
 
 

 
 
 

TO: Members of Council 
FROM: Dianne Marshall, City Clerk’s Office 
DATE: December 3, 2013 

SUBJECT: Information Packet 
 

1. Call Ups 
  A.  Vacation of a 10,788 square foot portion of an existing drainage 

easement located along the north property line at 5555 Airport 
Boulevard (ADR2013-00194). 

 B. Vacation of a 2,570 square foot portion of a public utility easement 
located at 2584 Baseline Road (ADR2013-00161). 

 C. 1738 Pearl Site Review (LUR2013-00031) 
 

2. Information Item 
 A. Boulder Junction Implementation Status and TDM District Updates 

 
3. Boards and Commissions 

 A. Landmarks Board – October 2, 2013 
 B. Library Commission – October 2, 2013 
 C. Open Space Board of Trustees – November 13, 2013 
 D. Water Resources Advisory Board – August 19, 2013 
 E. Water Resources Advisory Board – September 30, 2013 

 
4. Declarations 

 A. Small Business Saturday November 30, 2013 
 
 

 
 



 
 

INFORMATION PACKET 
MEMORANDUM 

  
To: Members of City Council 
 
From:  Jane S. Brautigam, City Manager 
 Paul J. Fetherston, Deputy City Manager 
 David Driskell, Executive Director of Community Planning & Sustainability 
 Charles Ferro, Development Review Manager 
 Sloane Walbert, Planner I 
 
Date:   November 25, 2013 
 
Subject: Call-Up Item: Vacation of a 10,788 square foot portion of an existing drainage 

easement located along the north property line at 5555 Airport Boulevard  
(ADR2013-00194). 

 
 
EXECUTIVE SUMMARY: 
The applicant requests vacation of the southerly twenty five feet of an existing fifty-foot drainage 
easement located at 5555 Airport Blvd. (refer to Attachment D for exact location). The fifty-foot 
drainage easement was dedicated as part of the Lakecentre Subdivision, recorded  
November 14, 1990. The current industrial tenant on the property would like to locate tanks and 
other mechanical systems within the area of easement to be vacated to better support their 
manufacturing process. It has been determined by city staff that the fifty-foot drainage easement is 
oversized for drainage on the property and there is no public need for the portion of easement to be 
vacated. The proposed vacation was approved by staff on November 14, 2013. There is one 
scheduled City Council meeting on December 3, 2013 within the 30 day call-up period. 
 
CODE REQUIREMENTS:  
Pursuant to the procedures for easement vacations set forth in subsection 8-6-10(b), B.R.C. 1981, 
the city manager has approved the vacation of a 10,788 square foot portion of an existing drainage 
easement. The date of final staff approval of the easement vacation was November 14, 2013 (refer 
to Attachment E, Notice of Disposition). This vacation does not require approval through 
ordinance based on the following criteria:  
 

• It has never been open to the public; and 
• It has never carried regular vehicular or pedestrian traffic.  

 
The vacation will be effective 30 days later on December 16, 2013 unless the approval is called up 
by City Council.  



FISCAL IMPACTS: 
None identified. 
 
COMMUNITY SUSTAINABILITY ASSESSMENTS AND IMPACTS:  
• Economic: None identified. 

 
• Environmental: None identified.  
 
• Social: None identified.  
 
BACKGROUND: 
The subject property is a large 193,306 square foot lot located north of and adjacent to Airport 
Boulevard, south of Boulder Municipal Airport (refer to Attachment A, Vicinity Map). The 
property is located in the Industrial - Manufacturing (IM) zone district and is encumbered by a 
fifty-foot drainage easement running east-west along the north property line (please refer to 
Attachment B, Site Plan). The easement was originally dedicated as part of the Lakecentre 
subdivision plat in 1990. The proposed vacation will maintain twenty five feet of drainage 
easement on the property’s northern boundary. An existing drainage swale will be contained 
within the remaining portion of easement. The applicant has demonstrated that the area of the 
remaining easement can support the drainage planned for the swale. 
 
The current tenant, Agilent Technologies, would like to relocate an existing containment tank and 
sump to the northeast corner of property, within the area of easement to be vacated. Given that 
there is no public need for the easement for which it was intended, failure to vacate the requested 
portion of easement would cause hardship to the property owner by limiting the development 
potential of the property.  
 
ANALYSIS:  
Staff finds the proposed vacation of a 10,788 square foot portion of an existing drainage easement 
consistent with the standard set forth in subsection (b) of section 8-6-10, “Vacation of Public 
Easements”, B.R.C. 1981. All agencies having an interest in the easement have indicated that no 
need exists, at present or in the future, for that portion of the easement to be vacated. Staff has 
determined that no public need exists for the portion of easement to be vacated due to the fact that 
a separate easement has been dedicated for public utilities on the property. 
 
No vacation of a public easement shall be approved unless the approving agency finds that: 
 
    1. Change is not contrary to the public interest. 

    2. All agencies having a conceivable interest have indicated that no need exists, either 
in the present or conceivable future, for its original purpose or other public purpose. 

    3. Consistent with the Comprehensive Plan and Land Use Regulations. 

    a. Failure to vacate the easement would cause a substantial hardship to the use of the 
property consistent with the Comprehensive Plan and Land Use Regulations; or 

Agilent Technologies is interested in relocating an existing containment tank and 
sump to the northeast corner of property to better serve their manufacturing 
process. Given that the existing drainage easement is oversized for the purpose for 



which it was dedicated, the easement reservation unnecessarily limits the 
development potential of the property. All drainage will be accommodated in the 
remaining portion of easement. There is no public need for the easement. 

 N/A  b. Would provide a greater public benefit than retaining the property in its present 
status. 

 
PUBLIC COMMENT AND PROCESS:  
Notice of the vacation will be advertised in the Daily Camera within the 30 day call up period. 
Staff has received no written or verbal comments adverse to the vacation.  
 
NEXT STEPS:  
If the requested vacation is not called up by City Council then the Deed of Vacation (Attachment  
C) will be recorded. If the requested vacation is called up, and subsequently denied, the applicant 
will be limited to development on the property outside of the easement area. 
 
ATTACHMENTS: 
Attachment A:   Vicinity Map 
Attachment B:   Site Plan 
Attachment C:   Deed of Vacation 
Attachment D:  Exhibit A 
Attachment E:  Notice of Disposition 
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INFORMATION PACKET 
MEMORANDUM 

  
To: Members of City Council 
 
From:  Jane S. Brautigam, City Manager 
 Paul J. Fetherston, Deputy City Manager 
 David Driskell, Executive Director of Community Planning & Sustainability 
 Charles Ferro, Development Review Manager 
 Sloane Walbert, Planner I 
 
Date:   November 25, 2013 
 
Subject: Call-Up Item: Vacation of a 2,570 square foot portion of a public utility easement 

located at 2584 Baseline Road (ADR2013-00161). 
 
 
EXECUTIVE SUMMARY: 
The applicant requests vacation of a 2,570 square foot portion of a public utility easement located 
at the Basemar Shopping Center (refer to Attachment D for exact location). The easement was 
dedicated to the City of Boulder as a Grant of Easement, recorded September 4, 1984, to 
accommodate water services to the shopping center. Whole Foods is remodeling the store at this 
location and is proposing to construct a new entry vestibule that will conflict with the subject 
easement. All water meters previously located in the subject easement have been relocated within a 
new easement or abandoned. There is no public need for the portion of easement to be vacated 
because a separate 6,646 square foot easement has been dedicated for public utilities that serve this 
portion of the property (Rec. no. 03341536). The proposed vacation was approved by staff on 
November 12, 2013. There is one scheduled City Council meeting on December 3, 2013 within the 
30 day call-up period. 
 
CODE REQUIREMENTS:  
Pursuant to the procedures for easement vacations set forth in subsection 8-6-10(b), B.R.C. 1981, 
the city manager has approved the vacation of a 2,570 square foot portion of a public utility 
easement. The date of final staff approval of the easement vacation was November 12, 2013 (refer 
to Attachment E, Notice of Disposition). This vacation does not require approval through 
ordinance based on the following criteria:  
 

 It has never been open to the public; and 
 It has never carried regular vehicular or pedestrian traffic.  

 



The vacation will be effective 30 days later on December 12, 2013 unless the approval is called up 
by City Council.  
 
FISCAL IMPACTS: 
None identified. 
 
COMMUNITY SUSTAINABILITY ASSESSMENTS AND IMPACTS:  
 Economic: None identified. 

 
 Environmental: None identified.  
 
 Social: None identified.  
 
BACKGROUND: 
The subject property is located south of and adjacent to Baseline Road, east of Broadway, in a 
Business - Community 2 (BC-2) zone district (refer to Attachment A, Vicinity Map). The existing 
Whole Foods grocery store on the property would like to remodel the tenant space and construct a 
new 223 square foot entry vestibule (refer to Attachment B, Site Plan). The proposed work 
includes upgrades to the exterior façade of the building and sidewalk and accessibility 
improvements. The proposed entry vestibule is located in the area of easement to be vacated. 
 
The property is encumbered by a large utility easement, which was dedicated to accommodate 
water services to the shopping center (please refer to Attachment A, Vicinity Map). During review 
of the proposed improvements to the Whole Foods store it was discovered that a portion of water 
line located west of the store was not located in the utility easement. In order to address this issue, 
a new utility easement has been dedicated (see Reception no. 03341536). Additionally, six water 
meters servicing the adjacent stores were either relocated within the new easement or abandoned. 
There are currently no encroachments into the portion of easement to be vacated. Given that there 
is no public need for the easement for which it was intended, failure to vacate the requested portion 
of easement would cause hardship to the property owner by limiting the development potential of 
the property.   
 
ANALYSIS:  
Staff finds the proposed vacation of a 2,570 square foot portion of an existing utility easement 
consistent with the standard set forth in subsection (b) of section 8-6-10, “Vacation of Public 
Easements”, B.R.C. 1981. All agencies having an interest in the easement have indicated that no 
need exists, at present or in the future, for that portion of the easement to be vacated. Staff has 
determined that no public need exists for the portion of easement to be vacated due to the fact that 
a separate easement has been dedicated for public utilities on the property. 
 
No vacation of a public easement shall be approved unless the approving agency finds that: 
 
    1. Change is not contrary to the public interest. 

    2. All agencies having a conceivable interest have indicated that no need exists, either 
in the present or conceivable future, for its original purpose or other public purpose. 

    3. Consistent with the Comprehensive Plan and Land Use Regulations. 



    a. Failure to vacate the easement would cause a substantial hardship to the use of the 
property consistent with the Comprehensive Plan and Land Use Regulations; or 

Whole Foods is interested in making significant improvements to the store located 
in the Basemar Shopping Center, including a new entry vestibule. The portion of 
easement to be vacated is not necessary because all utilities are accommodated in a 
recently dedicated utility easement or in the remaining portion of easement. No 
public need exists for the portion of easement to be vacated. 

 N/A  b. Would provide a greater public benefit than retaining the property in its present 
status. 

 
PUBLIC COMMENT AND PROCESS:  
Notice of the vacation will be advertised in the Daily Camera within the 30 day call up period. 
Staff has received no written or verbal comments adverse to the vacation.  
 
NEXT STEPS:  
If the requested vacation is not called up by City Council then the Deed of Vacation (Attachment  
C) will be recorded. If the requested vacation is called up, and subsequently denied, the applicant 
will be limited to development on the property outside of the easement area. 
 
ATTACHMENTS: 
Attachment A:   Vicinity Map 
Attachment B:   Site Plan 
Attachment C:   Deed of Vacation 
Attachment D:  Exhibit A 
Attachment E:  Notice of Disposition 
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INFORMATION PACKET 
MEMORANDUM  

To: Members of City Council 
 
From:  Jane S. Brautigam, City Manager 
 Paul J. Fetherston, Deputy City Manager 
 David Driskell, Executive Director of Community Planning + Sustainability 
 Charles Ferro, Development Review Manager 
 Elaine McLaughlin, Senior Planner 
 
Date:   November 13, 2013 
 
Subject:   Call-Up Item:  1738 Pearl Site Review (LUR2013-00031)  

 
EXECUTIVE SUMMARY 
 
On Nov. 7, 2013, the Planning Board approved with conditions (5-1, Young opposed, Gray recused) the 
above-referenced application as provided in the attached Notice of Disposition (Attachment A), finding 
the project consistent with the Site Review criteria of Land Use Code section 9-2-14(h), B.R.C. 1981.  
Approval of the application would permit a three story, 38-foot tall addition to an existing two story 
building, both at the rear of the building and as infill into an existing surface parking lot on the 21,000 
square foot lot located in the DT-2 (Downtown -2) zoning district. The proposed application includes 
requests for three stories where two are allowed by-right. The application also includes modifications for 
the rear yard setback and the third story side yard setback adjacent to a street.  The hearing was based on a 
call-up of the disposition of approval from an Administrative Site Review.  
 
The Planning Board decision is subject to City Council call-up within 30 days concluding on  
Dec. 9, 2013.  There is one City Council meeting within this time period for call-up consideration on  
Dec. 3, 2013.  The staff memorandum of recommendation to Planning Board and other related 
background materials are available on the city website for Planning Board, follow the links: 
www.bouldercolorado.gov  A to Z Planning Boardsearch for past meeting materials planning 
board201311.7.2013 PB Packet. 

 
BACKGROUND 
 
The site is currently occupied by a two-story, 35 foot, L-shaped building that surrounds a surface 
parking lot on the corner of 18th and Pearl streets.  While the building was built in 1949, there have 
been alterations, additions, and improvements to the building over the years.  The site currently 
contains three first floor restaurants: Frasca Food and Wine, Pizzeria Locale, and the Caffe.           



There are also several other commercial uses in the rear portion of the building including a stationary 
store, a medical marijuana business, and a banner graphics company.  
 
Land Use.  The Boulder Valley Comprehensive Plan land use for the site is Regional Business with 
the intent as follows,  

“Within these areas are located the major shopping facilities, offices, financial institutions, and 
government and cultural facilities serving the entire Boulder Valley and neighboring 
communities. These areas will continue to be refurbished and upgraded and will remain the 
dominant focus for major business activities in the region.” 

 
Zoning.  The DT-2 zoning district is defined within the Land Use Code as follow:  

 “A transition area between the downtown and the surrounding residential areas where a wide 
range of retail, office, residential, and public uses are permitted. A balance of new 
development with the maintenance and renovation of existing buildings is anticipated, and 
where development and redevelopment consistent with the established historic and urban 
design character is encouraged.” 

 
The DT-2 zoning district permits a by-right height of 38 feet, but requires administrative Site Review 
for a request of three stories where two stories is by-right.    The planned use for  the upper stories is 
large floor plate office space in response to the low, four percent vacancy rate for office space of  
5,000 square feet and greater within downtown Boulder. The ground level space will be used as retail 
or restaurant space. 
 
Downtown Urban Design Guidelines.  The site is located within the area defined in the Downtown 
Urban Design Guidelines as the Non-Historic area as well as the Interface Area.  A weblink to the 
guidelines is found on line at www.bouldercolorado.gov A to Z boards-commissionsbdab. The 
intent of the Non-Historic Area is noted on page 13 of the guidelines: 
 

 “The Non-Historic Area offers unique opportunities for design options and creation of variety 
in building forms.  A focus on pedestrian activity and attention to massing, scale and alignment 
of building features are important design considerations.” 
 

Among the goals for the Non-Historic District noted in the guidelines are to be, 
 

 “visually interesting, stylistically appropriate, compatible in scale and character” 
 “Create pedestrian interest at the street level” 

 
The intent of the Interface Area, noted on page 41 of the guidelines, is as follows: 
 

“composed of the blocks that link the core of the downtown to the surrounding residential 
neighborhoods.  This area requires special design sensitivities that must be addressed when 
commercial buildings are located adjacent to residential areas. 

 
Among the objectives and guidelines for the Interface Area are: 
 



 Encourage sensitive site, building and streetscape design that emphasizes a clear distinction 
between both commercial and residential areas. 

 Maintain the diversity in building type and size and respect the adjoining residential character 
that is important to the area. 

 In general, construct buildings of three stories or less. 
 

Surrounding Context.  The adjacent zoning districts of MU-3 (Mixed Use – 3), DT-5 (Downtown – 
5) and RMX-1 (Residential Mixed – 1) all permit buildings of 38 feet and three stories by-right.  There 
are one-, two-, and three-story buildings located within a two block area of the site, including within 
the Residential High – 2 (RH-2) zoning district to the south and east of the site where there is a five 
story residential building at Walnut and 20th streets.  As shown in the photo in Figure 1, directly across 
Pearl Street is a single story bicycle shop, across the alley to the south are one and two story office 
buildings along with an approved three story, 38-foot tall residential building at the corner of 17th and 
Walnut streets.  As shown in Figure 2, across Pearl to the northeast is a three story mixed use building 
with ground floor retail and residential above and directly across 18th Street to the east is a three story 
residential building.   
 
 

 

Figure 2:  Across Pearl Street to the north and east (left) and across 18th Street to the east (right), both within MU-3  
zoning district where three stories and 38 feet height (as proposed) are the by-right standards. 



Figure 4:  Perspective Rendering of Proposed Addition 

Proposed Project.  As shown in Figure 3, the proposed project would infill the existing parking lot 
with a 38-foot tall, three-story building.  The addition is also planned to wrap around the existing 
building at the rear of the site adjacent to the alley.  The ground floor adjacent to Pearl Street is 
proposed to be a restaurant or retail use with the rear of the building adjacent to the alley, proposed as 
a 19-space structured parking area.  The second and third stories are intended as large floor plate office 
space.  Figure 4 illustrates a perspective sketch as seen from the intersection of 18th and Pearl streets.  
The existing portion of the building where the three existing restaurants are located is proposed only 
for several simple cosmetic improvements as part of the application.   
   
The building is designed with three projecting building bays, one on the corner and along 18th Street 
and one in a transition to the existing building along Pearl Street.  Entry vestibules are located within 
the first floor of these projecting bays.  The third floor is stepped back consistent with the intent of the 
guidelines, and an outdoor balcony space is created on the second story, by this setback.  The proposed 
materials include red brick, exposed steel beams, and stucco accents within the projecting bays.   
 

.    

 
 
  
 
 
 
 
 
 
 
 
 
 
 
 

Figure 3:  Comparison of Existing Building and Parking on Left to Proposed Building on Right 

Pearl Street Pearl Street 



Along the Pearl Street frontage, adjacent to the existing building, an eight foot building set back is 
proposed in deference to the existing Frasca Food and Wine restaurant space.  Adjacent to the 
intersection corner, it is planned to be further set back by 19 feet to accommodate an outdoor dining 
patio.  Any future restaurant would be required to apply for a Use Review given the outdoor patio 
space, and the location and size within 500 feet of a residential zoning district.  Therefore, any 
operating characteristics of a future restaurant will have input of the surrounding neighborhood, 
adjacent tenants, as well as staff findings of consistency with the Use Review criteria. 
 
Public Comment and Participation.  Required public notice for Site Review was given in the form 
of written notification mailed to all property owners within 600 feet of the subject site.  A total of 271 
property owners were notified twice:  first when the application was received and a second mailing 
was sent for notification of the Good Neighbor Meeting.  The Planning Board hearing date was posted 
in the Daily Camera on Oct. 27, 2013 and on Nov. 3, 2013 and the public notification sign was posted 
on the property for at least 10 days, per the public notification requirements of Section 9-4-3, B.R.C. 
1981. In addition, there was also an article published in the Daily Camera on Nov. 3, 2013 detailing 
the proposed project and indicating the date and time of the Planning Board Hearing.  
 
During the review process, staff received seven comment letters from five different community 
members, two community members sending two separate letters.  Most of the comment letters 
articulated concerns about the planned three stories as well as concerns that parking in the area would 
be impacted by the proposed project.  A comment letter from a citizen representative of a group, 
referring to themselves as the “Coordinating Committee of Patrons of Frasca” articulated concerns 
about impacts to Frasca Food and Wine from a potential restaurant that could go into the proposed first 
floor space, as well as from construction impacts.  Staff also received a letter from the attorney for 
Frasca Food and Wine who indicated concerns about visibility of the restaurant from Pearl Street with 
the addition, and concern about access into the restaurant. The letter also indicated concerns about the 
application not meeting the review criteria and guidelines.  A comment letter was also received that 
listed a number of properties in the downtown that are available to lease, noting that there wasn’t a 
need for additional office space in the downtown.  Staff also had a phone conversation with another 
neighbor who expressed concern about the height and the parking.   
 
Although not required to do so by code for a Site Review application, the applicant held a Good 
Neighbor meeting on July 22, 2013 where there were five attendees.  A third party facilitator directed 
the proceedings of the meeting to ensure all participants were given an opportunity to comment or ask 
questions and transcribed the discussion onto a flipchart that was then provided to staff as a summary.  
Comments were primarily related to concerns about the size of the three stories of the building, one 
attendee articulated concerns about the potential for views blocked from their residential balcony, and 
several attendees expressed concerns about residents not being able to park in the area where existing 
on-street parking spaces are often full. 
 
Design Advisory Board Review.  The Design Advisory Board (DAB) reviewed and discussed the 
application on May 8, 2013 at a regularly scheduled DAB meeting and provided the applicant with 
recommended changes to an original building configuration.  A written summary of the DAB review 
specific to each applicable design guideline within the Non-Historic and Interface areas of the 
downtown was provided by the DAB chair.  The applicant implemented the DAB and staff 
recommendations related primarily to removal of second floor balconies to simplify the building.    



PLANNING BOARD HEARING 
 
Planning Board Public Comment. At the Planning Board hearing on Nov. 7, 2013, two members of 
the public spoke to the item.  The first was a citizen representative from a group, the “Coordinating 
Committee of Patrons of Frasca” who had also sent a letter and indicated concerns about potential 
impacts to the restaurant from construction and from any future restaurants that may locate into the 
proposed ground floor space adjacent to the restaurant.  The second commentor was an attorney 
representing Frasca who indicated his client’s concerns about removal of the private dining room 
access that was part of the lease agreement between the property owners and Frasca, and expressed 
concerns that the new addition would impinge on the ability to see the restaurant from westbound 
Pearl Street. 
 
Applicant Presentation at Planning Board. During the hearing, the applicant addressed neighbor 
concerns about potential impacts to Frasca acknowledging the importance of their building’s tenant. 
The applicant also indicated that the front portion of the building was intentionally set back from the 
corner in deference to Frasca’s entry and primarily to ensure visibility to the restaurant, as well as to 
provide outdoor patio space for the addition.  It was also acknowledged by the applicant that specific 
efforts were made to engage the restaurant operators in the design process.  The applicant offered a 
refined building entrance with a vestibule into the restaurant to Frasca ownership if so desired.  The 
applicant also noted that an alternative design has been created for the site of a 38-foot tall, two-story 
building that could be constructed entirely by-right. 

 
Planning Board Deliberation.  At the hearing, the board discussed following key issues:  

 consistency of the proposed project with the Site Criteria and Downtown Urban Design 
Guidelines including the proposed setback modifications and plans for energy efficiency;  

 the planned three stories in context and surroundings; and 
 the need for additional landscaping and screening for the structured parking, adjacent to the 

public right of way along 18th Street. 
 

The board also discussed other issues including the by-right alternative described by the applicant of a 
two-story, 38 foot tall building.  The board noted that the by-right approach would have equivalent 
mass and scale to a three-story building but would not be as efficient in the use of that mass and scale.  
The board also noted that the building had undergone review from the Design Advisory Board and that 
the Site Review process three story result was preferable to a by-right, two-story plan. 

 
The board discussed the concerns brought up during public comment by the community member about 
potential impacts to Frasca, as well as the concerns brought up by the attorney for Frasca Food and 
Wine.  In particular, the board discussed the potential impacts to Frasca’s visibility and noted that the 
front setback did allow visibility of the restaurant from Pearl Street. The board discussed the issue 
posed by the attorney about Frasca’s private dining entrance, as detailed within the lease agreement 
between the property owners and Frasca, and discussed if there was a means either through BVCP 
policy or through Site Review criteria to address the concerns.  As advised by the City Attorney, there 
is no legal basis to consider private agreements or leases as a part of the Site Review criteria or BVCP 
policies.  The board requested that the applicant continue the dialog with Frasca Food and Wine 
representatives to come to an agreement on the best approach to the issues of access as well as 
construction impact mitigation.  



SUMMARY OF ANALYSIS 
 
In approving the application, the Planning Board found that the proposal to be consistent with the Site 
Review criteria of the Land Use Code subsection 9-2-14(h), B.R.C. 1981 and Design Guidelines, 
because: 
 
1. The proposed project’s massing, scale, design and materials are compatible with the 

surrounding context where three stories exist in a varied context.   
 

2. The proposed project meets the Site Review Criteria for pedestrian oriented building design.   
 

3. The application is consistent with the Downtown Urban Design Guidelines for the Non-
Historic area for the following reasons: 

 
a. The proposed third story is planned to step back from the face of the building from eight to 

fifteen feet, and is already setback on the corner, as is recommended in the guidelines.  
 

b. The building will maintain a human scale with use of standard brick, and provision of 
pedestrian interest on the first and second stories that will remain the same. 
 

c. There is an appropriate traditional rhythm to the proposed building’s fenestration particularly 
on the first floor where a repetition or sequencing of visual interest for the pedestrian is critical. 
At the rear of the building, where the structured parking is located, there are architectural 
screens to burnish the appearance of the parking area.   
 

d. The proposed building also utilizes other traditional building features including first floor 
display windows with a kick plate and transom windows, patterning of upper story windows, 
and a sign band along the front of the building.  
 

e. The proposed building is consistent with guideline 2.4.C. which recommends the floor to floor 
heights:  14 feet for the ground level and up to 12 feet for the upper stories as shown in Figure 5. 

4. The application is consistent with the Downtown Urban Design Guidelines for the Interface 
area for the following reasons: 

 

Figure 5:  Floor to Floor Heights Consistent with the Guidelines 
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a. The proposed project is consistent with guideline 3.1 which states,  
 “In general, construct building of three stories or less. Create a height transition by locating taller portions of 

buildings toward downtown, or Pearl Street, and lower portions located toward surrounding residential areas.”   
 
 While the site backs up to the DT-2 zone, toward the south and east across the alley and across 

18th street is the RH-2 zoning district where three stories is the by-right standard and where 
there are a number of three story buildings.  However, in response to the guideline, the building 
does transition in height at the alley from three to two stories as shown in Figure 6.   

 
 
 
 
 
 
 
 
 
 
 

 
b. The proposed project is consistent with guideline 3.2 which states, “Create Attractive Rear Alley 

Facades on Buildings Facing Toward Residential Areas.” 
 
The rear of the building faces an existing office building. However, the overall 
appearance of the alley façade will be greatly improved from the existing condition as  

Figure 7:  South Alley Elevation in Comparison to Existing Building (above) 

Figure 6:  The 18th Street Elevation Steps Down to Two Stories at the 
R

Alley Pearl Street 



5. The parking on-site helps to address concerns from residential neighbors nearby who 
indicated concerns about losing the on-site parking and impacts to on-street parking.  The 
findings indicate that while the site is located within the Central Area General improvement 
District (CAGID), where parking is not required for non-residential uses, the provision of 19 
vehicle parking spaces and19 long-term bike parking spaces within the proposed building’s 
first floor adjacent to the alley provides for future building users.   

 
6. The proposed setback modifications for the first and second floor at the rear and alley 

building face were found to be consistent in the urban context and given the third story 
setback from the alley. 
 

7. The proposed third story setback modification along 18th Street from 15 feet to seven feet is 
consistent for the urban context and the relatively narrow building site.   

 
CONCLUSION 
 
By a majority vote (5-1, Young opposed, Gray recused), the Planning Board agreed with the staff 
analysis and approved the application with conditions.  Consistent with the land use code section 9-4-
4(c), B.R.C. 1981, if the City Council disagrees with the decision of the Planning Board, it may call up 
the application within a 30-day call up period which expires on Dec. 9, 2013, and with one City Council 
meeting during that time, it may consider this application for call-up at its Dec. 3, 2013 public meeting. 

 
ATTACHMENTS: 
 
A. Planning Board Notice of Disposition dated Nov. 7, 2013 
B. Project Plans and Written Statement 

 
 
 
 
 
 



Attachment A: Planning Board Notice of Disposition dated Nov. 7, 2013 

 
CITY OF BOULDER PLANNING BOARD 

NOTICE OF DISPOSITION 
 
You are hereby advised that on November 7, 2013 the following action was taken by the Planning 
Board based on the standards and criteria of the Land Use Regulations as set forth in Chapter 9-2, 
B.R.C. 1981, as applied to the proposed development. 
 
DECISION:      APPROVED WITH CONDITIONS      
PROJECT NAME:    1738 PEARL STREET  
DESCRIPTION:    SITE REVIEW for the infill of an existing surface parking lot with a 3-story 

addition to an existing building to a by-right height standard of 38 freet.  
A new parking structure will be constructed within the first level of 
existing building at the rear.  The following modifications to land use 
standards are approved: 

       Section 9-7-1, “Schedule of Form and Bulk Standards,” B.R.C., 1981:   
- 3 stories when only 2 are allowed by right 
- 3rd floor setback of 8’ to 17’ feet; 15’ is by-right 
- Rear yard setback:  0 where 15’ is by-right 

 
LOCATION:     1738 PEARL ST  
COOR:       N03W05  
LEGAL DESCRIPTION: Lots 1 and 2 and Fractional Lot 3, Block 72, East Boulder, according to 

the Corrected Enlarged Plat of East Boulder and Fractional Lot 3, Block 
72, BOULDER, County of Boulder, State of Colorado 

APPLICANT:     J  NOLD MIDYETTE  
OWNER:      1738 Pearl Street, LLC 
APPLICATION:     Site Review, LUR2013-00031 
ZONING:      DT-2   
CASE MANAGER:   Elaine McLaughlin 

  VESTED PROPERTY RIGHT: NO; the owner has waived the opportunity to create such right 
under Section 9-2-19, B.R.C. 1981. 

 
This decision may be called up before the City Council on or before December 9, 2013.  If no call-up 
occurs, the decision is deemed final thirty days after the Planning Board's decision. 
 
FOR CONDITIONS OF APPROVAL, SEE THE FOLLOWING PAGES OF THIS DISPOSITION. 
 
IN ORDER FOR A BUILDING PERMIT APPLICATION TO BE PROCESSED FOR THIS PROJECT, A 
SIGNED DEVELOPMENT AGREEMENT AND SIGNED FINAL PLANS MUST BE SUBMITTED TO 
THE PLANNING DEPARTMENT WITH DISPOSITION CONDITIONS AS APPROVED SHOWN ON 
THE FINAL PLANS, IF THE DEVELOPMENT AGREEMENT IS NOT SIGNED WITHIN NINTY (90) 
DAYS OF THE FINAL DECISION DATE, THE PLANNING BOARD APPROVAL AUTOMATICALLY 
EXPIRES. 
 
Pursuant to Section 9-2-12 of the Land Use Regulations (Boulder Revised Code, 1981), the applicant 
must begin and substantially complete the approved development within three years from the date of 
final approval.  Failure to "substantially complete" (as defined in Section 9-2-12, Boulder Revised Code 
1981) the development within three years shall cause this development approval to expire. 



 
At its public hearing on November 7, 2013 the Planning Board approved the request with the following 
motion: 
 
On a motion by A. Brockett, seconded by J. Putnam, the Planning board voted 5-1 (M. Young opposed; C. 
Gray recused), to approve Site Review #LUR2013-00031 incorporating the staff memorandum except that the 
Site Review Criteria Checklist attached to the staff memo as Attachment A shall be substituted with the 
Attachment A, Site Review Criteria Checklist, that was provided as a handout during the meeting as findings of 
fact, and subject to the following recommended conditions of approval with the following addition to condition 
3.a.: The screen for parking shall be continuous from the floor to the top of the entrance of the parking garage to 
create a complete visual barrier.  

   
On a motion by S. Weaver and seconded by B. Bowen, the board voted 6-0 (C. Gray recused) to recommend 
that the applicant reduce the amount of parking spaces provided in the garage so as to provide for more open 
public exterior space on Pearl Street. 

 
CONDITIONS OF APPROVAL 

 
 1.  The Applicant shall ensure that the development shall be in compliance with all approved 

plans dated 10-8-2013 on file in the City of Boulder Planning Department, except to the extent that 
the development may be modified by the conditions of this approval. 

 
2.  The Applicant shall comply with all previous conditions contained in any previous approvals, 

except to the extent that any previous conditions may be modified by this approval, including, but 
not limited to, the following: Development Agreement recorded in the records of the Boulder County 
Clerk and Recorder at Reception No. 2602976 on July 1, 2004. 

 
3.  Prior to a building permit application, the Applicant shall submit a Technical Document Review 

application for the following items, subject to the approval of the City Manager: 
 

a. Final architectural plans, including materials and colors, to insure compliance with the intent 
of this approval and the architectural intent shown on the elevation plans dated 10-8-2013. 
The screen for parking shall be continuous from the floor to the top of the entrance of the 
parking garage to create a complete visual barrier.  

 
b. A detailed landscape plan, including size, quantity, and type of plants existing and proposed; 

type and quality of non-living landscaping materials; any site grading proposed; and any 
irrigation system proposed, to insure compliance with this approval and the City's landscaping 
requirements. Removal of trees must receive prior approval of the Planning Department. 
Removal of any tree in City right of way must also receive prior approval of the City Forester. 

 
c.  Final transportation plans meeting the City of Boulder Design and Construction Standards 

for all transportation improvements. These plans must include, but are not limited to: plan and 
profile drawings, signage and striping plans in conformance with Manual on Uniform Traffic 
Control Devices (MUTCD) standards, transportation details drawings, and geotechnical soils 
report. 

 
4.  Prior to a building permit application, the Applicant shall submit a Technical Document Review 

application for the following items, subject to approval of the City Manager: 
 

a.  The building permit application for each building shall show that each building meets the 
energy efficiency requirements of the 2012 International Energy Conservation Code 
(IECC) as locally amended. Should the building permit application be filed prior to the effective 
date of the 2012 IECC in the City of Boulder, the building permit application for each building 
shall show that (1) the building exceeds the energy efficiency requirements of 
ANSI/ASHRAE/IESNA Standard 90.1 – 2010 Energy Standard for Buildings Except for Low- 

Attachment A: Planning Board Notice of Disposition dated Nov. 7, 2013



Attachment A: Planning Board Notice of Disposition dated Nov. 7, 2013



31‐May‐13
 

WRITTEN STATEMENT 
1738 Pearl Street Site Review  

 
 

Existing Project Description: 
 
The existing building at 1738 Pearl Street is composed of a two story above grade (including partial 
mezzanine level) mixed use building with retail, and office use.   There are 13 surface parking spaces at 
the corner of 18th and Pearl Streets. 
 

 The existing building consists of:  
 

    Lot area:    21,132 square feet       
    Floor area:    25,475 square feet     
          Ground Level:            12,890 
          Mezzanine Level:        5,850       
          Second Level:            6,735   
    FAR:      allowable:            1.5:1 (31,698 s.f.)       

actual:              1.21:1 (25,475 s.f.) 
    Parking:    Surface Parking:          13 Spaces 
 
 

Project (Proposed) Description:    
18,309 square foot third floor addition – height modification 
 
1738 Pearl Street proposes a core and shell addition of 16,525 square feet to the existing 25,475 square 
feet of retail and office space for a total of 42,000 square feet of retail and office space.  The proposed 
new core and shell construction will replace 13 existing surface parking spaces at the corner of 18th and 
Pearl Streets, and will provide 25 “within structure” parking spaces along the southern portion of the 
site adjacent to the alley between Pearl and Walnut Streets.  The project team has worked to ensure 
that the proposed design is consistent with Downtown Boulder Urban Design Guidelines, and have 
incorporated feedback and recommendations provided by City staff at pre‐application and BDAB 
meetings into the proposed design.  This collaborative process has resulted in a building that is 
compatible with the character of Pearl Street through the repetition of traditional features, strong 
articulation of building corners, appropriate height and alignment with existing buildings, and the 
maintenance of a human scale for pedestrians at street level.  
 

 The existing building plus proposed new construction will consist of:  
 

    Lot area:    21,132 square feet       
    Total Floor area:                42,000   
    Ground Level:      11,500   
    Mezzanine Level:         300   
    Second Level:      17,400             
    Third Level:      12,800                  
                             FAR:  allowable:   2.0:1    actual:  1.99:1  
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 Floor Area Ratio Increase:  Per section 9‐8‐2(e)(3)(A), B.R.C. 1981: “In the DT‐2 district, the 
maximum FAR additional components floor area consisting of either residential floor area, 
parking within the principal building or detached garages that is not including the FAR 
calculation is 0.5 FAR.”   

 
The project is proposing that the existing surface parking at the corner of Pearl and 18th streets 
be replaced with 24 “within‐structure” parking spaces per the attached proposed site plan in 
order to achieve the FAR increase of 0.5 as referenced above.  The existing allowable FAR for DT‐
2 is 1.5 to 1, or 31,698 sq. feet for this site.  With the FAR increase for parking, the new FAR 
would be 2.0:1, or 42,264 s.f.   The proposed 42,000 square feet of floor area is less than the 
maximum allowable FAR of 42,264.   

 

 Number of Stories:  Per table 7.1 for DT‐2 zoning, the allowable height is two stories with a 
maximum height of 38’.  The project is proposing a maximum height of 38’ with three stories, 
and as such is requesting a modification of the allowable number of stories through 
administrative review. 

 

Landscaping Notes: 
The project team met with Patrick Bohin of the City Forestry Department to discuss the condition of the 
street trees in the right‐of way on 18th and Pearl Streets.  The proposed site/landscape plan has been 
designed per his recommendations as follows: 

 the 16” caliper Honeylocust tree on Pearl Street will be preserved  

 The 24” caliper Red Oak on 18th Street will be preserved.   

 All other trees along 18th street will be removed, and will be replaced by 3 new 2.5” caliper 
Honeylocust trees in a mulched planting strip. 

 
    

General Criteria for all Site Review Applications 
 

I.  Boulder Valley Comprehensive Plan: 
A. How is the proposed site plan consistent with the purposes and policies of the Boulder Valley 

Comprehensive Plan?   
 Sustainability:  The redevelopment of 1738 Pearl Street aims to improve both the environmental and 

economic sustainability of the site.  The project is being designed as a high‐performance building 
incorporating a comprehensive approach to sustainable design.  The design incorporates both passive 
and active systems in order to achieve a very high‐level LEED certification.  Economically, the project 
aims to increase the amount of high‐quality retail and office space available in Downtown Boulder.  
Previous projects, such as the 1600 Pearl Street 3rd Floor addition have assisted in attracting 
prominent companies to Boulder, such as the natural foods company Smart Balance (now known as 
Boulder Brands) through the addition of high‐quality retail and office space in the Downtown Boulder 
area.  The project also hopes to negotiate the expansion of Frasca restaurant within the proposed 
additional retail space.  Frasca is a nationally renown restaurant, and it has been noted that Frasca’s 
continuing success is of great economic benefit to the City of Boulder. 
 

 Encouragement of compact, contiguous development and a preference for infill and land 
redevelopment as opposed to sprawl:  1738 Pearl Street aims to redevelop and infill an existing 
Urban Downtown Boulder site with the goal of maximizing the allowable density while discouraging 
sprawl through the following measures: 
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 The project is taking advantage of a 0.5:1 increase in FAR for “within‐structure” parking, 
which increases the allowable FAR from 1.5:1 to 2.0:1.  

 The project is proposing a three story building within the maximum allowable height of 
38 feet for this zone in order to meet the maximum allowable FAR. 

 The project is replacing an existing surface level parking lot on a prominent downtown 
corner of Pearl Street, replacing it with new corner retail and office space and nearly 
twice the existing number of parking spaces provided as “within structure parking” 
towards the alley at the south end of the site. 
 

 Provision of quality urban spaces:  The project aims to improve the urban quality of the site by infilling 
the existing surface parking lot at a prominent corner in Downtown Boulder with a more appropriate 
building which reinforces the architectural language of the Downtown Boulder district.  This is 
accomplished through the use of traditional building materials, appropriate height, mass, and scale, 
and maintaining a human scale at the street level.  
 

       B.   How is the proposed site plan consistent with relevant density criteria?  
 N/A – there are no residential units in the project. 
 

II.   Site Design 
Projects should preserve and enhance the community’s unique sense of place through creative 
design that respects historic character, relationship to the natural environment, and its physical 
setting.  Projects should utilize site design techniques which enhance the quality of the project.  In 
determining whether this subsection is me, the approving agency will consider the following factors: 
 

A. Open Space:  Including without limitation, parks, recreation areas, and playgrounds: 
1. How is useable open space arranged to be accessible and functional? 

Proposed open space along pearl (corner of 18th and Pearl) is adjacent to public right of way, and will 
be used for seating for adjacent restaurant retail use, while “alley parks” are adjacent to the alley 
and supply open areas for retail, restaurant, and office tenants.   
 

2. How is private open space provided for each residential unit?   
N/A – there are no residential units in the project.  
 

3. How does the project provide for the preservation of natural features, including 
healthy long‐lived trees, terrain, significant plant communities, threatened and 
endangered species and habitat, ground and surface water, wetlands, riparian 
areas, and drainage areas?  
Project has attempted to preserve as many of the existing trees on the property as possible, including 
a 16” caliper honeylocust and a 24” caliper red oak. 

 
4. How does the open space provide a relief to the density, both within the project 

and from surrounding development? 
The project provides outdoor terrace seating and open space where possible.  

5. How does the open space provide a buffer to protect sensitive environmental 
features and natural areas?  N/A 

 

6. If possible, how is open space linked to an area‐ or city‐wide system?  N/A 
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B.   Open Space in Mixed‐Use Developments: N/A – no residential units exist in project. 
 

C.   Landscaping: 
1. How does the project provide for aesthetic enhancement and a variety of plant and 

hard surface materials, and how does the selection of materials provide for a 
variety of colors and contrast, and how does it incorporate the preservation or use 
of local native vegetation where appropriate? 
The project includes a combination of existing trees to be preserved as well as new trees and shrubs.  
Existing trees have been preserved where possible based on recommendations by the city forester.  
Trees to be preserved include a 24” caliper Red Oak, and a 16” caliper Honeylocust.  A variety of 
planting materials have also been selected, including Mugho Pne and Artemesia.   
 

2. How does the landscape and design attempt to avoid, minimize, or mitigate 
impacts to important native species, plant communities of special concern, 
threatened and endangered species and habitat by integrating the existing natural 
environment into the project? 
N/A there are no native, threatened, or endangered species of concern at the site.  
 

3. How does the project provide significant amounts of plant material sized in excess 
of the landscaping requirements of sections 9‐9‐12 and 9‐9‐13 “Landscaping and 
Screening Requirements,” and “Streetscape Design Standards,” B.R.C. 1981? 
The project has proposed new street trees with 2.5” caliper (larger than the minimum requirement of 
2” caliper) spaced between 20‐30’ as recommended by the City Forester.  All shrubs are 5 gal. as per 
section 9‐9‐12. 

 
4. How are the setbacks, yards, and useable open space along public rights‐of‐way 

landscaped to provide attractive streetscapes, to enhance architectural features, 
and to contribute to the development of an attractive site plan?  
The applicable open space throughout the site is paved with appropriate unit pavers (brick), planted 
with native landscaping where possible, and located such that they either receive a combination of 
both sun and shade, and/or views to Pearl Street.   
 

D.  Circulation: N/A to a Downtown CAGID district single building project 
 

E.  Parking: N/A to a Downtown CAGID district single building project 
 

F.  Building Design, Livability, and Relationship to the Existing or Proposed Surrounding 
Area 
1. How are the building height, mass, scale, orientation, and configuration compatible 

with the existing character of the area or the character established by an adopted 
plan for the area?    
1738 Pearl’s building height, mass, and scale have been employed so as to respect the scale and 
proportions of existing architecture of Downtown Boulder, and to respond to the Downtown Boulder 
Urban Design Guidelines.  The building utilizes traditional materials and detailing found throughout 
Downtown Boulder, maintains appropriate height and alignment with adjacent buildings, and an 
appropriate human scale at street level.  The corners of the building are articulated through strong 
vertical elements, with primary importance placed on the corner of 18th and Pearl streets.  These 
strong vertical elements also create an interesting syncopation on the façades, while emphasizing 
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building entrances.  In this way, clarity is given to ground floor entrances and overall building 
massing, while embracing the rhythm and scale of the traditional architecture of Downtown Boulder. 
 

2. How is the height of building in general proportion to the height of existing 
buildings and the proposed or projected heights of approved buildings or approved 
plans for the immediate area? 
1738 Pearl’s proposed height of 38 feet is within City of Boulder standards, and this conforms to 
general proportion, height, and scale of existing architecture. 
 

3. How does the orientation of buildings minimize shadows on and blocking of views 
from adjacent properties? 
1738 Pearl Street is stepped back from the southwest corner of 18th & Pearl Streets.  This intersection 
is to the northeast of the building, and is the direction most dramatic shadows will be cast.  Due to 
the step back, even on the annual day of greatest solar shading (December 21st), adjacent properties 
will receive very little if any shading.   

 

4. If the character of the area is identifiable, how is the project made compatible by 
the appropriate use of color, materials, landscaping, signs, and lighting? 
1738 Pearl will make use of brick, which reinforce the existing character downtown district.  Metals, 
paint colors, and stuccos will also relate existing context.  Vertically emphasized window 
patterns/shapes on the 2nd floor will carry the local feel of vertical emphasis up through the building.  
Recesses at entrances also carry the identity established from existing surrounding architecture. 
 

5. How do buildings present an attractive streetscape, incorporate architectural and 
site design elements appropriate to a pedestrian scale, and provide for the safety 
and convenience of pedestrians? 
An attractive streetscape with wide sidewalks, plantings, and appropriate curb cuts and ramps 
provide for enjoyable and safe use of sidewalks by pedestrians.  Recessed openings at building 
entrances give a visual cue to pedestrians on where to approach, and this will conveniently pull 
pedestrians into the space.   
 

6. To the extent practical, how does the project provide amenities and planned public 
facilities? 
1738 Pearl contains off street parking that is easily accessible but shielded from streetscape with 
architectural details including a low wall and columns.  Bike parking has also been included within 
the garage for tenant convenience.  Outdoor terrace seating is shown for lower retail space to make 
the streetscape a more enjoyable environment. 
 

7. For residential projects, how does the project assist the community in producing a 
variety of housing types, such as multifamily, townhouses, and detached singly 
family units as well as mixed lot sizes, number of bedrooms, and size of units? 
There are no residential units in the project and therefore this item is not applicable. 
 

8. For residential projects, how is noise minimized between units, between buildings, 
and from either on‐site or off‐site external sources through spacing, landscaping, 
and building materials? 
There are no residential units in the project and therefore this item is not applicable. 
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9. If a lighting plan is provided, how does it augment security, energy conservation, 
safety, and aesthetics? 
Not applicable to a Downtown CAGIN district single building project. 
 

10. How does the project incorporate the natural environment into the design and 
avoid, minimize, or mitigate impacts to natural systems? 
Not applicable to a Downtown CAGID district single building project. 
 

11. How are cut and fill minimized on the site, and how does the design of buildings 
conform to the natural contours of the land, and how does the site design minimize 
erosion, slope instability, landslide, mudflow or subsidence, and minimize the 
potential threat to property caused by geological hazards? 
Not applicable to a Downtown CAGID district single building project. 
 

 
G.  Solar Siting and Construction: N/A – no residential units exist in project 
 

H.  Additional Criteria for Poles Above the Permitted Height:  N/A – no residential units exist in 
project 
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Midyette Architects, P.C.
1426 Pearl Street, Suite 201
Boulder, CO. 80302

TEL: (303) 443-9960
FAX: (303) 443-9920
Contact: J Nold Midyette

Boulder Engineering
2430 Broadway Street, Suite 301
Boulder, CO. 80304

TEL: (303) 444-6038
FAX: (303) 442-1172
Contact: Jerry Novotny, P.E.

Boulder Engineering
2430 Broadway Street, Suite 301
Boulder, CO. 80304

TEL: (303) 444-6038
FAX: (303) 442-1172
Contact: Jerry Novotny, P.E.

Boulder Engineering
2430 Broadway Street, Suite 301
Boulder, CO. 80304

TEL: (303) 444-6038
FAX: (303) 442-1172
Contact: Jerry Novotny, P.E.

Joe Nicol, P.E.
3640 Longwood Ave.
Boulder, CO. 80305

TEL: (303) 517-0281
Contact: Joe Nicol
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INFORMATION PACKET 
MEMORANDUM 

  
To: Members of City Council 
 
From:  Jane S. Brautigam, City Manager 
 Paul J. Fetherston, Deputy City Manager 
 Tom Carr, City Attorney 
 Maureen Rait, Executive Director of Public Works 
 David Driskell, Executive Director of Community Planning and Sustainability 
 Tracy Winfree, Director of Public Works for Transportation 
 Molly Winter, Director of Downtown and University Hill Management 

Division/Parking Services 
 David Gehr, Deputy City Attorney 
 Kathy Haddock, Senior Assistant City Attorney 
 Jeff Yegian, Acting Manager, Housing Division 
 Alex May, Transportation Project Manager 
 Noreen Walsh, Senior Transportation Planner 
 Elaine McLaughlin, Senior Planner 
 Trish Jimenez, Senior Financial Manager 
  
Date:   December 3, 2013 
 
Subject: Information Item:  Depot Square and Boulder Junction update 
  
 
EXECUTIVE SUMMARY 
Boulder Junction, specifically the Depot Square development and revitalization project, has been 
and will continue to be a unique partnership between developers and the city as a property owner 
and regulator. This information item is to provide City Council with updates on the Depot Square 
development, status of key public improvements, and other private development activity that is 
occurring in the Boulder Junction area.    
 
FISCAL IMPACT 
Work on these efforts is included in the city’s work plan and budget. 
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COMMUNITY SUSTAINABILITY ASSESSMENTS AND IMPACTS 
• Economic:  The Depot Square project will promote a diverse and sustainable economy by 

housing a 150-room hotel; RTD bus transit station; shared parking structure; 71 affordable 
residential units; the renovated and reused Boulder Jaycees Depot; and transportation 
infrastructure to support the new development with an emphasis on pedestrian, bike and 
transit facilities.    

 
• Environmental:  Along with new transportation infrastructure, an aggressive travel demand 

management plan has been required. All new construction must also meet the City of 
Boulder’s energy code requirements. 

 
• Social:  The 71 new residential units within the Depot Square project will provide affordable 

housing. The transit-oriented development promotes ease of mobility for a broad range of 
people. 

 
BACKGROUND 
The Depot Square development includes a mix of transit, permanently affordable housing, hotel 
and commercial activities, and a civic plaza south of the Boulder Jaycees Depot. The integrated, 
mixed-use development has a number of common facilities that will serve all users of the site, 
such as a plaza and public parking garage. This development is located north of Pearl Parkway, 
between 30th Street and the BNSF Railroad, and east of the new Junction Place right of way. 
Attachment A provides a vicinity map of the project.   
 
In 2001, Boulder Junction began as a City Council initiative to partner with RTD to acquire a 
transit anchor in the Boulder Valley Regional Center, years prior to the passage of RTD’s 
FasTracks program. A site selection study in 2001 identified the 11.24-acre Pollard Friendly 
Motor Company property at 30th Street and Pearl Parkway as the preferred location for the transit 
facility and council directed staff to negotiate the purchase. In 2004, council approved the 
purchase of the site using housing and transportation funds. This purchase came with the 
expressed purpose of designing and constructing a “transit-oriented development” that would be 
located near high-frequency transit service and provide a mix of housing types, including a 
“significant level” of affordable housing. Of the approximately eight acres of land originally 
purchased by the city, 5.5 acres were leased to Pollard Friendly Motor Company until October 
2014. RTD purchased the remaining 3.2 acres of the site.   
 
On Nov. 8, 2011, council approved a motion granting the city manager authority to enter into a 
development agreement and lease for the city-owned Boulder Jaycees Depot, and the 
conveyance of property into the proposed condominium association at Depot Square. On Feb. 
21, 2012, council received an update on the Boulder Junction Phase I Implementation Plan and 
the city’s proposed financing mechanisms for the Boulder Junction Access General Improvement 
District’s portion of the parking garage and the affordable housing at Depot Square. On April 17, 
2012, council approved a motion granting the city manager authority to approve and execute a 
cooperation agreement with the Boulder Junction Access General Improvement District-Parking 
(BJAD-P).  Also on April 17, 2012, council approved a motion to authorize the city manager as 
ex officio general manager of the BJAD-P to approve and execute all documents necessary to 
purchase 100 parking spaces in the parking structure.   
 
STATUS UPDATES 
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Depot Square Closings 
 
Depot Square will be a mixed-use project that includes a full-service underground RTD bus 
facility, a 71-unit affordable housing project, a hotel, structured public parking for the Boulder 
Junction Access General Improvement District, and accessory parking for the housing, RTD, 
hotel, and Boulder Jaycees Depot uses. Since the Planning Board approved this project in 
October 2011, the various development entities have continued to work together to get the 
project under construction. There were a great number of agreements necessary to create the 
public-private partnership for the Depot Square development. 
 
A series of closings for the project was completed on July 26, 2013. The public parties included 
the City of Boulder, RTD and the Boulder Junction Access General Improvement District. The 
private parties include Pedersen Development; 3001 Pearl, LLC; Hyatt Hotels; Adolfson and 
Peterson Construction; and Great Western Bank. There were 40 documents executed for these 
closings, including deeds, covenants, declarations and loan documents.  The closing documents 
included some of the highlights listed below. 
 
• The city finalized the subdivision plat and agreement approval for the Depot Square 

development. This reconfigured the three lots on the property, included the dedication and 
construction of Junction Place, and defined developer contributions towards key public 
improvements and other projects. Additionally, a number of easements were either released 
or granted that were necessary to prepare the site for development.  

 
• In addition to the city subdivision process, the portion of the property east of Junction Place 

was further subdivided through the use of a Colorado common interest community, often 
referred to as a condominium. RTD and the city sold land to the developer, who placed it into 
the common interest community. The condominium includes units for the bus facility, hotel, 
affordable housing, parking, and the Boulder Jaycees Depot. Each of the units includes 
parking units that will be built in the parking garage and wrapped by the affordable housing. 
The common interest community declaration and map were executed to provide legal 
descriptions for the units and how the various units will be operated together. The 
declaration, together with the Depot Square Owners Association Bylaws deal, established the 
relationship among the unit owners in terms of operation and maintenance of the various 
units and the common areas.  

 
• Immediately upon creation of the condominium units, the RTD Unit bus facility and 

associated parking was conveyed to RTD, the Depot Unit and associated parking was 
conveyed to the city, and the BJAD-P Parking Unit was conveyed to the city for BJAD-P.  
As a result of those conveyances, RTD, the city and BJAD-P are part of the Depot Square 
Owners Association. 
 

• The unit owners Association also needed to be created. The Depot Square Owners 
Association is a nonprofit corporation that is responsible for taking care of the common 
elements. It also includes the governance requirements for how decisions are made with 
regard to the common interest community including the plaza area.  Members of the board 
include representatives of the unit owners. The association documents define rules related to 
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conduct of board meetings, voting standards, rules related to officers and employees, and 
other organizational details. 
 

• There is a parking purchase agreement and associated loan documents, the Boulder Junction 
Access General Improvement District agreed to purchase a parking unit within the parking 
garage over time.  Also, to guarantee this arrangement, there is a cooperation agreement 
between the city and the general improvement district where the city agrees to make up the 
difference between revenues and purchase obligations, to be repaid by the general 
improvement district in later years as revenues increase and stabilize. 

 
• A parking management agreement for Depot Square describes how the parking garage will 

be jointly used by the various unit owners. It follows a set of principles establishing that, to 
the maximum extent possible, all parking should be shared, unbundled and managed (fee-
based). The owners association will determine the entity that will be primarily responsible for 
operating and maintaining the garage. The intent of the agreement is to create a seamless 
parking management system that will serve the needs of the public and all of the unit owners. 
Public paid parking will be offered by BJAD-P for the spaces it owns, as well as any other 
spaces that other unit owners determine to pool for public parking. 

 
• A document memorializing the amendment to the Pollard Friendly Motor Company lease 

was finalized in early February 2013 and later recorded. Due to Pollard Friendly Motor 
Company's cooperation, a significant amount of land was released from the Pollard Friendly 
Motor Company leasehold area (originally 5.5 acres, amended to 4.3 acres) that will allow 
some of the redevelopment efforts associated with the Depot Square development and several 
key public improvements (the Pearl Parkway multiway boulevard, Junction Place bridge at 
Goose Creek, and pocket park grading/path) to occur early and concurrent with the 
development of the east side of the property.  

 
• Part of the redevelopment effort is to put the Boulder Jaycees Depot to a beneficial use. 

There is an agreement with Pedersen Development to rehabilitate the Boulder Jaycees Depot 
building in exchange for the ability to sublet the building to an operator such as a restaurant. 
The City of Boulder has already approved the alteration certificate for the renovations and 
the work is expected to be completed in compliance with all city historic preservation 
guidelines.  

 
• There are also numerous documents related to the creation of permanently affordable rental 

housing on the property. The city has pledged $5.4 million of affordable housing funds to be 
used to construct 71 permanently affordable units on the property. In order to implement that 
objective, the city entered into an affordable housing agreement with 3001 Pearl, LLC, the 
developer, and provided the permanent affordability housing covenant recorded at closing. 
There are also a number of financial agreements such as a promissory note and deed of trust.  
At the closing, the city paid the developer the first payment of the $5.4 million for 
predevelopment activities associated with the affordable housing portion of the project.   
Progress payments will be made during the course of construction of the affordable housing 
portion of the development. 

 
• Finally, there are a number of deeds and instruments associated with ensuring that all of the 

associated land transactions have been completed.  
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The closing documents are available for council and public review in the City of Boulder 
Records Archive at bouldercolorado.gov/central-records/document-archive. 
 
Depot Square Construction Status 
 
Adolfson and Peterson Construction is under contract to construct the RTD bus facility, the 
parking garage, multifamily housing, and site improvements, including Junction Place. A right-
of-way and grading permit was issued for this project in late July 2013. Construction of the 
dewatering system at the RTD bus facility began on Aug. 5, 2013, and excavation for the bus 
facility and site grading started on Aug. 26, 2013. Exporting excavated materials will continue 
into early November 2013, and foundation construction is anticipated to immediately follow 
once the bus facility building permit is issued. Utility, site work, and above-ground structure 
work will proceed starting in approximately May 2014, following completion of the below-grade 
portions of the bus facility. Other building permits for the Depot Square project are in the final 
stages of the review process.   
 
As part of the Depot Square project, a Hyatt Place hotel is being constructed by Milender White 
Construction Company. Foundation work for the hotel is anticipated to begin in early November 
2013.  
 
During the September 2013 flooding, the excavation that had been initiated for the construction 
of the bus box filled with floodwaters. Combined with elevated groundwater levels and related 
dewatering system issues, this caused a three week delay in construction activity. The entire 
Depot Square project has an anticipated completion date of early 2015.  
 
Pollard Lease  
 
When the city purchased the Pollard Friendly Motor Company property on the northeast corner 
of 30th Street and Pearl Parkway in October 2004, the city leased a portion of the property back 
to Pollard Friendly Motor Company through Oct. 30, 2014. The term may be extended for two 
years in the event that Pollard Friendly Motor Company decides to exercise an option to 
purchase a 6.6-acre parcel of land attached to the Municipal Service Center (often called the 
Yards) that has frontage on Pearl Parkway. The city has contractual obligations to have the 
Pollard Friendly Motor Company property prepared for development by the end of the 10-year 
leasehold period.   
 
The lease agreement between the city and Pollard Friendly Motor Company was amended in 
February 2013. It reduced the size of the Pollard Friendly Motor Company leasehold area from 
5.5 acres to 4.3 acres to allow for the construction of Junction Place and several key public 
improvements, including the Pearl Parkway multiway boulevard, the Junction Place bridge at 
Goose Creek, and rough grading and path improvements in the future pocket park. It also 
formalized boundaries for some previous work that had been completed to construct a path ramp 
from the sidewalk on 30th Street down to the Goose Creek bike path.    
 
Pollard Friendly Motor Company has not yet exercised the option to purchase the Yards 
subdivision parcel east of the Pearl Parkway auto dealerships. Representatives of Pollard 
Friendly Motor Company have been in discussions with city planning staff to explore options 
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associated with relocating to that property, as was anticipated in the lease agreement for the 30th 
Street and Pearl Parkway property and option agreement to purchase the 6.6-acre parcel of land 
at the city Yards. During the next year, staff expects to work collaboratively with Pollard 
Friendly Motor Company as it prepares the Yards parcel for sale, as contemplated in the 
agreements that were entered into as part of the purchase of the Pollard Friendly Motor Company 
property at 30th Street and Pearl Parkway. Staff will provide future updates to council as these 
discussions continue to explore options for the future use and development (or sale) of the city-
owned site. 
 
Access General Improvement Districts – Parking and Travel Demand Management (TDM) 
 
To realize the goals of the Transit Village Area Plan and create a transit-oriented development, 
two general improvement taxing districts were created in 2010: a parking district and a travel 
demand management (TDM) district. They were named the Boulder Junction Access General 
Improvement District-Parking (BJAD-P) and Boulder Junction Access General Improvement 
District-TDM (BJAD-TDM). Currently, there are two major projects under construction in the 
districts, a multi-building apartment complex at 3100 Pearl and the Depot Square project. 3100 
Pearl is a 319-unit rental project developed by MKS Residential, LLC and built by its 
construction company, Reylenn Construction Inc.  
 
At the beginning of 2014, the BJAD-TDM will be issuing Eco Passes and subsidized bike- and 
car-share memberships to residents of 3100 Pearl. A payment in lieu of taxes (PILOT) agreement 
defines how the owners of the properties will pay for the initial TDM programs prior to the tax 
collection, and the first payment is due as a condition of the city’s issuance of a certificate of 
occupancy. The Depot Square project is scheduled for completion in early 2015, including a 
parking garage that is a public-private partnership between the developer, RTD, the city and 
BJAD-P.  
 
Key Public Improvements 
 
There are a number of key public improvements under construction, or soon to be under 
construction, in the Boulder Junction area. The status of the projects is listed below. 
 
• South Side of the Pearl Parkway Multiway Boulevard (30th Street to BNSF Railroad) – 

This 2011 Capital Improvement Bond-funded project is constructing the multimodal 
streetscape improvements on the south side of Pearl Parkway from 30th Street to the 
Burlington Northern Santa Fe (BNSF) railroad. Improvements between 30th Street and 
Junction Place were completed and opened to the public on Oct. 28, 2013.  
 
Construction on the south side of the Pearl Parkway multiway boulevard was minimally 
affected by the September 2013 flooding. The precipitation forced a temporary work 
shutdown between Sept. 9 and 15. 
 
The new traffic signal at Pearl Parkway and Junction Place is complete and anticipated to be 
operational in mid-to-late November 2013, in conjunction with tenant occupation of the 
western building of the 3100 Pearl apartments. Improvements between Junction Place and 
the railroad tracks will be completed by the spring of 2014 to coordinate with the completion 
of the remaining portions of the private development at 3100 Pearl.  
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• Junction Place Bridge at Goose Creek – This bond-funded project will construct a new 

bridge linking Junction Place on the north and south sides of Goose Creek, as well as 
complete area path connections to the Goose Creek path. Construction is expected to begin in 
early November 2013 and be completed in the fall of 2014.   

 
• North Side of the Pearl Parkway Multiway Boulevard and Multi-use Path Project (30th 

Street to Foothills Parkway) - This federal grant-funded project will complete the north half 
of the multiway boulevard from 30th Street to the BNSF railroad and a multi-use path from 
the railroad to Foothills Parkway. Extensive waterline, sanitary sewer and major drainageway 
improvements are included in the project, including some to facilitate the development of 
Depot Square and future Boulder Junction redevelopments. Construction is expected to begin 
in mid-to-late November 2013 and be completed in the fall of 2014. Work over late fall and 
winter 2013 will focus on utility and major drainageway box culvert construction.   

 
• US 36 Managed Lane/Bikeway Project – A design-build project under the oversight of the 

Colorado Department of Transportation (CDOT) is underway and scheduled to be completed 
in two phases. This Eisenhower-era highway overhaul is reconstructing aging bridges and 
pavement, improving safety, and adding one managed lane in each direction, as well as a 
bikeway. Phase 1 (Pecos to 88th streets) is under construction and scheduled for completion 
by the end of 2014. Phase 2 (88th Street to Table Mesa Drive) will go to financial close with a 
private concessionaire and construction is scheduled for completion by the end of 2015. The 
highest-priority use of the managed lane is Bus Rapid Transit (BRT), which will have two 
end-of-line stations in Boulder, one at Depot Square and the other at the Boulder Transit 
Center at 14th and Walnut streets. BRT service is scheduled to begin in January 2016. 

 
Other Private Development Activity 
 
There are several other properties within Boulder Junction that are in various stages of the 
planning review and development process. The properties are primarily located within the mixed 
use (MU-4) and high-density residential (RH-6) zoning districts.   
 
The construction at 3100 Pearl is well underway and completion of the 319-unit apartment 
complex in four separate buildings is scheduled for a phased completion, starting in fall 2013 and 
continuing through early summer 2014. Located directly across Pearl Parkway from Depot 
Square, the property will primarily be residential, with ground floor retail and a fitness facility. 
The 5.12-acre site also has below-grade parking and on-site recreational amenities. The project is 
completing the first section of the new street, Junction Place, south of Pearl Parkway and also 
fronts onto the Pearl Parkway multiway boulevard.  The buildings are designed to address the 
street with front door access to the units, intended to activate the streetscape and help establish a 
pedestrian orientation for the area. 
 
North and west of the proposed Junction Place bridge at Goose Creek, along the northern 
planned extension of Junction Place, is a small urban-style apartment building (known as The 
Lofts at Boulder Junction) developed by Coburn Development that has received final site review 
approval. Proposed as a three-story, 22,850 square-foot building with 16 attached apartment 
units and tuck-under parking at the rear of the site, the building is designed to have front doors 
that face the street in a zero lot line configuration to help activate this portion of Junction Place. 
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Technical document and building permit reviews are anticipated in late 2013/early 2014. The 
city has received no formal submittals for the remaining two undeveloped Steel Yards lots across 
from this site, abutting the east side of Junction Place.   
 
A property located at 3085 Bluff St., west of the former Sutherlands Lumber property and north 
of the Steel Yards, completed concept plan review in January 2013 for a 100 percent 
permanently affordable residential project. An application for site review has not yet been 
received and the developer, Element Properties, is working to assemble financing.   
 
Representatives for the former Sutherlands Lumber property, located at 3390 Valmont Rd. and 
within the mixed use (MU-4) zoning district, have submitted a pre-application and discussed 
possible redevelopment of that property with a concept plan application submittal forthcoming.   
 
City-owned Site at 30th Street and Pearl Parkway 
 
The city continues to own 5.45 acres total at 30th Street and Pearl Parkway and leases 4.3 acres 
of the property to Pollard Friendly Motor Company as described above. The 1.15-acre difference 
is a result of the: 
   
• Existing multi-use path access ramp from 30th Street to the Goose Creek path; 
• Proposed pocket park, and related improvements; and 
• Junction Place easements. 
 
During the July 31, 2012 study session discussions of the Update on Boulder Junction and the 
city-owned site at 30th and Pearl streets, City Council indicated an interest in reevaluating the 
potential uses of the site in light of the city’s goals for Boulder Junction and the realization of 
nearby development projects. Staff will propose a planning process for the site once the timing of 
its availability for development is more concrete.   
 
NEXT STEPS 
 
Staff will continue to provide necessary updates to City Council in 2014 and beyond. 
 
 ATTACHMENTS 
 
A – Vicinity Map  
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Attachment A - Vicinity Map
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Approved Minutes 
Boulder Public Library Commission meeting 

October 2, 2013  
Main Library North Meeting Room 

 
COMMISSION MEMBERS PRESENT 

Anne Sawyer 
Celeste Landry 
Donna O’Brien 
Anna Lull 
Paul Sutter (new library commissioner, sworn in during this meeting) 

 
COMMISSION MEMBERS ABSENT 

None 
 
LIBRARY STAFF MEMBERS PRESENT 

Maureen Rait, Executive Director of Public Works and Interim Director of Library & Arts 
Jennifer Miles, Deputy Library Director 
Leanne Slater, Administrative Specialist 
Gwen Holton, Branch Library Specialist 

 
CITY STAFF MEMBERS PRESENT 

Glenn Magee, Facilities Design and Construction Manager 
Joe Castro, Facilities & Fleet Manager 
Jennifer Bray, Communication Specialist III  
Peggy Bunzli, Budget Manager 

 
PUBLIC PRESENT 
Doris Hass 
Peter Richards 
Alice McDonald 
Margaret Porter 
Amy Tremper 
 
CALL TO ORDER 
The meeting was called to order at 6:00 p.m. 
 
APPROVAL OF AGENDA 
Sawyer amended the agenda by adding an item as 3A, entitled “Welcome Maureen Rait as Library and 
Arts Director.”  She also added an item entitled “Update on the New Library Director Search” after the 
Consent Agenda. 
 
PUBLIC PARTICIPATION 
No public participation. 
 
WELCOME AND SWEARING IN OF NEW COMMISSIONER 
Paul Sutter was welcomed as the new library commissioner and Commissioner O’Brien administered his 
oath of office. 

Boards and Commissions 3B     Page 1



 

 
CONSENT AGENDA 

 
A. APPROVAL OF SEPTEMBER 4, 2013 MINUTES 

 
The Sept. 4, 2013 minutes were unanimously approved as amended (4-0, Sutter abstained 
as he was not a member of the Library Commission at the Sept. meeting). 
 

B. COMMISSION UPDATE (FROM MEMO) 
 
There were no items that needed to be discussed. 
 

C. LIBRARY UPDATE (FROM MEMO) 

 
Sawyer amended the agenda by adding an item entitled “Proposed North Boulder Library 
Station,” before the Commission Priority Discussion and Input.  
 

D. MOTION TO APPROVE WARNER CHARITABLE TRUST DONATION 
 
Slater shared some information that she compiled with help from the Main Library’s 
reference librarians and Carnegie Branch Manager Wendy Hall, whom also contacted former 
library director, Marcelee Gralapp.  The Warner Charitable Trust is part of Alex H. Warner’s 
estate.  Warner was a longtime library patron who passed on in 1990 at the age of 73.  He 
served on the Boulder Library Foundation and on the Library Commission in the late 1980s 
and early 90s.  He was instrumental in supporting sustainability for the Main Library.  
Warner is survived by his two nephews.  Sutter moved, and Lull seconded, that the Library 
Commission unanimously pass a resolution accepting the annual revenue from the Warner 
Charitable Trust.  This motion passed unanimously (5-0).  In addition, the Library 
Commission agreed to send a letter of gratitude to the Warner Family for this yearly 
donation.     

 
UPDATE ON THE NEW LIBRARY DIRECTOR SEARCH 
Rait provided an update on the new library director search.  She stated that the City Manager’s Office 
has issued a Request for Proposals to executive search firms.  She said that five total proposals had been 
received and that two of the firms specialized in library directors.  Rait stated that the proposals are 
currently being reviewed and that she will provide more details next month on the selected firm and the 
timeframe for the process. 
 
PROPOSED NORTH BOULDER LIBRARY STATION (10 MINUTES): 
The Library Commission voted unanimously in favor (5-0) of the following motion:  The Library 
Commission requests that City Council increase the 2014 operating budget for the North Boulder Library 
Station by $60,000 in order to increase the operating hours from 20 to 40 per week. This would increase 
the operating budget from $115,000 to $175,000 for the year. One-time costs will remain at $90,000. 
 
COMMISSION PRIORITY DISCUSSION AND INPUT: 
 

A. UPDATE ON FLOOD IMPACT TO LIBRARY FACILITIES (23 MINUTES) 
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Castro gave a presentation on the 2013 preliminary flood damages.  He reported that 332 of 
the city’s 371 buildings and structures have been assessed for flood damage; and that there has 
flood damage has been assessed to 43 city facilities, so far.  The Main Library had sustained 
some basement flooding but no mold or asbestos had been found.  He conveyed that there had 
been significant flood damage to Reynolds Branch Library and that flood mitigation and repairs 
are required (therefore, this branch is currently closed due to safety concerns).   
 

 A question was asked about the piano at Reynolds.  Miles said that a professional came 
to appraise the piano as it was severely damaged.  She reported that the cost to fully 
restore it is more than what it was worth before the flood, and that it is considered a 
total loss.  Alice McDonald said that Joanne Arnold gave this piano for the library’s first 
ever concert series and that this is a sad loss.   

 Sawyer asked if library insurance would cover this cost.  Castro answered that the city’s 
insurance will cover the piano and that the city should get the fair market value for it.    

 
The Meadows Branch Library had some roof leaks that were repaired by the landlord and the 
Carnegie Branch Library sustained no damage to documents.  However, there was water 
damage to documents that were in storage at the city’s 11th and Spruce parking garage.   
 

 Sawyer asked about the types of documents that were damaged.  Miles responded that 
she thought the documents were from a couple of recent donations:  a former council 
person’s personal papers and a donation from a fire district collection.  Sawyer asked if 
staff were trained in recovering these types of documents and Miles answered that 
Carnegie staff was indeed trained in this type of recovery. 

 
Castro said the goal is for the Reynolds Branch to reopen by the end of October.   
Update later:  The Reynolds Branch is not anticipated to open until November. 

 
More information can be found at: 
http://boulderlibrary.org/pdfs/commission/2013/handouts/13OctMeetingHandouts.pdf 
 

B. MAIN LIBRARY RENOVATION PROJECT DESIGN ADVISORY GROUP UPDATE (25 MINUTES) 
Magee presented information regarding the Main Library Renovation Project.  He said that the 

Design Advisory Group is reviewing the 90 percent complete set of construction drawings from 

studiotrope.  Studiotrope anticipates completing the 100% construction drawings by Oct. 25, 

and Dec. 7 is the anticipated date for the construction bid opening.   

 O’Brien asked if the recent events (flood and recovery) would impact the project in 

terms of finding contractors.    Magee said that he thought that the smaller contractors 

are all booked; however, the larger firms probably have more stable contractors.  He 

said that there may still be some effects on the construction process but that he was 

mostly concerned about the costs of materials being affected.   

  

 Lull asked if any of the damage that occurred will affect the flood mitigation that the 

city had planned.  Magee said that the mitigation work that had been done pretty 

much worked as anticipated.  He added that it (the flood) reinforced what needs to be 

done in preparation for a large event. 
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 In relation to contractor and materials being in high demand at this time and while 

knowing that there is a responsibility to do and complete the bond project in a specific 

timeframe, Sawyer stated that she had some concern about it possibly being the wrong 

time to start an optional project and she stated her desire for the library not to be 

perceived as a bad neighbor, as the library’s project is not a crisis project.   Magee 

responded that he thought it was the right time for the library’s project as the demand 

for construction and materials will most likely get worse.  He said that he thinks it is the 

right thing to move forward, especially with the monies for the project having to be 

spent by March 15, 2015. 

 Sawyer had previously stated (in a prior meeting) that she had a concern about the 

third phase of the project and the adult fiction collection being unavailable for 20 

weeks.  Miles responded that this is also a concern for staff, and that due to the size of 

this collection, it will need to be relocated offsite.  She explained that patrons will still 

be able to borrow items from the branch libraries and the FLC (Flatirons Library 

Consortium) and staff also will be looking at other options for patrons.  Another 

question that Sawyer had asked was whether closing off one of the collections 

temporarily would impact the library’s participation in Prospector.  Miles answered no, 

since it is only temporary.  If the library was going to be closed, then Boulder Public 

Library (BPL) would need to go off Prospector temporarily.  She added that the current 

phasing for the project does not include the library closing. 

 Sawyer announced that Oct. 7 will be the kick-off meeting regarding the public art 

selection panel and process. 

 

C. RENOVATION PROJECT IDEAS FOR POSSIBLE FUNDING BY BOULDER LIBRARY FOUNDATION 
 
Sawyer suggested that staff compile various alternate item packages, in connection with the 
renovation project which are also related to library programming, for possible funding by the 
Boulder Library Foundation (BLF).  The packages suggested are as follows: 
 

o Café and bridge 
o Technology maker space (includes the technology and equipment for the room) 
o Audiovisual (AV) enhancements to one or more meeting rooms 
o “Lower Rapids” informal meeting area 

 

MATTERS FROM THE COMMISSION 

 
A. LIBRARY COMMISSION WEB PAGES (10 MINUTES) 

 

Commission discussed the two different versions of their webpages:  one library- based and one 

city-based.   

 

o O’Brien said that the library- based webpage was more user-friendly and other library 

commissioners agreed.   

Boards and Commissions 3B     Page 4



 

o Lull suggested that staff maintain a full library-based webpage and maintain a pared 

down city-based webpage. 

o For efficiency, Sawyer suggested posting the Library Commission’s documents on only 

one location (webpage) and then linking to that document’s location from the other 

webpage. 

o Sawyer suggested removing the Library Commission’s picture from the city-based 

webpage in order to create a more official/government aesthetic. 

o Sawyer asked that when contacting the commission from the city-based webpage, is 

there any way to avoid the message that you are leaving the city’s website as this may 

be perceived as a bit intimidating. 

o Landry asked if there were any proposals to change the city’s website. 

o Landry encouraged the future director’s photo on the library’s website. 

 

Staff agreed to follow up on these questions and feedback.  

MATTERS FROM THE DEPARTMENT 

 

A. REVIEW BOULDER LIBRARY FOUNDATION (BLF) FALL PROGRAM FUNDING REQUESTS (12 

MINUTES) 

 

Sawyer stated that there had been some discussion about other possible fall program funding 

requests.  However, she said with the change in directorship and some other things happening 

right now, the requests are limited right now.   And Miles responded by saying that the 

foundation has funded a number of programs this year and that fall is generally lighter in terms 

of requests and new ideas that staff may have, in relation to programming. 

 

Sawyer spoke highly of the luncheon that BLF hosted last week, in which they invited library 

staff, all of the foundation members and the Library Commission.  She said that she heard lots 

of good conversations about new programming opportunities at that luncheon.  Doris Hass, 

founder’s chair of the BLF, stated the desire to connect with library staff, especially the newer 

employees, and discuss what the foundation does, as well as getting staff’s ideas for creative 

programming. 

 

Miles suggested an efficient way of communicating with staff in regards to programming may 

be for the BLF to compose a letter to staff.  This letter could perhaps outline what the 

foundation is about, and explain the types of ideas/programming that the foundation is looking 

for, and could be given to the programming staff to which it applies.  

 

B. PLAN FOR TARGET PATRON SURVEY ON LIBRARY PROGRAMMING 

 

Staff agreed to come back to the Library Commission with a beta version of a proposed patron 

target survey. 
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 Lull suggested that the survey questions be brief and concise.  O’Brien agreed. 

 Sawyer said that programming is an important piece to learn about.  She suggested 

asking about demographics as well as questions related to collection development or 

service-oriented items (such as the eLearning resources or Overdrive and Freegal, etc.)   

She quoted a question from a  Mamie Doud Eisenhower Public Library, “Mark all areas 

in which you would like to see the collection improve.”  And Sawyer said that 

underneath that question could include a listing of genres such as general nonfiction, 

fiction, science fiction, romance, etc. 

 

    Sawyer said the demographics information could be: 

 

o Male or female 

o How many children under  age 10 in the household 

o How many children ages 10-18 in the household 

o Whether they reside within the city limits 

o Branch that the survey taker uses most often  

o Library hours 

 

 Miles said that she wondered if the question about library hours would be perhaps 

better suited for the larger patron survey as part of the master plan. Sawyer said that 

she was okay with that. 

 

 O’Brien agreed with the demographics questions. 

 

 In light of the goal to increase programming participation, Landry suggested that there 

be a survey question such as “What is the best way to inform me [the patron] about 

programming offerings?   O’Brien suggested that there be a blank for “Other” that could 

serve as an opportunity for people to write in their own unique suggestions. 

 

ITEMS FOR INCLUSION IN THE ACTION SUMMARY 
 
Commission discussed items for the Action Summary.   

 

NEXT COMMISSION MEETING (ROLLOVER ITEMS AND DATE) 
The next Library Commission meeting will be held at 6 p.m. on Wed., Nov.  6, 2013 at the Main Library, 
in the North Meeting Room, 1001 Arapahoe Ave. and will include the following agenda items:  Shelley 
Sullivan, BoulderReads!  manager, will present the Janet Driskell Turner-Outstanding Adult Learner 
award, library’s renovation update regarding the contractor selection process and review of the public 
art selection panel recommendations, funding goal with information and vision information in relation 
to the library’s master plan, update on the approved 2014 Library & Arts budget, begin prioritization of 
Library Commission goals in preparation of sending the commission’s letter to City Council in December, 
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report on Boulder Library Foundation’s grants, and  an update on securing a recruitment firm for the 
library and arts director search, and possibly information on a target patron survey iteration.    
 

Meeting adjourned at 7:52 p.m. 
 
Approved By ____________________________________________    Date ___________________ 
 
Please note:  Commissioner Sawyer approved these minutes on Nov. 18, 2013. 
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CITY OF BOULDER 

Boards and Commissions Minutes 

 
NAME OF COMMISSION:  Open Space Board of Trustees 

DATE OF MEETING: November 13, 2013 

NAME/EXTENSION OF PERSON PREPARING SUMMARY:   Leah Case x2025 

NAMES OF MEMBERS, STAFF AND INVITED GUESTS PRESENT:   

 

MEMBERS:  Allyn Feinberg, Tom Isaacson, Shelley Dunbar, Frances Hartogh, Molly Davis 

 

STAFF:  Mike Patton      Jim Reeder     Dean Paschall     Eric Stone      Annie McFarland     Phillip Yates 

  Mike Orosel        Lauren Kolb   Kacey French     Don D’Amico Todd Doherty     Dave Kuntz  

  Mark Gershman   Leah Case     Michele Gonzales 

 

GUESTS: Tim Plass, City Council Member 

  

 

TYPE OF MEETING:                     REGULAR        CONTINUATION          SPECIAL 

SUMMATION:  

 

AGENDA ITEM 1- Approval of the Minutes 

Tom Isaacson moved to approve the minutes from October 9, 2013 as amended.  Shelley Dunbar seconded. 

This motion passed unanimously.     

 

AGENDA ITEM 2- Public Participation 

Three members from the public spoke. They all thanked staff and the Board for their work on opening up the 

Open Space system. Two people said the Beech Management Plan needs to have more information and 

descriptions included. 

 

AGENDA ITEM 3- Director’s Updates 

Council Member Plass gave an overview of a project he and Council Member Ageton have been working on 

to enhance Boards and Commissions within the City of Boulder. The sample recruitment video that was 

shown to the Board is saved in S:OSMP\admin\OSBT\Minutes\Minutes 2013\ November.  

 

Kacey French, Environmental Planner, gave an update to the Board about the Beech Property Management 

Plan. This plan was completed in fulfillment of a requirement in the “Boulder County and City of Boulder 

Jointly Owned Open Space Management Intergovernmental Agreement.”  The primary purpose of the plan 

is to document how Open Space and Mountain Parks (OSMP) will manage the jointly-owned property and to 
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provide Boulder County Parks and Open Space (BCPOS) with a plan describing OSMP’s management.   

 

Annie McFarland, Visitor Access Coordinator; Don D’Amico, Ecological Systems Supervisor; Lauren Kolb, 

Natural Resource Specialist; and Mark Gershman, Environmental Planning Supervisor, gave a collective 

update to the Board on the status of OSMP land after the flood. Their presentation is saved in 

S:OSMP\admin\OSBT\Minutes\Minutes 2013\November.  

 

AGENDA ITEM 4- Matters from the Board 

The Board asked for an update on e-bikes. Mike gave a summary of City Council’s discussion on this topic. 

 

ADJOURNMENT: The meeting adjourned at 8:23 p.m. 

 

ATTACH BRIEF DETAILS OF ANY PUBLIC COMMENTS:   

 

 

TIME AND LOCATION OF ANY FUTURE MEETINGS, COMMITTEES OR SPECIAL HEARINGS:   

The next OSBT meeting will be at 66 S. Cherryvale Rd. December 11, 2013 at 6:00 p.m. 
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