
 

 

 
 
 
 
 

 
UNIVERSITY HILL COMMERCIAL AREA MANAGEMENT COMMISSION 

October 26, 2016 
4:00 – 6:00 p.m. 

1777 West Conference Room, 1777 Broadway 
AGENDA 

 
 

4:00 p.m. Roll Call      Staff 
 
4:00-4:05 Approval of the September 15, 2016 Meeting Minutes Board 
 
4:05-4:10 Public Comment 

 
4:10-4:20 Update on Hill Commercial Area Police Programs  Boulder Police Department 
 
4:20-5:20 District Access Discussion 

 HOP Refresh Update     Natalie Stiffler 
 UHGID Bike Parking Assessment   David Kemp 

     
5:20-5:30 Matters from Staff 

 
5:30-5:40 Matters from Commissioners    Board 

 Election of Chair/Vice Chair 
 

5:40-5:50 Action Summary      Staff 
 Items from September 15th Meeting 

 
5:50-6:00 Action Items      Staff 
 
6:00 p.m. Adjourn 

   
Attachments: Updated City of Boulder Community Profile;  
                       January – September 2016 Quarterly Financials  
          Sales and Use Tax Revenue Report – July 2016 
                       “The Value of Parking” Meeting Notes 
 
  

 
Commission Members 

Dakota Soifer, Chair  
Term ends: 2019 

 

Cheryl Liguori, Vice Chair  
Term ends: 2017 

 

Karen Gall 
Term ends:2018 

 

Robin Luff 
First Term: 2021 

 

Lisa Nelson 
Term ends:2020 

2016 Commission Priorities 
1. Support the proposed Hill hotel project 
2. Enhance district accessibility  
3. Promote community engagement 

Upcoming Meetings 
November 30, 2016 
December 28, 2016 

Staff Liaison 
Sarah Wiebenson, Hill Community Development Coordinator 

wiebensons@bouldercolorado.gov 

UHCAMC Charter 
The University Hill Commercial 
Area Management Commission 
(UHCAMC) is appointed by the 
Boulder City Council under 
B.M.C. Section 2-3-20 to advise 
on parking and related 
improvements in the University 
Hill General Improvement 
District (UHGID). The five 
members must consist of three 
district property owners and two 
at-large members.  All must be 
residents of the City of Boulder. 



CITY OF BOULDER, COLORADO 
BOARDS AND COMMISSIONS MEETING MINUTES 

 
NAME OF BOARD/COMMISSION:      UNIVERSITY HILL COMMERCIAL AREA 

MANAGEMENT COMMISSION 

 
NAME/TELEPHONE OF PERSON PREPARING SUMMARY:         Ruth Weiss – 303-413-7318 
NAMES OF MEMBERS, STAFF, AND INVITED GUESTS PRESENT: 
 
BOARD MEMBERS: SOIFER, LIGUORI, NELSON (left at 5:55 pm), GALL, LUFF (arrived 4:55 

pm) 
STAFF:  WEISS, CONNELLY, JOBERT, WIEBENSON, JASON FELL, CHERESE 

MONTGOMERY 
GUESTS:                      Toula Georgakopoulos – Taco Junkie; Jennifer Dzumba, Jake Hiersteiner –  
                                       Z2 Entertainment; Bill Elwood; Mark Heinritz – the Sink; Nancy  
                                       Blackwood – UHNA; John Pavelich- Hill Property Owner; Casey Schneider,  
                                       Hill Property Owner; Mary Taylor and Darren Durous – Russell + Mills  
                                       Design Studios

 
TYPE OF MEETING:                                        Regular Meeting                            September 15, 2016 

 
AGENDA ITEM 1 – Roll Call:  Meeting was called to order at 4:03 p.m. 

 
AGENDA ITEM 2 – Approval of the June 16, 2016 Meeting Minutes (see Action Item below). 

 
AGENDA ITEM 3 – Public Comment: Heinritz said comments were on track. 

 
AGENDA ITEM 4 – Discussion with Council Member Jane Burton: Commissioners introduced 
themselves to Burton. Burton gave a brief description of her presence at the meeting and commissioners gave 
feedback regarding their perception of interaction with council. Burton mentioned the support of council for 
the hill hotel and hill projects. Soifer questioned Burton on how to engage CU with the hill. Burton 
questioned funding for the district and asked commissioners about what should be focused. Liguori replied 
housing; Soifer transients. Burton would like meet with city housing and CU off campus housing people meet 
to discuss. Nelson mentioned Susan Stafford at CU. Liguori said that Boulder Community Health, the 
University and county resources should be sitting at the same table to discuss. Burton said that the city and 
CU has a good relationship but more needs to be done. Liguori concurred. Nelson mentioned a broader 
stakeholder investment. CU/City Oversight meetings were discussed. Burton asked if the commission would 
like a speaking role in council meetings when the Hill is on the agenda. Commissioners agreed. 

 
AGENDA ITEM 5 – Update on Hill Area Police Programs:  No participation.

AGENDA ITEM 6 – Event Street Design: Presentation and Design – Russell + Mills Design Studio:  
Wiebenson said there were three accepted proposals for the event street and mentioned an open house which 
took place in the spring. City staff perspective has been given and vetted. The final design will be presented. 
Fell said there was a lot of public process for this project and he gave some historical background. Fell 
continued that everything will be redesigned and the road will remain open, and looking for wider sidewalks. 
There will be more sense of location and a consultant has put the graphics together. Taylor and Durous, 
landscape architects, have been working on designs and three designs were presented to the commission. 
Taylor gave a presentation of the three designs and details on each. Option A: Living Streets, Option B: 
Garden Rooms and Option C: Functional Street.  Space needed was obtained by the elimination of 4 parking 
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spaces. Elements and products were discussed. Soifer commented that the barrier is great but the police and 
zoning need to determine if it is adequate. Fell said that operationally the car in the graphic would only go one 
way. Soifer also suggested review by the fire department. Fell mentioned that they have already met with 
them. Banner placement was discussed. Two removal bollards were mentioned along with Tivoli lighting. 
Soifer commented to use LED and to be economical with maintenance. Liguori questioned up lighting. Dark 
sky was mentioned. Heinritz questioned how the lights were suspended and street signage. Fell said the angle 
points would be street light poles installed with the project and there would not be any special signage. Kiosk 
is part of the gateway monument and would display the events on the hill. Stage would be a temporary 
installation. The functionality of the design was discussed. Soifer offered it was nice and mentioned the hotel 
being built and the alley way would be used by them. Wiebenson said that an alley master plan is currently 
being done by the city. Materials and features were presented. Irrigation was mentioned. Trees were discussed 
and those that are ash are being removed. Leveling the zone will need to occur. Taylor said grading is a 
challenge and it is steep in some spots and needs to be ADA compliant. Soifer suggested a sun shade option. 
Schneider commented on his use of shades and he was able to integrate it into light poles. Soifer questioned if 
bike parking has been addressed. Wiebenson said that this space is so small that bike parking areas are being 
investigated.  
Taylor discussed the travel lane and the steps that go into it, more functional than what is currently in. Liguori 
questioned the loading zone. Fell said that the loading zone issue still needs to be addressed. Luff questioned 
if other colleges were examined for a similar project to this one. Wiebenson mentioned that the city lights 
should be similar to the residential lighting poles. Soifer said that unique lighting is not necessary.   
Design feedback was sought. Liguori suggested some barrier to the parking and trash receptacle area. Heinritz 
offered that are we building a $2million dollar homeless shelter and how to deal with it should be 
incorporated into the plan. Liguori suggested a small sound system. Hiersteiner suggested have some 
amplification for events. Georgakopoulos mentioned the trash receptacles and its separation of items along 
with being bear proof.  

AGENDA ITEM 7 – Public Hearing and Consideration of a Motion to Recommend to City Council the 
Community Vitality 2017 Draft Budget: Jobert discussed the details of this years’ budget process.  
Everything in the budget is flat and must look at reallocating to move funds around. The Master Plan is a 
directive as well as living wage. There are no changes in the parking revenue and no increase in funding for 
2017. Gall asked about privatizing maintenance and it is not possible in the budget, per Jobert. Jobert added 
that this is just the budget for the commercial area. Wiebenson said the property owners are having a meeting 
at the end of the month and she will be bringing these items to them. Jobert said that the budget is 
conservative. Revenues were discussed. Jobert will get numbers to show the bump in revenue. Liguori 
attended 4 property owner meetings and quite a few property owners attended today, talking about ways to 
fund the commercial district. Nelson motioned to recommend to city council the Community Vitality 2017 
Draft Budget. Gall seconded and all commissioners were in favor. The motion passed 5- 0. 

 
AGENDA ITEM 8 – Matters from Commissioners: Wiebenson discussed moving the commission meeting 
time and said there is difficulty with room changes and dates. There is one Monday option and one 
Wednesday option. The fourth Wednesday of the month, is preferred time for the meeting. 10/26 is good.   
Wiebenson distributed the HOT team sheet to the commission. Discussion continued with Boulder residents 
who live outdoors that are looking for resources to get off the street and travelers who are a different 
definition. Foot patrol is helping with getting them to move along and it is helpful for retailers to call 
dispatch. Trujillo wants to attend commission meetings to hear how things are doing. 
Smith mentioned the Parking Priding Practitioners Panel on 9/28 and continued with the items of discussion 
for the meeting. Smith will have more information coming out soon.  

 
AGENDA ITEM 9 – Action Summary:   

 How agendas and meetings are organized. Call outs will be topic based.  
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 Police would like to attend to hear from the commission.   
 There is support for the hotel.  
 Focus of the next meeting will be on accessibility. 
 Liguori would like ADA accessibility addressed.  
 Grading of the event street. Schneider mentioned the event space in LA and its simplistic structure.  

Liguori questioned who is going to program events for the street?  
 Specifically invited to CU Oversight Meeting- January? 
 UHCAMC to have a voice for council on issues.  
 Meet with the student impact group and CU on housing off campus and their role in the commercial 

area. 
 Schneider and the CU Hill parking lot discussed. 
 Commissioners: Be in touch with your council members and drum to them about the hotel in hill., 

and have them focus on the 2016 priorities. 
 Community engagement and how do messages get out?  
 Luff wants to engage CU on the hill since students prefer to go to Pearl Street.    
 Schneider mentioned that there needs to be different tenant base.  
 Event street feedback sought.  

  
Meeting adjourned at 6:09 p.m.  

 
ACTION ITEMS: 
 

MOTION:   Liguori motioned to approve the June 16, 2016 meeting minutes.  Nelson 
                     seconded the motion and it passed 4 – 0 (Luff absent). 
 
         Nelson motioned to recommend to city council the Community Vitality 2017 Draft   
                     Budget. Gall seconded and all commissioners were in favor.  The motion passed 5-  
                     0. 

 
                      FUTURE MEETINGS: 

October 26, 2016                      1777 West Conference Room         Regular Meeting 
 

APPROVED BY:               UNIVERSITY HILL COMMERCIAL AREA 
MANAGEMENT COMMISSION 

     
 
       
Attest:                                                     
Ruth Weiss, Secretary              Dakota Soifer, Chair   
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51,132 Service Area Housing Units

All numbers are through 12/31/15 unless otherwise noted. The re-

verse page of this document provides more background & sources. 
1. City of Boulder Open Space and Mountain Parks
2. 2015 Estimate, City of Boulder Dept of Planning, Housing and 
Sustainability. See reverse page for more details. Job estimates for 
City includes Area I & Area III Annexations. Population and job 
estimates are rounded numbers.
3. Area I & II = Service Area
4.	Based	on	number	of	Certificates	of	Occupancy	issued	for	new	
housing units in the City of Boulder as of 12/31/15.
5.	2014	American	Community	Survey	(ACS)
6.	Apartment	Association	of	Metro	Denver	Vacancy	and	Rent	
Report.	Reflects	average	of	city	and	university	subareas.	
7. Information Real Estate Services, Boulder Area Realtors As-
sociation. Sale prices are for the city of Boulder. 
8.	Housing	Division,	Area	Median	Income	(AMI)	data	(3-person	
household).	AMI	data	is	for	the	Boulder	County	MSA. 
9.	Source	Boulder	Economic	Council		-	Market	Profile	2016.

BVCP Planning Areas
To	manage	growth	and	provide	urban	services	efficiently,	the	
Boulder Valley Comprehensive Plan designates three areas for long 
term planning:
1. Area I: Land within city limits, provided with urban services.
2. Area II: Unincorporated land in Boulder County, eligible for 
annexation and provision of urban services within the 15 year 
planning period of the BVCP.
3. Area III: Unincorporated land in Boulder County outside the 
Service Area, intended to remain rural in character. 

2005-2015 Non-Residential Square Footage Trends

104,263 Service Area Jobs



Updated 10-3-2016  

2016 Profile Background Information 
Changes from 2015 Community Profile  

1. Population Increased by 2034 – The city added an estimated 2,034 
residents in 2015, or a 1.9% increase from 2014.  The Boulder Valley 
Comprehensive Plan – 2015 Housing Unit, Population, and Employment 
Estimates and Projections Methodology provides more detail on how the 
city estimates current and future population. Note that the city’s 
population estimates include both housing units and group quarters 
populations (e.g., dormitories, sororities and fraternities, jail, skilled 
nursing facilities, and group home shelters)  

2. Housing Units Increased by 1.56%    . The city gained 648 housing units in 
2015. Note that the housing unit estimates are net figures and account 
for demolished housing units. The Boulder Valley Comprehensive Plan – 
2015 Housing Unit, Population, and Employment Estimates and 
Projections Methodology  provides more detail on how the city estimates 
the number of housing units. 

3.

4. Employment Estimates Decreased Due to a Revised Methodology - 
As part of the 2015 BVCP Major Update, the city worked with the 
University of Colorado Leeds School of Business to revise its 
employment estimates methodology to more accurately account for 
jobs located in the city. The Boulder Valley Comprehensive Plan – 2015 
Housing Unit, Population, and Employment Estimates and Projections 
Methodology provides more detail on this new methodology, and how it 
compares to previous methodologies and employment estimates. The 
2016 Community Profile reflects the “backcasted” employment numbers 
going back to 2001.    

5. Nonresidential Vacancy Rates Went Down – The vacancy rates for all 
nonresidential categories the city reports in the Community Profile went 
down. 

6. Nonresidential Land Use Categories Changed – the categories for 
Non-Residential Square Footage Trends changed in 2016. The purpose 
of the changes were to 1) address a need for more nuanced data by 
land use type; and 2) better define each land use category using and 
already established framework.  The Nonresidential Square Footage 
Source and Methodology section below summarizes the categories in 
more detail.  

7. Nonresidential Square Footage - The city gained (net and gross) new 
nonresidential square footage at a lower rate than the average annual 
gain over the last ten years when new University of Colorado square 
footage is excluded (see discussion of CU square footage in section 
below).  The city has averaged about 775,000 gross new square feet of 
nonresidential and about 600,000 net new square feet of nonresidential 
each year from 2005-2015, while in 2015 the city gained about 400,000 
square feet of gross new and 250,000 square feet of net new when 
demolitions are accounted for when CU’s approximately 775,000 square 
feet are excluded from the overall nonresidential square footage count.  
 

Commuting Estimates  

The City of Boulder commuting estimates are a labor force driven estimate, 
using a mixture of federal and local data sources, and a set of local and state 
assumptions and factors.  

The analysis begins with the estimated number of households in the city and 
develops a resident labor force estimate (the population of workers in the 
city) using a factor of 1.3 workers per household (State Department of Labor 
estimate).  

The city then uses the resident labor force estimate coupled with the current 
Community Survey (Table: 71 Question 24) results for the percent of Boulder 
residents that also work in Boulder. The 2014 Community Survey showed 
that 81% of Boulder residents also work in Boulder, or the resident labor 
force.  

The number of Boulder residents that also work in Boulder is then subtracted 
from the total employment estimate to arrive at the estimated nonresident 
employees, or incommuters.  

The 2013 State of the System Report provides additional information on 
incommuter and outcommuter estimates (see Figures ES-9, 3-6). 

Residential Rental Vacancy Rate Source and Methodology 

 

 

 

 

 

 

 

 

 

 

Nonresidential Square Footage Source and Methodology 

Nonresidential Analysis Methodology  
The city’s uses the Planning and Development Services database of building 
permits to identify nonresidential square footage trends by:  

1. Compiling a database of all issued nonresidential building permits 
that resulted in new square footage;   

2. Compiling a database of all issued demolition permits that resulted 
in a loss of nonresidential square footage;   

3. Assigning a land use category to each permit that either resulted in 
a gain or loss of nonresidential square footage; and 

4. Summarizing gross new and demolished nonresidential square 
footage by land use category.  

Nonresidential Analysis Land Use Categories  
For the 2016 Community Profile, the city used nonresidential land use 
categories that are defined in the Institute of Transportation Engineers (ITE) 
Trip Generation Manual, 9th Edition. The city uses this manual to evaluate 
land uses based on how many automobile trips are generated. The table 
below summarizes each of the land uses as used in the 2016 Community 
Profile.  

 

Other Nonresidential Square Footage Notes:  
Only new nonresidential square footage and demolished square 
footage for enclosed buildings are included (e.g., canopies, 
awnings, underground storage tanks, telecommunications towers, 
etc. are excluded).  
University of Colorado new square footage (source: CU Planning, 
Design & Construction April 2016).  CU demolition square footage 
is currently unavailable. 2005-2015 CU gross new square footage is 
approximately 2.6 million sq ft, or 22% of the city’s gross new public 
and institutional square footage for this period. 
Boulder Valley School District new square footage combined from 
2005-2015 (source: BVSD August 2015). 
The city does not have data on federal facilities, so the “Public and 
Institutional” land use category does not include any federal 
facilities. 

Major projects that impacted the new nonresidential square footage 
numbers in 2015 (as reported in the 2016 Community Profile) include: 

A 200,000 square foot parking garage to serve the Embassy Suites, 
Hilton, and office building at 1725 28th Street  
A 62,000 square foot office building at 4740 Pearl Street 
A 50,000 square foot Boulder Jewish Community Center 
 

ITE 
Code(s) 

Community Profile 
Nonresidential 
Land Use Category  

Institute of Transportation Engineers (ITE) Definition  

800-899; 
900-999 

Commercial  
Includes multiple related categories with different definitions in the 
Retail, Restaurant, and Service Categories.  See ITE manual for 
definitions of each.  

700-799 Office 

710 General Office Building: A general office building houses 
multiple tenants; it is a location where affairs of businesses, 
commercial or industrial organizations, or professional persons or 
firms are conducted. An office building or buildings may contain a 
mixture of tenants including professional services, insurance 
companies, investment brokers, and tenants services, such as a bank 
or savings and loan institution, a restaurant or cafeteria and service 
retail facilities.  

110-149; 
151-199 

Industrial  

110 Light Industrial: Light industrial facilities are free-standing 
facilities devoted to a single use.  The facilities have an emphasis on 
activities other than manufacturing and typically have minimal office 
space.  Typical light industrial activities include printing, material 
testing and assembly of data processing equipment.   

140 Manufacturing: Manufacturing facilities are areas where the 
primary activity is the conversion of raw materials or parts into 
finished products.  Size and type of activity may vary substantially 
from one facility to another.  In addition to the production of goods, 
manufacturing facilities generally also have office, warehouse, 
research and associated functions.   

150 Warehousing 150 Warehouses are primarily devoted to the storage of materials, 
but they may also include office and maintenance areas.  

500-599 
Public and 
Institutional 

Includes multiple related categories with different definitions.  See 
ITE manual for definitions of each. (examples include schools, places 
of worship, and government uses, but does not include hospitals) 

600-699 Medical 
Includes multiple related categories with different definitions.  See 
ITE manual for definitions of each (examples include a Hospital, 
Nursing Home, Clinic, or Animal Hospital/Veterinary Clinic)  

300-399 Lodging  

310 Hotel: Hotels are places of lodging that provide sleeping 
accommodations and supporting facilities such as restaurants, 
cocktail lounges, meeting and banquet rooms or convention 
facilities, limited recreational facilities (pool, fitness room), and/or 
other retail and service shops.  

Housing Costs Increased - City of Boulder median detached and 
attached home sales prices increased from 2013-2015 at a rate of 19% 
for detached homes and 15% for attached homes.  Median household 
income for Boulder County increased by 4% from 2013-2015

The residential vacancy rate from the Apartment Association of Metro 
Denver’s Apartment Vacancy and Rent Report for the city and university 
subareas.  Pages I-7 and I-8 of that report set forth the sources and 
methodology for these numbers that are based on survey information.  
The 2016 Community Profile repors a 4.4% residential rental vacancy rate 
that is the average of Quarters 1-4 for the city and university subareas
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