
 
Boulder Design Advisory  

Board Agenda 
Wednesday, December 14, 2016 

1777 West Conference Room 
4 – 8 p.m. 

 
The following items will be discussed: 
 

1. CALL TO ORDER 

 

2. APPROVAL OF MINUTES 

The November 9, 2016 minutes are scheduled for review. 

 

3. PUBLIC PARTICIPATION 

 

4. DISCUSSION ITEMS 

A. 1440 Pine Street Project Review 

B. BVCP Update 
 

5. BOARD MATTERS 

A. Letter to City Council 
 

6. ADJOURNMENT 

 

 
 
 

 
 

 
 
 

 
 

 
  
 
For further information on these projects, please contact:  

Kalani Pahoa at 303.441.4248 pahoak@bouldercolorado.gov or 
 
For administrative assistance, please contact:   

Cindy Spence at 303.441.4464 spencec@bouldercolorado.gov  
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CITY OF BOULDER 

DESIGN ADVISORY BOARD MINUTES 

November 9, 2016 
1777 Broadway, 1777 West Conference Room 

  
A permanent set of these minutes and a tape recording (maintained for a period of seven years) 

are retained in Central Records (telephone: 303-441-3043). Minutes and streaming audio are also 

available on the web at: http://www.bouldercolorado.gov/ 

  

DAB MEMBERS PRESENT: 
Jamison Brown, Chair 

Michelle Lee 

Jim Baily 

 

DAB MEMBERS ABSENT: 

David McInerney 

Jeff Dawson 

Bryan Bowen, Planning Board Ex-Officio Member 

 

STAFF PRESENT: 
Kalani Pahoa, Urban Designer 

Jim Robertson, Chief Urban Designer 

Chris Trice, Information Resources Manager 

 

 

1. CALL TO ORDER 

Chair, J. Brown, declared a quorum at 4:00 p.m. and the following business was conducted. 

 

2. APPROVAL OF MINUTES 

The board approved the October 12, 2016 Design Advisory Board minutes. 

 

3. GIS UPDATE 

C. Trice gave an overview regarding the 3-D applications which are currently available 

through the City of Boulder’s Boulder Valley Comprehensive Plan webpage and informed 

the board of a pilot program which would pull in architectural models into existing web 

scenes.  

 

 Board Comments: 

 J. Baily stated that the ability to view the massing and height would be useful in 

comparing scales. Façade details may not have been as important. 

 J. Brown stated that it would be a useful tool for the public, staff and practitioners for 

site plan reviews. It will be most useful in public reviews.  

 J. Baily suggested caution when displaying only the massing without the façade, that 

people may react to that.  

 

 

12.14.2016 DAB Packet     Page 2 of 55

https://webmail.bouldercolorado.gov/owa/redir.aspx?C=I5NO4b26akWhgmZpN9k_L3ln-0EqYNAIb3BQVECXatq4pRtRPkpbxOOxLA_bEvetV-NSpTIFrBA.&URL=http%3a%2f%2fwww.bouldercolorado.gov%2f


 

4. BOARD MATTERS 

A. Letter to City Council (Pre-Retreat Study Session Questions) 

 The board discussed items to be included in the annual letter to Council and the pre-

retreat study session questions which are due by December 16, 2016. 

 J. Baily questioned if more public participation should be encouraged for Design 

Advisory Board meetings by placing agenda items on the weekly Boulder Planning 

Calendar or attending meetings. 

 J. Brown stated that the city seems behind as far as a public engagement processes. 

There does not seem to be enough outreach into communities and participation. He 

stated that public engagement should include an education component, targeted and 

ask appropriate questions. It should not be reactive. It could become difficult to 

become an inclusive and sustainable community. In addition, he stated that his 

number one issue would be the Downtown Master Plan or Form Based Code as a 

guiding document. 

 J. Baily agreed.  

 M. Lee stated that it comes back to what and who are being targeted.  

 K. Pahoa suggested that the board discuss these issues within the letter to Council. 

One member could compile all items provided by the board, and then the board can 

discuss at the next DAB meeting on December 14, 2016.  

 J. Brown asked all board members to send him their points of interest prior to the 

next DAB meeting for him to compile. 

 

B. Debrief on Civic Area East Bookend Event 

 J. Brown (and the attached notes submitted by D. McInerney prior to the meeting) 

debriefed the board regarding the East Bookend Event held on October 25, 2016. 

 J. Brown summarized by stating that the Civic Area is proposing an enclosed year-

round public market and temporary measures to further pilot the idea of indoor space 

such as a tent in the park. 

 J. Robertson explained that there should be some city facilities at the East Bookend 

and Alpine-Balsam. In February, the Civic Area team will be in discussion with City 

Council to determine which city facilities would be best at each location. 

 

C. Update on Upcoming Projects 

 K. Pahoa updated the board on upcoming projects that may be coming in front of 

DAB within the next few months. Frasier Meadows is reviewing the engineering; 

therefore, it may come to DAB in January or February 2017. The project at 311 

Mapleton should have a submittal in January 2017. The Diagonal Crossing project 

has not been mandated to come in front of DAB, therefore it may not be reviewed.  
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5. ADJOURNMENT 
The Design Advisory Board adjourned the meeting at 5:13 p.m. 

 

 
APPROVED BY: 
 

_________________________ 

Board Chair 
 

_________________________ 

DATE 
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McInerney Notes on 25 October 2016 East Bookend Update 

 

Jim Robertson, Chief Urban Designer: His initial impression after being briefed on the project was that 

“Boulder is trying to put 10 pounds of stuff into a 5-pound sack.” 

For planning purposes, Central Park between Broadway and 13th is considered to be part of the East 

Bookend. 

The vision for the East Bookend is a vibrant mix of uses emphasizing food and innovation, with activity 

day and night. 

Jeff Healey, Civic Area Project Manager: The Civic Area is already a great place. Activities and programs 

will continue throughout project implementation. 

Jim Robertson on scheduling: Preliminary Programming and a Spatial Concept Plan (bubble diagram) will 

be developed in Q1 and Q2 of 2017; and the Program, Concept Plan and Design Criteria in Q3 of 2017; 

but the timing of Site Planning and Schematic Design will depend on funding. 

Ruth McHeyser, Public Market Project Leader: The project vision includes an indoor, year-round 

complement to the existing Farmers’ Market. Having an anchor tenant such as a brewery production 

space with a tasting room is being considered. 

Jim Robertson: City facilities planning aspects of the East Bookend will be reviewed by City Council on 

November 15th. He expects some decision by Council in Q1 of 2017. 

In response to a comment that the entire East Bookend area is in the Boulder Creek High Hazard Zone, 

Jim noted that proposed FEMA remapping of the area would remove it from that zone. 

During the Q & A period, a number of attendees advocated for consideration of the needs of specific 

groups in East Bookend planning, including young people, Downtown business owners, and minority 

populations. The relationship between the East Bookend project and the Canyon Boulevard Complete 

Streets initiative was also discussed.  
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DAB COMMENTS – Attention Homes proposal 

MEETING DATE: Dec. 14, 2016 

ADDRESS: 1440 Pine, 1424 Pine, 1414 Pine, 1406 Pine, 2132 14th, 2124 14th, 1421 
Spruce, and 1443 Spruce) 

DESCRIPTION: Proposal to develop an existing parking lot on the corner of Pine Street and 

15th Street on the First United Methodist Church site (including the following 

properties within RH-2 [Residential High – 2] zoning district: 1440 Pine, 1424 

Pine, 1414 Pine, 1406 Pine, 2132 14th, 2124 14th, 1421 Spruce, and 1443 

Spruce) with a three-story 30,000 square foot building containing 40 

affordable rental units, associated common area and office space and 95 total 

parking spaces. The units associated uses would be managed by Attention 

Homes, a non-profit agency, and are intended for homeless young adults 

between the ages of 18 and 24 years old who are in need for supportive 

services in order to address underlying issues associated with their 

homelessness.  

APPLICANT: Jeff Dawson, Studio Architecture  

CASE MANAGER: Karl Guiler, Senior Planner 

RELEVANT GUIDELINES/CODES: 

 Downtown Urban Design Guidelines

 Boulder Revised Code (Site and Use Review criteria)

BACKGROUND 
A Site Review application is anticipated in 

January 2017. The applicant is requesting 

feedback on the general massing and 

materiality of the building before submitting 

the application. 

The subject site spans an entire city block 
owned by the First United Methodist Church 

of Boulder and totals roughly 1.93 acres. The 
block is bounded by Pine Street, Spruce 
Street, 14th and 15th Streets and is bisected by 

an alley. The properties are: 1440 Pine, 1424 
Pine, 1414 Pine, 1406 Pine, 2132 14th, 2124 
14th, 1421 Spruce, and 1443 Spruce.  The 

figure (right) shows the site and its 
surrounding context. The properties are within 
the Whittier neighborhood and one block north 

of downtown. 

Some properties within the project site are used for church purposes and others are leased out for other 

uses (e.g., Lucille’s Restaurant, Out Boulder etc.). The site also contains seven existing dwe lling units. 
The proposed use and new building would be located on the 1440 Pine site, which is at the corner of 

Pine and 15th, and is currently used for surface parking. 
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Downtown Urban Design Guidelines 

The subject properties are subject to the Downtown Urban Design Guidelines. The properties are located 

in the Interface Area just north of the Downtown Historic District.  The preface to the section states, as 
follows: 

 

“The important design elements are 1) the 
Non-Historic Area’s relationship to its 

surroundings, including the Historic Area, the 
Civic Park area, and the residential quality of 
the Interface Area; 2) the pedestrian quality of 

the area including the Downtown Boulder 
Pedestrian Mall, East and West Pearl Street, 
Spruce and Walnut streets, Canyon Boulevard 

and the north-south streets that connect the 
Civic Area to the Downtown Boulder 
Pedestrian Mall area; 3) new building design 

can reflect the character of its own time and 
have meaningful juxtapositions, while 
respecting the integrity, scale, and massing of 

historic buildings in the surrounding areas; and 
4) minimizing impacts to the surrounding 

residential through careful design in the Interface Area which respects the scale and quality of adjacent 
residential uses and thoughtfully transitions the commercial and residential areas. 
  

 The urban design objectives for the Non-Historic and Interface Areas are to:  
 

 Reinforce the character of Downtown as a pedestrian place by encouraging architectural solutions 

that are visually pleasing, reflective of contemporary times yet stylistically appropriate to the 
context, and compatible in scale and character with their street.  

 Encourage sensitive design along the edge where the Downtown commercial area abuts 

residential neighborhoods.  

 Emphasize a clear distinction between the commercial and residential interface areas.  

 Maintain the diversity in building type and size, and respect the adjoining residential character.  

 Discourage adverse impacts from noise, night lighting, poor building design, and commercial 
service areas on adjacent residential neighborhoods.” 

 
Staff Analysis: The proposed building includes a variety of massing elements, use of high quality 
materials and roof forms harmonious to the historic area and a design that takes into account the historic 

elements of the block and neighborhood. The siting of the building is appropriate with the building 
addressing both streetscapes with entries and fenestration.  
 

With respect to guideline 2.1, General guidelines for the Non-Historic and Interface Areas, staff has the 
following comments about several components of the guideline listed below: 

 
 2.1 General guidelines for the Non-Historic and Interface Areas 
 

 Design all sides of the building including alley elevations.  

 Reduce the visual impact of structured and surface parking.  
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 Consider the quality of open space incorporated into new and renovated buildings.  

 

Staff finds that the current design responds well to these guidelines. To better transition to the adjacent 

Whittier neighborhood, a reduction in mass and height were strongly recommended at the Concept Plan 
review stage to better blend the building in the surrounding context. The Concept Plan version included 
three story elements on both streetscapes and consideration of building elements over 40 feet. Staff has 

not done a full review of the current design but finds it more appropriate with an emphasis of two-story 
elements and a building that is designed to meet the height limitations of the zoning.  
 

The guidelines also speak to the public realm, including streetscapes and the alley. An excerpt from 
guideline 3.2 The Streetscape is below: 

 
4.  All other streets in the Downtown (general pedestrian-oriented streets): In order to create a unified 
image in the area, all streets should share common features. At minimum, these should include similar 

sidewalk scoring patterns, similar paving materials, similar street trees and tree grates, coordinated street 
furniture, the inclusion of sidewalk neck downs and pedestrian safe zones, removal of pedestrian 
obstructions, and consolidation of streetscape elements such as newspaper vending boxes, other traffic 

and directional signage, and pedestrian scale street lighting.  
 
5. Alleyways (minor service-oriented streets): Alleyways serve as secondary circulation and alternat ive 

routes for both pedestrians and vehicles to navigate Downtown. They can provide an alternate means of 
access to shops, restaurants and other commercial uses. Care must be taken in balancing the service 

function of the alley and making the street safe for pedestrians. 
 
Staff finds that with the entire block being owned by the church, the alley would be an opportunity for an 

enhanced alley with special paving and surface treatments to encourage pedestrian and vehicular use. 
This is something that should be explored prior to Site Review application. 
 

 

Urban Design Objectives for Interface Areas Comments 

Reinforce the character of Downtown as a 

pedestrian place by encouraging architectural 
solutions that are visually pleasing, reflective of 
contemporary times yet stylistically appropriate 

to the context, and compatible in scale and 
character with their street.  

 

Encourage sensitive design along the edge 
where the Downtown commercial area abuts 

residential neighborhoods.  

 

Emphasize a clear distinction between the 
commercial and residential interface areas.  

 

Discourage adverse impacts from noise, night 
lighting, poor building design, and commercial 

service areas on adjacent residential 
neighborhoods. 

 

Guideline Comments 

Design all sides of the building including alley 

elevations.  
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Reduce the visual impact of structured and 

surface parking.  

Consider the quality of open space incorporated 

into new and renovated buildings.  

 

In order to create a unified image in the area, all 

streets should share common features. At 
minimum, these should include similar sidewalk 

scoring patterns, similar paving materials, similar 
street trees and tree grates, coordinated street 
furniture, the inclusion of sidewalk neck downs 

and pedestrian safe zones, removal of 
pedestrian obstructions, and consolidation of 
streetscape elements such as newspaper 

vending boxes, other traffic and directional 
signage, and pedestrian scale street lighting.  

 

Alleyways serve as secondary circulation and 
alternative routes for both pedestrians and 

vehicles to navigate Downtown. They can 
provide an alternate means of access to shops, 

restaurants and other commercial uses. Care 
must be taken in balancing the service function 
of the alley and making the street safe for 

pedestrians. 

 

 

12.14.2016 DAB Packet     Page 9 of 55



BDAB CONCEPT REVIEW

ATTENTION HOMES
BLOCK 122

BOULDER, CO 80302

11/28/16

BDAB REVIEW
11/28/2016
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SCHEMATIC SITE PLAN
1” = 30’ - 0”

N

ATTENTION HOMES APARTMENTS
STUDIO ARCHITECTURE

1350 Pine Street, Suite 1
Boulder, CO 80302

(866) 529-9130
8000 Maryland Avenue, Suite 910
Clayton, Missouri 63105
05/02/2016

DRAFT

SCHEMATIC SITE PLAN

Landscape Summary Chart
Zoning Category: RH-2 (High Density Residential)
Lot Size: 84,416.6 SF (1.94 Acres)

Required Open Space: 16,883.3 SF
Open Space Provided: 33,886 SF

Required Parking: 217 Spaces
Parking Provided: 83 Spaces (62% Reduction)

22 Spaces on Grade, 62 Spaces Below Grade
 27 Compact (32% of Total), 4 ADA

Bike Parking Required: 12 Long Term, 4 Short Term
Bike Parking Provided: 40 Long Term, 12 Short Term

Parking Lot #1 Area: 6372.7 SF
# of Parking Stalls: 18

 Interior Landscape Area Required: 318.6 SF, 3 Trees
 Interior Landscape Area Provided: 548.9 SF, 1 Existing 
 Perimeter Landscaping Required: 42” Hedge/Fence, 2 Trees
 Perimeter Landscaping Provided: 42” Hedge, 2 Trees

Parking Lot #2 Area: 308 SF
# of Parking Stalls: 2

Parking Lot #3 Area: 296 SF
# of Parking Stalls: 2

Street Trees Required: 29
Street Trees Provided: 30 (17 Existing + 13 New)

Alley Trees Required: 15
Alley Trees Provided: 3

Site Landscaping Required: 23 Trees, 113 Shrubs
Site Landscaping Provided: 50 Trees (27 Existing + 24 New), X  Shrubs (75 Existing + X New)

RH-2

RH-2

RMX-1 RMX-1

DT-3

DT-3

RMX-1

DT-4 DT-2

Greenhouse

Garden

4 Unit Apt.

Lucile's
Restaurant

Out Boulder
Office

BCAP
Office

Attention
Homes
Office

First United Methodist Chuch

2 Unit
Apt.

Courtyard

1 Unit
Apt.

Proposed Limits of 
Landscape, Streetscape 
and Irrigation Improvements
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BDAB REVIEW
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BDAB REVIEW
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1

Spence,  Cindy

From: John <jspitzer011@comcast.net>
Sent: Monday, December 5, 2016 8:45 PM
To: Spence,  Cindy
Subject: DAB -- 1440 Pine -- Dec. 14 meeting

Cincy — 
 
Please forward this to DAB. 
 
 
John Spitzer 
303 345 4004 
jspitzer011@comcast.net 
 
 
 
Board Members — 
 
Re:  Attention Homes/ 1440 Pine/ Dec. 14, 2016 DAB meeting 
 
These photos (from Pearl St.) show how 2-story buildings can be separated and “distinguished” by 25’ and 50’ 
modules  — a pattern encouraged in the Downtown Design Guidelines.  Note small variations in windows, 
cornices, materials, etc  from one building to another.  The latest 1440 Pine design could incorporate some of 
these ideas, in a much spare and simplified manner.. 
 
(And by the way, the awnings drawn for the corner of 15th and Pine look too “cutesy”  — I would suggest 
simple, angled canvas, and not as many awnings) 
 
 
 
John 
jspitzer011@comcast.net 
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CITY OF BOULDER MEMORANDUM 

 
TO: Design Advisory Board (DAB) 

 

FROM:  Susan Richstone, Deputy Director, Planning, Housing + Sustainability (PH + S) 

 Lesli Ellis, Comprehensive Planning Manager, PH+S  
 Jim Robertson, Chief Urban Designer, PH+S 
 Jean Gatza, Senior Planner, PH+S 
 Kalani Pahoa, Urban Designer, PH+S 

 Phil Kleisler, Planner II, PH+S 
 Caitlin Zacharias, Planner I, PH+S 
 Sung Han, Planning Tech, PH+S 

 
DATE: December 14, 2016 

 
SUBJECT: Boulder Valley Comprehensive Plan 2015 Update – Future Regional Center, 

Neighborhood Centers and Industrial Areas 
 

 

PURPOSE 
This is an informational memo provided to elicit feedback from the board regarding design 
concepts associated with the major Boulder Valley Comprehensive Plan (BVCP) update.  This 
packet includes information about future centers and industrial areas.  Staff is seeking 
feedback to refine the design concepts that may help inform Built Environment chapter of the 
plan.    

 

BOARD ROLE IN THE BVCP 
The BVCP is jointly adopted by the City of Boulder (“city”) (Planning Board and City Council) 
and Boulder County (“county”) (County Commissioners and Planning Commission). While this 
board is not responsible for approving the plan, staff will be seeking feedback and ideas from 
the DAB about design issues. Following this discussion, the planning team will summarize the 
board’s feedback to the Planning Board on Dec. 15. 

 

BACKGROUND 
The BVCP is the community’s plan for the future. The core components of the plan include 
policies and maps. The policies are intended to guide decisions about growth, development, 
preservation, environmental protection, economic development, affordable housing, culture 
and the arts, urban design, neighborhood character and transportation for the next 15 years. 
Two maps, namely the Land Use and Area I, II, III Maps, define the desired land-use pattern 
and location, type, and intensity of development. 
 
Despite its 15-year horizon, the BVCP is updated every five years to respond to changed 
circumstances or evolving community needs and priorities. Since the 1970s, the city and 
county have adopted the plan jointly. The ongoing collaboration to address issues of shared 
concern is relatively unique among communities. 
 
The plan is the overarching policy guide for the community. As such, its policies tend to be less 
detailed than those that are found in the city’s 20+ master plans. The BVCP’s land use map 
sets parameters around future growth and guides development standards and zoning, and 
regulations in the Boulder Land Use Code are largely instrumental in guiding development to 
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achieve plan goals consistent with the land use map. The city and county closely adhere to the 
BVCP as guided by an intergovernmental agreement. 
 

Plan Process and Schedule  
 
The current phase of the plan has focused on preparing alternative scenarios, analysis and 
updating policies, including multiple community engagement activities as noted below and a 
second survey.  The next major milestone is a joint study session of Planning Board (PB) and 
City Council (CC) on Jan. 24, 2017, at which time the two bodies will begin to discuss 
recommendations for key policy choices and initial proposals for changes to address the focus 
areas of the plan, such as housing.  Recommendations and feedback from this DAB meeting 
will be shared with PB and CC.   After the study session staff will begin preparing a draft plan in 
March.   
 
The webpage has been revamped and contains up-to-date information about the project 
schedule and materials:  www.bouldervalleycompplan.net.   

 

BOARD INPUT 
A major component of the 2015 BVCP update examines the capacity and appropriateness of 
increasing housing in neighborhood, regional and industrial centers. The attached handouts on 
this topic are being used in public forums as a visual aid for elements of ideal places – the mix, 
design, form and function. Each handout focuses on a specific type of center, maps showing 
the location of each center, and what could happen under current policies and alternative 
scenarios. The board may be most interested in the concepts or design, function, land uses 
and housing. The content and urban concepts found in these handouts will be refined by public 
input and board feedback for inclusion in the final plan. The Built Environment chapter of the 
BVCP is attached for reference (Attachment A).   

 

Activity Centers and Industrial/Innovation Areas – Mix of Uses and Character 
The packets describing the Boulder Valley Regional Center (BVRC), Neighborhood Centers, 
and the Light Industrial/Innovation Areas (Attachment B) depict existing conditions and 

policies for each type of place, draft principles for place making, and visualizations for 
transforming the mix of land uses and other urban design and character issues.  Included in 
this memo is a summary and location map of the possible centers and areas for reference 
(Attachment C).  The attachments have been used at the community forums to aid in 
discussion about vision and policies and to pose questions about issues, such as intensity and 
building height.   
 
Staff seeks feedback from the board about the concepts presented for regional, neighborhood 
and industrial centers which could refine the concepts and design policies ultimately added to 
the Built Environment section of the plan that provides guidance on how these places should 
evolve.   Specifically, staff requests feedback on the following: 
 

 What refinements would the board recommend to the principles and the land use mix, 
character and design for: (a) the BVRC, (b) neighborhood centers, and the (c) light 
industrial/innovation areas?   

 Are there specific suggestions regarding the relationship of these centers to each 
other and any important character differences between the centers that need to be 
emphasized?   

 Does the overall mix of land uses and housing seem appropriate? Is additional 
housing more suitable in one area over another? 

 What are the most important things to consider when drafting the Built Environment 
chapter, e.g. mass, scale, density, height, public realm, street character, open space 
relationships, use mix, connections, etc.?   
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UPCOMING CITY MEETINGS 
Dec. 15 Planning Board 
  Continued discussion of policy chapters, land use and other key policies 
Jan. 10 City Council/Planning Board Joint Study Session 
  Discussion of Housing Topics  
Jan. 19 Planning Board 
  Discussion of CU South land use change and preparation for joint Study Session. 
Jan. 24 City Council/Planning Board Joint Study Session 
  Review scenarios, analysis, community engagement results and CU South  

 

 
ATTACHMENTS 

A. 2010 BVCP Built Environment Chapter 
B. Neighborhood, Regional and Industrial Centers Handout DRAFT 
C. Possible Location for Future Jobs and Housing DRAFT 
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ATTACHMENT A
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Office
Live/Work
Commercial/Retail
Townhouse
Row House
Flats
Existing Buildings 

The visuals presented below are to aid in community dialogue. They will be updated through 
early next year to reflect community input and other feedback received from City Council, Planning 
Board, and boards and commissions.

Large commercial setback 
from the streetUnaddressed 

transition to 
neighborhoods

Parking forward 
design that creates 
an unwalkable  and 
unfriendly pedestrian 
environment Large commercial 

buildings

I n t e r n a l i z e d 
surface parking 

L i v e / w o r k 
unit transition 
zones

Low to medium density housing, and 
retail that serves as a buffer/transition 
to adjacent low density neighborhoods

Meaningful shared green 
space and infrastructure  

Medium density flats mixed in 
with existing commercial and 
industrial spaces

Before 

AFTER 
View 1

View 2

Form/Height
BC-1 and BC-2 zone districts, which are most common in these centers, encourage more suburban types of development, e.g. 
large setbacks and buildings that front parking. This largely reflects the characteristics of the older shopping centers that were 
developed in the early 60s and 70s. Development is restricted to three stories, and a building height of 35’, except where height 
modifications are permitted (generally areas with adopted area plans). While most centers are designated as Community 
Business (CB), new and emerging neighborhood centers in North Boulder and Boulder Junction are zoned as mixed-use (MU) 
and Business – Main Street (BMS), which both encourage a more walkable, pedestrian-friendly and mixed-use environment. 

Uses
Most neighborhood centers have a land use designation of Community Business (CB), which the plan describes as a “focal point 
for commercial activity serving a subcommunity or a collection of neighborhoods.” Residential uses such as single-family and 
multi-family housing, duplexes and townhouses are allowed in these centers but are not commonly developed. 

What can we expect from current policy? 

Draft Principles 
1. Mix of activities and vibrancy.  Include a mix of locally-serving retail (e.g. retail anchors such as grocery stores and

personal services such as hair salons) and other activities (e.g. smaller-scale office uses) to meet day-to-day needs and
sustain both daytime and evening activity.

2. Mobility hubs.  Include a richness of transportation amenities and conveniences such as sheltered seating, shared bicycles,
bike cages and repair stations, among others.

3. Meaningful public realm.  Create permeability in centers with a mix of semi-public and public spaces that are connected
visually and easy to navigate. Include civic and cultural uses as well as outdoor seating, shade trees and green spaces in the
public spaces to create a unique identity and sense of place.

4. Architectural appeal. Foster approachability and appeal of buildings through multiple entrances, four-sided design and
attractive, well-designed architecture made of quality, long-lasting materials.

5. Comfort and safety. Include human-scaled lighting, furnishings, signs and way-finding that feel welcoming, safe and
comfortable for users of all ages and abilities. Provide unimpeded connections within the centers between parking, transit,
retail and residential uses.

6. Parking not dominant.  Place parking behind and to the sides of buildings or in structures rather than in large street-facing
lots. Encourage parking management strategies, such as shared parking, and versatile parking structures that are designed
with the flexibility to allow for different uses in the future.

7. Low-impact design. Contribute toward sustainability goals with low-impact site design that incorporates green
infrastructure (e.g. permeable materials and bioswales).

8. Transitions to neighborhoods.  Ensure compatibility of buildings with adjacent residential uses and decrease intensity of
activity around edges near neighborhoods. Encourage a diversity of residential uses such as attached single family housing,
rowhomes and a variety of flats within these areas of transition.

Tells us what you think!

Neighborhood Activity 
Centers

NOVEMBER 30, 2016

DRAFT

ATTACHMENT B
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The visuals presented below are to aid in community dialogue. They will be updated through 
early next year to reflect community input and other feedback received from City Council, Planning 
Board, and boards and commissions.

• Serve as a focal point for neighborhoods.  They provide goods and 
services to meet the day-to-day needs of nearby residents, workers, 
and students

• Located throughout Boulder, generally along major corridors
• Accessible from surrounding areas by vehicle, walking, bike, and 

transit
• Generally classified as Community Business on the Land Use 

Designation Map and have Business Commercial (BC-1 and BC-2) 
Zoning

• Have distinct identities and are important to the nearby 
neighborhoods

• Sometimes contain community services and functions such as 
libraries, or public spaces

• Generally, do not include housing; and 
• Range in size from small locally serving businesses to larger grocery 

stores or anchor stores.  Total area ranges from 4-acres (Willows 
Shopping Center) to 30+ acres (Meadows) 

EXISTING CHARACTERISTICS
South and Southeast Boulder Neighborhood Activity Centers

BVCP Land Us e
Residentia l

Very Low Density Residential (VLR)

Low Density Residential (LR)

Medium Density Residential (MR)

Mixed Density Residential (MXR)

High Density Residential (HR)

Business

Community Business (CB)

General Business (GB)

Transitional Business (TB)

Regional Business (RB)

Industrial

Light Industrial (LI)

Mixed Us e

Mixed Use Business (MUB)

Mixed Use Residential (MUR)

Open S pace  and Mountain Pa rks

Open Space, Acquired (OS-A)

Open Space, Development Rights (OS-DR
)

Open Space, Other (OS-O)

Other

Park, Urban and Other (PK-U/O)

Public (PUB)

Environmental Preservation (EP)

¹º School

Æc Library

55th and Arapahoe

Basemar Will Vill Shopping Center
SproutsWhole Foods

Ozo, Snarf’s

Table Mesa Shopping Center

Safeway

King Soopers, Lucky’s

Meadows Shopping Center

Row homes and townhomes provide transition 
to adjacent residential neighborhoods

Pedestrian walkway and shared greenspace for 
residents, employees, and commercial visitors. 

Office and community serving retail 
concentrated along the arterial  with row homes 
and townhomes behind 

Mobility hub supported by concentration of 
mixed-use development and live/work units

What is your vision for neighborhood activity centers?

 Transition Areas Buffering Existing Low Density Neighborhoods

Mix of Commercial w/residential (live/work, flats) 

View 1 (see aerial diagram on the back for orientation)

View 2 (see aerial diagram on the back for orientation)
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Office
Live/Work
Commercial/Retail
Townhouse
Row House
Flats
Existing Buildings 

The visuals presented below are to aid in community dialogue. They will be updated through 
early next year to reflect community input and other feedback received from City Council, Planning 
Board, and boards and commissions.

Large commercial setback 
from the streetUnaddressed 

transition to 
neighborhoods

Parking forward 
design that creates 
an unwalkable  and 
unfriendly pedestrian 
environment Large commercial 

buildings

I n t e r n a l i z e d 
surface parking 

L i v e / w o r k 
unit transition 
zones

Low to medium density housing, and 
retail that serves as a buffer/transition 
to adjacent low density neighborhoods

Meaningful shared green 
space and infrastructure  

Medium density flats mixed in 
with existing commercial and 
industrial spaces

Before 

AFTER 
View 1

View 2

Form/Height
BC-1 and BC-2 zone districts, which are most common in these centers, encourage more suburban types of development, e.g. 
large setbacks and buildings that front parking. This largely reflects the characteristics of the older shopping centers that were 
developed in the early 60s and 70s. Development is restricted to three stories, and a building height of 35’, except where height 
modifications are permitted (generally areas with adopted area plans). While most centers are designated as Community 
Business (CB), new and emerging neighborhood centers in North Boulder and Boulder Junction are zoned as mixed-use (MU) 
and Business – Main Street (BMS), which both encourage a more walkable, pedestrian-friendly and mixed-use environment. 

Uses
Most neighborhood centers have a land use designation of Community Business (CB), which the plan describes as a “focal point 
for commercial activity serving a subcommunity or a collection of neighborhoods.” Residential uses such as single-family and 
multi-family housing, duplexes and townhouses are allowed in these centers but are not commonly developed. 

What can we expect from current policy? 

Draft Principles 
1. Mix of activities and vibrancy.  Include a mix of locally-serving retail (e.g. retail anchors such as grocery stores and 

personal services such as hair salons) and other activities (e.g. smaller-scale office uses) to meet day-to-day needs and 
sustain both daytime and evening activity. 

2. Mobility hubs.  Include a richness of transportation amenities and conveniences such as sheltered seating, shared bicycles, 
bike cages and repair stations, among others. 

3. Meaningful public realm.  Create permeability in centers with a mix of semi-public and public spaces that are connected 
visually and easy to navigate. Include civic and cultural uses as well as outdoor seating, shade trees and green spaces in the 
public spaces to create a unique identity and sense of place. 

4. Architectural appeal. Foster approachability and appeal of buildings through multiple entrances, four-sided design and 
attractive, well-designed architecture made of quality, long-lasting materials.  

5. Comfort and safety. Include human-scaled lighting, furnishings, signs and way-finding that feel welcoming, safe and 
comfortable for users of all ages and abilities. Provide unimpeded connections within the centers between parking, transit, 
retail and residential uses.

6. Parking not dominant.  Place parking behind and to the sides of buildings or in structures rather than in large street-facing 
lots. Encourage parking management strategies, such as shared parking, and versatile parking structures that are designed 
with the flexibility to allow for different uses in the future.

7. Low-impact design. Contribute toward sustainability goals with low-impact site design that incorporates green 
infrastructure (e.g. permeable materials and bioswales).   

8. Transitions to neighborhoods.  Ensure compatibility of buildings with adjacent residential uses and decrease intensity of 
activity around edges near neighborhoods. Encourage a diversity of residential uses such as attached single family housing, 
rowhomes and a variety of flats within these areas of transition.

Tells us what you think!

Neighborhood Activity 
Centers

NOVEMBER 30, 2016

DRAFT
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The visuals presented below are to aid in community dialogue. They will be updated through 
early next year to reflect community input and other feedback received from City Council, Planning 
Board, and boards and commissions.

• Serve as a focal point for neighborhoods.  They provide goods and 
services to meet the day-to-day needs of nearby residents, workers, 
and students

• Located throughout Boulder, generally along major corridors
• Accessible from surrounding areas by vehicle, walking, bike, and 

transit
• Generally classified as Community Business on the Land Use 

Designation Map and have Business Commercial (BC-1 and BC-2) 
Zoning

• Have distinct identities and are important to the nearby 
neighborhoods

• Sometimes contain community services and functions such as 
libraries, or public spaces

• Generally, do not include housing; and 
• Range in size from small locally serving businesses to larger grocery 

stores or anchor stores.  Total area ranges from 4-acres (Willows 
Shopping Center) to 30+ acres (Meadows) 

EXISTING CHARACTERISTICS

Central and East Boulder, Crossroads, & University Neighborhood Activity Centers

Community Plaza/North Broadway 
Shopping Center 

Ideal Market 
Walmart 

The Roadhouse 

Diagonal Plaza 

Boulder Junction 

55th and Arapahoe
Ozo, Snarf’s 

BVCP Land Use

Reside ntial

Very Low Density Residential (VLR)

Low Density Residential (LR)

Manufactured Housing (MH)

Medium Density Residential (MR)

Mixed Density Residential (MXR)

High Density Residential (HR)

Business

Community Business (CB)

General Business (GB)

Service Commercial (SC)

Transitional Business (TB)

Regional Business (RB)

Industri al

Community Industrial (CI)

General Industrial (GI)

Light Industrial (LI)

Performance Industrial (PI)

Mixed Use

Mixed Use Business (MUB)

Mixed Use Industrial (MUI)

Mixed Use Residential (MUR)

Open Space and Mountain Park s

Open Space, Acquired (OS-A)

Open Space, Development Rights (OS-DR)

Open Space, Other (OS-O)

Othe r

Agricultural (AG)

Park, Urban and Other (PK-U/O)

Public (PUB)

Environmental Preservation (EP)

¹º School

Æc Library

Row homes and townhomes provide transition 
to adjacent residential neighborhoods

Pedestrian walkway and shared greenspace for 
residents, employees, and commercial visitors. 

Office and community serving retail 
concentrated along the arterial  with row homes 
and townhomes behind 

Mobility hub supported by concentration of 
mixed-use development and live/work units

What is your vision for neighborhood activity centers?

 Transition Areas Buffering Existing Low Density Neighborhoods

Mix of Commercial w/residential (live/work, flats) 

View 1 (see aerial diagram on the back for orientation)

View 2 (see aerial diagram on the back for orientation)
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Most of the Boulder Valley Regional Center (BVRC) has a land use designation of Regional Business (RB), which the plan 
describes as places with “major shopping facilities, offices, financial institutions.” Although residential uses such as single-
family and multi-family housing, duplexes and townhouses are allowed in this center, commercial development is more 
prevalent. Some housing exists along 30th, 26th, and Folsom Street and there is potential for more housing. 

Some zoning districts (Business – Regional 1) within the BVRC reflect a more suburban development standard, e.g. large 
setbacks and buildings that front parking. Development is restricted to three stories and a building height of 35’, except where 
height modifications are permitted (generally areas with adopted area plans). Design guidelines have been adopted for the 
BVRC which is primarily used in the site review process and minor modifications to a previously approved development. 
The threshold for a site review process in a Business – Regional 1 zone district (BR-1) is three acres, or 50,000 square feet of 
floor area. The aim of the BVRC Design Guidelines is to create a “high-quality center” by establishing design goals related to 
the following components of development: site layout, circulation, parking, useable open space, landscaping, streetscape, 
building design and signage. 

Uses

Form/Height

Parking forward 
design that creates 
an unwalkable  and 
unfriendly pedestrian 
environment

Before 

AFTER 

The visuals presented below are to aid in community dialogue. They will be updated through 
early next year to reflect community input and other feedback received from City Council, Planning 
Board, and boards and commissions.

Office
Live/Work
Commercial/Retail
Townhouse
Row House
Flats
Existing Buildings 

Internalized parking 
with pedestrian 
connections

Pedestrian friendly  
entry 

Commercial buildings 
with  smaller floor plates 
that front the street. 

Meaningful open space and 
green infrastructure  

Townhomes that serve 
as a buffer/transition to 
residential neighborhoods

View 1

View 2

Commercial buildings 
with large floor plates

Single-use development

What can we expect from current policy? 

Draft Principles Tells us what you think!

1. Mix uses to support local and regional needs.  Encourage a mix of uses and activities that serve a primarily commercial 
function (e.g. large format retail and shopping, restaurants, offices, hotels) to meet the retail needs of the community and 
Boulder Valley and sustain daytime and evening activity. Include cultural and recreational amenities.   

2. Regional mobility hub.  Function as a regional multimodal hub by addressing ways to get around on foot, by bike, and 
by local transit service and offering amenities for users of all transportation modes by including sheltered seating, shared 
bicycles, bike cages and repair stations, among others. Improve access and connections to and from the regional mobility 
hub. 

3. Meaningful public realm.  Create permeability in centers with a mix of semi-public and public spaces that are connected 
visually for intuitive navigation. Include civic and cultural uses as well as outdoor seating, shade trees and green spaces in 
the public spaces to create a unique identity and sense of place. 

4. Architectural appeal. Foster approachability and appeal of buildings through multiple entrances, four-sided design and 
attractive, well-designed architecture made of quality, long-lasting materials.  

5. Comfort and safety. Include human-scaled lighting, furnishings, signs and way-finding that feel welcoming, safe and 
comfortable for users of all ages and abilities. Provide unimpeded connections within the centers between parking, transit, 
retail and residential uses.

6. Parking not dominant. Place parking behind and to the sides of buildings, in structures, or underground rather than in 
large street-facing lots. Encourage versatile parking structures that are designed with the flexibility to allow for different 
uses in the future. 

7. Low-impact design. Contribute toward sustainability goals with low-impact site design that incorporates green 
infrastructure (e.g. permeable materials and bioswales).   

DRAFT

Boulder Valley 
Regional Center

NOVEMBER 30, 2016
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The visuals presented below are to aid in community dialogue. They will be updated through 
early next year to reflect community input and other feedback received from City Council, Planning 
Board, and boards and commissions.

• Serves as a regional commercial destination with goods and 
services to meet the needs of the community

• Located in Boulder’s Crossroads area along the highways and 
arterials and is accessible by vehicle, transit, and for pedestrians 
and bicycles locally and regionally

• Classified as General, Regional, and Mixed Use Business on the 
Land Use Designation Map and generally has Business Regional 
(BR-1) Zoning with the highest level of commercial 

• Contains the regional mall, some larger big box commercial uses, 
a multitude of other restaurants and retail, offices, and some 
residential and is over 200 acres in size

Marshalls, REI

29th St. Mall

King Soopers

Ross

Target

McGuckin, Sprouts

Safeway

BVCP Land Us e
Residentia l

Low Density Residential (LR)

Manufactured Housing (MH)

Medium Density Residential (MR)

Mixed Density Residential (MXR)

High Density Residential (HR)

Busine ss

Community Business (CB)

General Business (GB)

Transitional Business (TB)

Regional Business (RB)

Industrial

Community Industrial (CI)

Light Industrial (LI)

Mixed Us e

Mixed Use Business (MUB)

Mixed Use Industrial (MUI)

Mixed Use Residential (MUR)

Open Space and Mount ain Parks

Open Space, Acquired (OS-A)

Open Space, Other (OS-O)

Other

Park, Urban and Other (PK-U/O)

Public (PUB)

¹º School

Æc Library

Æa Bus Stop

BVRC Boundary

EXISTING CHARACTERISTICS

Boulder Valley Regional Center

Ground-floor retail
Meaningful shared 
green space

Refurbished commercial building Live/workMulti-use path

Family flats  (2-3 bedrooms) Neighborhood amenities 

Medium Density Mixed-use Neighborhood 

 Mixed-use Walkable Street 

Mobility hub supported by a 
concentration of mixed-use 
development

What is your vision for the BVRC?

View 2 (see aerial diagram on the back for orientation)

View 1 (see aerial diagram on the back for orientation)
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Before 

AFTER 

The visuals presented below are to aid in community dialogue. They will be updated through 
early next year to reflect community input and other feedback received from City Council, Planning 
Board, and boards and commissions.

Office
Live/Work
Commercial/Retail
Townhouse
Row House
Flats
Existing Buildings 

Retrofit of an 
existing industrial 
building Create useful, connected 

green space and 
infrastructure

Maintain sufficient 
parking supply

Preserve existing 
industrial buildings

Collective mix of uses and 
services with a diversity of 
housing types

Heavily dominated by 
parking and impervious 
surfaces

Access to existing 
Greenways and 
Greenspace Single-use business/

industrial site that 
functions  9-5

Parking forward design may 
result in an unfriendly pedestrian 
environment

View 1

View 2

Form/Height
New development in these areas is primarily composed of light manufacturing and business parks and contains a high 
amount of parking relative to the new developments that are more centrally-located within the city. Development 
is restricted to three stories and a building height of 40’ and potentially 45’ if conditionally-permitted. 

Uses
The identified industrial areas have a land use designation of Light Industrial (LI), which the plan describes as 
“primarily research and development, light manufacturing, large-scale printing and publishing, electronics, or other 
intensive employment uses.” Residential uses are allowed under a use review and if at least 1/6 of the existing 
parcel is contiguous with residential zoning or development or city- or county-owned park or open space. Housing 
is uncommon in these districts. Retail services and restaurants, among other non-residential uses are conditionally-
allowed with certain restrictions so that it serves the surrounding neighborhood without undermining the industrial 
uses in these areas.  

What can we expect from current policy? 

Draft Principles 
1. Amenities and mix of uses.  Co-locate locally-serving retail (e.g. retail anchors such as grocery 

stores and personal services such as hair salons) and possibly housing with large employers in 
these employment-rich centers. 

2. Preservation and reuse.  Encourage retention and renovation of existing buildings and infill on 
parking lots. 

3. Transportation connections.  Improve the multimodal system with convenient and pleasant 
ways to get around on foot, by bike and with local connections to regional transit.  

4. Meaningful public realm.  Create permeability in centers with a mix of semi-public and public 
spaces that are connected visually for intuitive navigation. Include civic and cultural uses as well 
as outdoor seating, shade trees and green spaces in the public spaces to create a unique identity 
and sense of place. 

5. Parking not dominant.  Keep parking behind and to the sides of buildings or in structures rather 
than in large street-facing lots.  Encourage parking management strategies, such as shared parking, 
and versatile parking structures that are designed with the flexibility to allow for different uses 
in the future.

6. Low-impact design. Contribute toward sustainability goals with low-impact site design that 
incorporates green infrastructure (e.g. permeable materials and bioswales).   

Tells us what you think!

Industrial/Innovation
Areas

NOVEMBER 30, 2016
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EXISTING CHARACTERISTICSIndustrial/Innovation Areas 

• Located in East Boulder, along Arapahoe 
between 33rd and South Boulder Creek, 
and in Gunbarrel along the Diagonal

• Classified as Light Industrial on the Land 
Use Designation Map and has Industrial 
General (IG) Zoning designed for “research 
and development, light manufacturing, 
larger scale printing and publishing, 
electronics, or other intensive employment 
uses”  and “industrial parks” according to 
the 2010 plan

• Accessible by vehicles but are not 
particularly accessible by transit

• Strong regional connection to the city’s 
greenway system, particularly in East 
Boulder, making the area accessible for 
bicycles and pedestrians

• More auto-centric and less walkable/
bikeable within these areas due to the 
disconnected street grid

Community serving retail

Family flats 

Office

Rowhomes

Co-location of large employers, 
employees, and community 
serving retail

Meaningful shared green space

Live/workMobility hub

Walkable internal 
neighborhood streets

East Boulder Industrial Area

Gunbarrel 
Industrial Area

What is your vision for industrial/innovation areas?

View 1

View 2

Live/work “15-minute” 
Neighborhood

Friendly Walkable Neighborhood 
composed of Medium Density 
Residential  

(see aerial diagram on 
the back for orientation)

(see aerial diagram on 
the back for orientation)
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Boulder Valley
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Industrial /
Innovation Areas

Major Corridors

POSSIBLE LOCATIONS FOR 
FUTURE JOBS AND HOUSING 

About Established Neighborhoods
Places where people live and with most of the
community’s housing
May contain some services, public spaces, parks, other
community facilities
Heart of the community- varied and distinctive,
includes:
Historic and pre-World War II housing organized
around a street grid pattern in and near downtown
Post World War II neighborhoods with a curvilinear
street and cul de sac pattern, and
Neo-traditional, New Urbanist neighborhoods that
contain a mix of housing types and more compact
street design

MAJOR CORRIDORS
Varied in use.  May be commercial transitioning to mixed-
use or medium density housing
Served by high frequency transit connecting the centers
Fairly walkable/bikeable in most locations
Abutting established neighborhoods
Examples: 28th Street, Broadway

NEIGHBORHOOOD ACTIVITY CENTERS

NOV. 2016

DRAFT

Most changes will occur outside of established 
neighborhoods. However, some limited housing 
will continue to occur in neighborhoods as 
retrofits or built on individual lots.

Major Corridors
Regional Activity Centers
Neighborhood Activity Centers
Industrial/Innovation Areas

The generalized location and distinct characteristics of each 
of these types of places are defined below.  

Most future jobs and housing 
 occur in four types of places: 

Stop by anytime for 
information, in-depth analysis, 
updates, and more

www.BoulderValleyCompPlan.net

1. 
2. Boulder Valley Regional Center (29th Street

Center, and 28th /30th Street corridor)

3. Boulder Junction (30th and Pearl)
4. University Hill commercial area
5. North Boulder/North Broadway
6. North Broadway & Quince Center

MAP KEY
7. Diagonal Plaza
8. Ideal market and Community Plaza
9. Basemar (near Baseline and Broadway)

10. Williams Village Center
11. Table Mesa Center
12. Meadows Community Center
13. 55th and Arapahoe
14. Gunbarrel town center
15. Lucky’s Market

Serve as a focal point for neighborhoods.  They provide
goods and services to meet the day-to-day needs of
nearby residents, workers, and students
Located throughout Boulder, generally along major
corridors
Accessible from surrounding areas by vehicle, walking,
bike, and transit
Generally classified as Community Business on the Land
Use Designation Map and have Business Commercial (BC-1
and BC-2) Zoning
Have distinct identities and are important to the nearby
neighborhoods
Sometimes contain community services and functions
such as libraries, or public spaces
Generally, do not include housing; and
Range in size from small locally serving commercial to
larger grocery stores or anchor stores.  Total area ranges
from 4-acres (Willows Shopping Center) to 30+ acres
(Meadows)

BOULDER VALLEY REGIONAL CENTER
Serves as a regional commercial destination with goods
and services to meet the needs of the community
Located in Boulder’s Crossroads area along the highways
and arterials and is accessible by vehicle, transit, and for 
pedestrians and bicycles locally and regionally
Classified as General, Regional, and Mixed Use Business on
the Land Use Designation Map and generally has Business
Regional (BR-1) Zoning with the highest level of commercial
Contains the regional mall, some larger big box commercial
uses, a multitude of other restaurants and retail, offices,
and some residential and is over 200 acres in size

INDUSTRIAL/INNOVATION AREAS
Located in East Boulder, along Arapahoe between 33rd and
South Boulder Creek, and in Gunbarrel along the Diagonal
Classified as Light Industrial on the Land Use Designation
Map and has Industrial General (IG) Zoning designed
for “research and development, light manufacturing,
larger scale printing and publishing, electronics, or other
intensive employment uses”  and “industrial parks”
according to the 2010 plan
Accessible by vehicles but are not particularly accessible
by transit
Strong regional connection to the city’s greenway system,
particularly in East Boulder, making the area accessible for
bicycles and pedestrians
More auto-centric and less walkable/bikeable within
these areas due to the disconnected street grid

1a.    East Boulder Industrial/Innovation Center
1b.    Gunbarrel Industrial/Innovation Center

ATTACHMENT C
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