVEMENT 
DISTRESS
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Rutting

Meadowdale Ct.



TYPES OF 
PAVEMENT 
DISTRESS
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PONDING 

QUIET RETREAT



CAUSES OF PAVEMENT DISTRESS AND 
EVENTUAL FAILURE
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�Water intrusion
�Inadequate pavement support
�Excessive wheel loading
�Weathering



A Vicious 
Cycle



PAVEMENT CONDITION INDEX (PCI)

20XX

�Pavement Condition Index (PCI) rates pavement 
health and condition on a scale of 0 to 100  

  PCI rating of 100 = a brand-new road
  PCI rating of 0 = a completely failed road
�PCI was developed in the 1970’s by M.Y. “Mo” 

Shahin, Ph.D of the U.S. Army Corps of Engineers 
for airfields, but was later adapted for roadway 
pavements. 

�PCI was formally adopted as a Nationally 
Accepted Standard (D6433-09) for roads and 
parking lots in the 1990s.

https://www.google.com/search?sca_esv=ec2e9b053eb14c18&cs=0&q=D6433-09&sa=X&ved=2ahUKEwjAlZ-i_6OPAxWwNUQIHf5qAZQQxccNegQIFBAB&mstk=AUtExfDMq_BmgZzI1A7ywwYcHUBWryBAUR2dj7R-mBmzxfhceW29W-tLB-IxR2aYApXkVCn-oNXdeLrUBFnik-tSyYtO70vFqu_YFeU97AQIiDghosckkz7sPeY4O0nLq0P8mRI&csui=3


PAVEMENT CONDITION INDEX (PCI)
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8/26/25



JOHNSON FARM
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CENTREBRIDGE
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HEATHER HILLS
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COUNTRYSIDE 
CONDOMINIUMS & 
COTTONWOOD PARK 
CONDOMINIUMS
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*** Common parking area not included



COTTONWOOD PARK WEST
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PEPPERTREE
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SOMERSET

20XX

*Doesn’t include Sawtooth Lane



SOMERSET ESTATES
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SPRINGHILL
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*Doesn’t include Sawtooth Lane



AUTUMN RIDGE
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WATERFORD

20XX



THE TROUBLE WITH LONGVIEW DRIVE
Used by:
Somerset
Somerset Estates
Springhill
Waterford
Autumn Ridge
The Cove

Other Examples:  Dry Creek Road, Meadowdale Drive



MORTON HEIGHTS
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OVERBROOK
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BRITTANY PLACE

0.35 MILES OF ROAD
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NIWOT MEADOW FARM
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NIWOT HILLS
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LEGEND RIDGE
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PENNY WISE, POUND FOOLISH
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THE HIGH COST OF NEGLECT …
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WHAT BOULDER COUNTY SAYS …
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INCLUSION (OR EXCLUSION) IN THE 
PROPOSED NIWOT PID ONCE ESTABLISHED

§ To be included (or excluded), Property Owners must file a petition 
with the Board asking for inclusion (or exclusion). 

§ In the petition, property owners should describe how they will or will 
not benefit from inclusion or exclusion. 

§ By signing the Petition, property owners are confirming that they 
want the thing they are asking for. 

§ Upon receipt of a Petition, the Board will schedule a public hearing 
and provide notice of the hearing to all interested parties.

§ The Board will then determine whether or not to grant the request 
for inclusion or exclusion.
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