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Study Session 
MEMORANDUM 

 
 
TO: Members of City Council 
 
FROM: Jane S. Brautigam, City Manager 
 David Driskell, Interim Housing Director  
 Jeff Yegian, Housing Division Manager 
 Susan Richstone, Deputy Director of Community Planning and Sustainability  
 Lesli Ellis, Comprehensive Planning Manager 
 Jay Sugnet, Project Manager  
 Crystal Launder, Housing Planner 
 Marie Zuzack, Planner 
   
DATE: June 9, 2015 
 
SUBJECT: Housing Boulder   

 
 
EXECUTIVE SUMMARY 
 
The purpose of the study session is to request council feedback on the development of a next 
generation housing strategy, in particular the “preliminary themes” that have emerged from the 
community conversations to-date, and next steps in developing a draft comprehensive housing 
strategy.  The strategy will provide a housing policy framework, including community priorities 
for action and specific tools to help meet the six council-adopted goals: 
 

1. Strengthen Our Current Commitments 
2. Maintain the Middle 
3. Create Diverse Housing Choices 
4. Strengthen Partnerships 
5. Enable Aging in Place 
6. Create 15-Minute Neighborhoods 

 
Since spring 2013, the city has worked with the community to gain a better understanding of 
Boulder’s housing challenges and start identifying specific tools to address those challenges in a 
manner consistent with shared community values. After gathering community ideas for action to 
help make housing in Boulder more affordable and inclusive, the project team collected 
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community feedback on priorities for action, including identification of which ideas might work 
best and where.  From the project process and community input to date staff has identified 
emerging “themes” that could serve as the basis for developing the draft strategy. These are 
outlined in Attachment A. A key focus of this study session is to discuss the preliminary themes 
with council and determine if they should serve as the basis for developing a draft strategy 
document for further community conversation and consideration.    
 
Based on council input and direction, the Housing Boulder team will proceed to develop a draft 
strategy for community review in summer 2015 and board and council consideration in fall 2015. 
The draft strategy will establish an overall framework, define strategic priorities, and set forth 
implementation actions in three broad categories: vision and policy changes (carried forward as 
part of the 2015 Boulder Valley Comprehensive Plan update); pilot projects and programs; and 
code and regulatory changes. Implementation steps would begin in late 2015. 
 
The Housing Boulder team is requesting feedback on the following questions: 
 

1. Does council have questions or input on the community input received to date and 
preliminary themes that have emerged? 

2. Should staff proceed with development of the draft strategy for community review, and 
does council have further input related to developing the draft strategy? 

3. Does council have feedback on the working groups’ proposed changes to the Housing 
Boulder goals statements? 

4. Does council have questions or input related to the project timeline, next steps and 
integration with other planning efforts?   

 
 

I. BACKGROUND 
 

Since adoption of Boulder’s 1999 Housing Strategy, significant progress has been made on its 
goals, resulting in thousands of permanently affordable housing units for lower income 
households and placing Boulder in the forefront of housing policy and action nationwide. 
However, Boulder’s housing market continues to be strong, and housing affordability challenges 
have continued to grow. In response, Council held study sessions on Feb. 12 and May 14, 2013 
to better understand the current housing challenges and provide direction on the development of 
a new comprehensive housing strategy. Four phases were proposed to develop the strategy: 
 
1 Foundations for Action. A housing market study was completed in 2013 as a first step to 

understand the city’s housing situation for both renters and owners, with a particular focus on 
housing opportunities for workers and low and middle income residents. This work, 
including consideration of comparative data from the region, helped quantify Boulder’s 
current housing challenges and identified conditions and trends that helped define the 
project’s goals (see the Boulder Housing Market Analysis). Additionally, a housing choice 
survey and analysis was completed in early 2014 to provide data on residents’ and in-
commuters’ housing needs and preferences (see the Boulder Housing Choice Survey and 
Analysis). This work helped provide qualitative data about local housing market conditions 
as well as housing needs. This phase included focus groups with seniors, Spanish speaking 
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community members, Hmong speaking community members, and people who currently 
commute into the city for work. Council reviewed the foundations work and background 
materials at a May 27, 2014 study session. Key findings from the foundations work included: 
 Boulder rental market is very tight, with record low vacancy rates (9.7% in 2003, 1.4% in 

Q1-Q3 of 2013). There was a slight increase in 2014, but that was mostly attributable to 
new units available for lease. 

 The shortage of rental units affordable to 50% Area Median Income ($31,500) doubled 
from 2006 (5,800 units to 10,000 units). 

 Housing prices in Boulder continue to outpace the county and region – median detached 
home sales price exceeded $600,000 in 2013 ($685,000 in 2014). Recent increases in 
assessed valuation by the County Assessor have confirmed these trends, with median 
housing values increasing by an average of 20% in Boulder for the period from June 30, 
2012 to June 30, 2015. 

 The city’s inventory of permanently affordable rental units has helped preserve some 
lower income diversity. 

 Recent trends in some of the housing products being created in Boulder are consistent 
with shifting market demand towards smaller units, mixed‐use, and walkable 
neighborhoods with high transit access.  

 Housing for middle income households, especially family households, is becoming more 
scarce.  

 Demand for housing in Boulder living is unlikely to drop— an expanded toolkit of 
policies and programs is needed if the city wishes to maintain a mix of households and 
incomes in Boulder. 

  
2 Strategic Direction. With a better understanding of key issues and informed by further 

discussion with partners, stakeholders and council, the past months have been focused on 
defining the strategic priorities and directions for responding to Boulder’s housing 
challenges. To initiate this step in the process, staff drafted an initial “laundry list” of 
potential policies and tools that might help address Boulder’s housing challenges. The 
purpose of the toolkit was to inform community discussion. Over the past months, additional 
tools have been identified by community members and stakeholders and subsequently added 
to the toolkit.  
 
At its Sept. 2, 2014 meeting, council adopted the Housing Boulder goals to guide work on 
the project. These are high level goals that define what it is we are trying to achieve. 
Subsequent work will define any quantified targets to measure progress toward each goal, as 
appropriate. At the same meeting, council also directed staff to pursue the Palo Parkway 
opportunity site and other short term actions. Five working groups, each comprised of 10 to 
12 diverse community members and organized around each of five goal areas, met monthly 
from January through May 2015 to evaluate the Toolkit of Housing Options and identify the 
most promising tools for a broader community discussion.  
 
Broader community outreach was also undertaken, as summarized in this memo and its 
attachments (see section V. Community Engagement and Attachment B). These efforts were 
guided by the Housing Boulder Process Subcommittee, launched in February 2015 to 
monitor and provide input on the public engagement process for the project. The committee 
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is comprised of City Council members Lisa Morzel, Andrew Shoemaker, and Mary Young, 
and Planning Board members Crystal Gray and Leonard May. Subcommittee notes are 
posted on the website. In total, well over 1500 people participated in the community 
conversations and events since January 2015, building on the 3000+ participants in the initial 
survey work of Phase 1. 
 
On April 28, 2015, City Council was provided with a briefing on the project, including the 
2015 Community Profile, 2015 Affordable Housing Trends and outreach materials 
summarizing Boulder's housing challenges and opportunities for the community to 
participate.  Planning Board was briefed and provided input on the project on Feb. 19, April 
2, and May 21, 2015.  

 
Drawing on the results of Phase 1 as well as input received through the working group 
process, neighborhood workshops, and online and in-person engagement, staff worked to 
define preliminary themes that could form the basis of a strategy. A rough draft of the themes 
was discussed at a Joint Working Group Meeting on May 27 and modified based on input 
received. The current iteration is attached with this memo (Attachment A).  
 
Based on direction from council, the Housing Boulder team will develop a draft strategy 
document for community review and input in summer 2015, with board and council 
consideration in the fall. Adoption of the draft strategy will conclude this phase of the 
Housing Boulder work effort. 

 
3 Strategic Action. Based on the council-approved strategy, the integrated staff team will 

develop a detailed work program and implementation schedule for short, medium and long-
term actions. It is expected that implementation activities will fall into three broad categories: 
vision and policy changes (carried forward as part of the 2015 Boulder Valley 
Comprehensive Plan update); pilot projects and programs; and code and regulatory changes. 
Implementation steps would begin in late 2015  

 
4 Governance, Monitoring, Reflection and Action. As strategic priorities are acted upon, an 

ongoing governance process will engage the community and partners in monitoring 
outcomes, evaluating changing conditions, and determining next steps in continuing to 
advance the community’s affordability goals. This may include creation of an ongoing 
advisory board or similar structure to guide implementation efforts. Options for this structure 
and process will be presented to council in conjunction with the final strategy document in 
fall 2015. 

 
II. PRELIMINARY THEMES AND DIRECTION FOR THE DRAFT STRATEGY 

 
The themes are a first cut at defining the overall strategic direction for Boulder’s “next 
generation” of housing policies and actions, and will serve as the basis for developing a draft 
strategy document for community, board and council review and input later this summer and 
fall.  A rough draft of the themes was reviewed and discussed at the final joint working group 
meeting on May 27.  In summary, the working group members thought the themes are relevant 
and a good start for guiding implementation actions.  The full meeting notes are here.  The 
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version of themes presented in Attachment A, is a second iteration that incorporates feedback 
received from the working groups as well as subsequent staff discussion.  
 

III. RECENT ACCOMPLISHMENTS 
 
At its January 2014 retreat, City Council requested that staff bring forward some action items to 
address housing challenges concurrently with development of the strategy.  Following are the 
most significant areas of progress. 
 
Preservation of Existing Units 
In 2014 council discussions, the preservation of affordable units was identified as a priority. Of 
the 141 permanently affordable housing units added to the city's inventory in 2014, 84 were 
added through the conversion of existing market rate units (or office square footage). The two 
projects were The Nest (2995 Eagle Way) and Bridge House Ready to Work (4747 Table Mesa 
Dr.). In 2015, an additional 203 existing market-rate apartment units are on track for being 
acquired, rehabilitated and made permanently affordable. 
 
Progress on the 10% Goal 
With recent funding commitments, over 8 percent of the city’s housing stock will be 
permanently affordable, making steady progress toward the community’s 10 percent goal.  
 
Palo Park Family Housing 
After extensive neighborhood outreach by Boulder Housing Partners (BHP) and the city, on Feb. 
17, 2015, City Council authorized the City Manager to transfer ownership of 4525 Palo Parkway 
to BHP to develop affordable housing on the 3.2-acre site.  BHP will develop a concept plan 
with neighborhood involvement and apply for annexation within 12 months. 
 
Affordable Housing Linkage Fee on Non-residential Development 
On May 19, 2015, City Council adopted a citywide affordable housing linkage fee on non-
residential development. The linkage fee was one of a number of city initiatives in early 2015 
intended to address community concerns about recent development trends and growth paying its 
own way. Once fully implemented, the linkage fees collected will provide a significant new 
source of funding for the city’s affordable housing program and will more equitably distribute 
the responsibility for funding affordable housing across different sectors of the community. The 
linkage fee will be phased in starting in September 2015.  Concurrently, a new more 
comprehensive linkage fee study will be prepared as one component of the studies to be 
completed later this year to update the city’s development-related impact fees and excise taxes.  
 
 

IV. COMMUNITY ENGAGEMENT  
 
The Housing Boulder project has benefited from a robust community engagement effort 
including the use of new tools.  The primary components have been: 

A. working groups 
B. community events and neighborhood workshops 
C. digital engagement tools 
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A. Five working groups, each comprised of 10 to 12 community members, met monthly from 

January through May 2015 to refine the project goal statements, better understand the data 
relevant to each area, evaluate the Toolkit of Housing Options and identify the most 
promising tools for a broader community discussion.  The groups were organized to focus on 
the five Housing Boulder goals: 

 
1. Strengthen Our Current Commitments  
2. Maintain the Middle 
3. Create Diverse Housing Choices 
4. Strengthen Partnerships  
5. Enable Aging in Place  

 
Attachment C includes a summary prepared by each working group of the key issues and a 
list of the tools it concluded should be further discussed and explored by the community.  
The working groups approved the summaries as representative of their discussions and 
inclusive of their members’ perspectives.  The working group members were selected to 
provide demographic, geographic, and professional diversity, with preference given to people 
that have experience related to a Housing Boulder goal and a demonstrated ability to seek 
collaborative solutions in a group setting. The working groups were not intended to be 
representative of the community as a whole, nor were they expected to reach consensus. 
They were a place of exchange, shared learning and debate. Each group met four or five 
times, and then all together on May 27.   
 
Each of the five working groups suggested some rewording of the initial goal statements that 
were adopted by City Council in September 2014.  The suggested changes are included in the 
working group summaries in Attachment C.  Staff requests council feedback on the 
suggested changes. Any wording revisions will be reflected in the draft strategy document. 

 
B. Two community events and five neighborhood workshops were hosted in 2015 (see 

Attachment B for event details and summaries of input) to share information, gather ideas, 
and identify community priorities for action. 
 
• Community Forum - "Why Housing Matters" on Jan. 26 at eTown Hall  

o 220 attendees 
• Speaker Panel - "Fresh Perspectives " on April 27 at First Presbyterian Church 

o 180 attendees 
o More than 630 viewers live-streamed the event via Periscope  

• Neighborhood Workshops 
o Central – May 11 at First Presbyterian Church 75 attendees 
o East – May 13 at Naropa Nalanda Event Center with 35 attendees 
o North – May 14 at Boulder American Legion with 55 attendees 
o South – May 18 at St. Paul's United Methodist Church with 75 attendees 
o Boulder Employers and Employees – May 20 at Museum of Boulder with 35 

attendees 
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C. The Housing Boulder effort also utilized digital engagement tools to a greater degree than 
other recent policy projects. These have included:  

 
Inspire Boulder 
Inspire Boulder offers an ongoing online conversation to generate community interest in and 
feedback on Housing Boulder. Since November 2014, 39 community members have 
submitted their ideas about how to make housing more affordable and inclusive, why housing 
matters, and how to measure progress towards meeting Boulder’s housing goals. These ideas 
were communicated to the working groups where appropriate, informed the Housing Boulder 
Toolkit, and were considered along with other community input in the development of the 
Preliminary Themes.  

Code for America Partnership 
To support more inclusive and collaborative community engagement with Housing Boulder, 
the city established a seven-month partnership with Code for America, a national nonprofit 
that specializes in creating new ways for community members to collaborate and interact 
with government and each other. The goal of the partnership is to create new platforms to 
enable residents of all ages and demographics to participate in Boulder’s local government.  
See Attachment D for more information on the partnership and examples of which tools 
were used. 
 
As of May 2015, Code for America has concluded its involvement in the community 
engagement portion of the Housing Boulder project. From June through July 2015, several 
Code for America staff members will be analyzing the information gathered during the past 
five months and preparing a final report about community engagement tools. In addition, 
Code for America will contribute $15,000 to the city in training, education, and additional 
software as a service and open source technical support to continue the use of some of the 
tools that have helped reach a wider audience. The city’s expectation is that Code for 
America will conclude its work in July as planned, and that the “content-neutral” 
technologies will remain available to increase the city’s capacity to engage more people in 
discussions about community projects. 
 
Virtual Housing Tour 
In an effort to help educate the community about the variety of housing options available in 
Boulder and profile some of the people that live in each type of housing, staff is creating a 
virtual housing tour. This map will offer a sample of the various housing types in the 
community, both permanently affordable and market-rate, highlighting our community’s 
achievements as well as ongoing challenges.  

 
V. DRAFTING THE STRATEGY 

The Housing Boulder Strategy will set forth a creative mix of policies, tools, and resources to 
make progress on multiple fronts in a manner consistent with the Boulder community's priorities, 
values, and overarching sustainability framework. The strategy will help inform and guide future 
council discussions about which policies and tools to prioritize in the near- and long-term within 
the context of the broader housing strategy. The strategy will NOT adopt any specific proposals, 
ordinance changes, or land use/zoning changes, but rather will identify priorities that will be 
incorporated into the city's work plan and specific tools that will require further staff analysis, 
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community discussion, and potentially pilot projects. The strategy is envisioned as a "living 
document" that will guide ongoing work related to housing policies and programs. Council 
adoption of the strategy will not signal the end of the city's housing-focused discussions, but 
rather will inform annual work program priorities aimed at continual monitoring, evaluation, and 
action to strengthen and expand housing opportunities through a variety of tools and coordinated 
strategic initiatives. 
 
In particular, it is anticipated that the Housing Boulder Strategy will inform key areas of focus in 
the 2015 Boulder Valley Comprehensive Plan (BVCP) Update. Any of the Housing Strategy 
recommendations that are not consistent with the 2010 BVCP will be discussed as part of this 
larger community engagement process, which will begin in July 2015. The Process 
Subcommittee will discuss additional approaches to community outreach over the summer to 
arrive at a final draft strategy for Planning Board and City Council consideration in the fall.  
 

VI. NEXT STEPS 
 

In June and early July, staff will draft a housing strategy based on community, board, and 
Council input. A Planning Board meeting is currently scheduled for July 21 to provide input on 
the draft strategy followed by a Planning Board hearing in late August and Council adoption in 
September. The Housing Boulder Process Subcommittee will guide community engagement on 
the draft strategy over the summer and as a result adjustments may be made to the overall 
schedule. 
 
For more information, please contact Jay Sugnet at sugnetj@bouldercolorado.gov, (303) 441-
4057, or www.HousingBoulder.net. 
 
 
ATTACHMENTS  
A. Preliminary Themes for Housing Boulder 
B. Community Engagement Events Overview 
C. Working Group Summaries 
D. Digital Communications Tools – CfA Partnership 
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PRELIMINARY THEMES for HOUSING BOULDER 
Key ideas and strategic directions for an affordable and sustainable future June 2015 
 
The following themes for Housing Boulder emerged from community conversations that have engaged 
literally thousands of Boulder residents, businesses and employees in discussions about Boulder’s 
housing challenges and opportunities. 
 
It has not been an easy conversation. While there is widespread agreement that the loss of 
affordability is a significant issue, with impacts for the kind of community we are and will be, there are 
differences of opinion on how best to respond, or even whether we should respond at all. However, 
despite points of contention, some shared themes have emerged that reflect areas of general 
consensus and start to give shape and direction for the development of a meaningful and effective 
comprehensive housing strategy. 
 
The ideas in this document were developed based on the analysis of Boulder’s housing challenges in 
the Foundations Phase of the project; the input received from council and planning board at briefings 
and study sessions over the past two years; and community input received through the working 
groups, open houses, neighborhood workshops, and online and in-person engagement. Many thanks 
are due to everyone who has engaged in the Housing Boulder process and helped shape this document.  
 
The document considers the full range of tools available to the city to guide and facilitate housing 
outcomes, but recognizes that the city does not directly control the development or even preservation 
of housing. It is therefore focused on tools such as land use and zoning regulations; related regulatory 
and policy options; incentives and direct investments that can leverage other resources; and 
partnerships.  
 
Importantly, the themes and overall strategic directions developed through this process must also take 
into account other aspects of Boulder’s community values—not just our desire to advance 
affordability. In the process of facilitating housing outcomes, we must also strive to create and 
preserve great neighborhoods that support healthy human development, advance our ideals for a 
vibrant and inclusive society, and are consistent with our community’s commitment to long term 
sustainability. 
 
The themes that follow are a first cut at defining the overall strategic direction for Boulder’s “next 
generation” of housing policies and actions. A rough draft of the themes was reviewed and discussed 
at the final joint working group meeting on May 27. This version represents a second iteration that 
incorporates feedback received at that meeting. 
 
Based on Council feedback and direction, the Housing Boulder team will conduct additional analysis 
and work to develop a draft strategy document for community, board and council review and input 
this summer and fall, taking these thematic areas of focus and making them into actionable strategies. 
The process for community engagement and discussion will be developed in collaboration with the 
Housing Boulder Process Subcommittee, and coordinated with the outreach efforts for the Boulder 
Valley Comprehensive Plan. Updates about the project timeline and next steps will be provided on 
www.housingboulder.net.    

Attachment A - Preliminary Themes of Housing Boulder
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Housing Boulder: Preliminary Theme 

1 PRESERVE EXISTING AFFORDABLE HOUSING 

Rationale 

The addition of new units cannot offset the loss of existing market-rate affordable units. The 

strategy should prioritize efforts to preserve the affordability of existing units, including units for 

seniors, lower as well as middle income families, and people with special needs. 

Goals Supported 

 Strengthen Our Current Commitments  

 Maintain the Middle 

 Diverse Housing Choices 

 Strengthen Partnerships 

 Enable Aging in Place 

 

Short List of Potential Tools / Strategies 

 Buy and Preserve Existing Units 

 Protect Mobile Home Parks 

 Allow One-for-One Replacement of 

Existing Affordable Units 

 Expand Low-Interest Home 

Rehabilitation Loans 

 Expand Housing Choice (Section 8) 

Voucher Options  

 Limit Short-term Rentals 

 Discourage Demolitions 

 

From Theme to Strategic Direction… 

 

There are three aspects of this theme:  

 Ensuring the long-term viability of existing permanently affordable units through continued 

maintenance and reinvestment;  

 Acting to bring market-rate units that are currently affordable into the city’s permanently 

affordable housing stock; and  

 Working to preserve the affordability of market-rate units without having to purchase and place 

deed restrictions on them.  

 

The city and its partners are already active in the first two areas, and the strategy going forward 

should continue to place a priority on these tools, because they make financial sense. As an 

example, the city recently allocated $8.25 million in Affordable Housing Funds to assist in the 

acquisition and rehabilitation of 203 existing apartment units in southeast Boulder. Through this 

process, these units will become part of the city’s permanently affordable housing stock, at a cost of 

$40,640 per unit in city contributions, as compared to an average per unit subsidy over the past  
 continued 
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three years of $82,000 in new construction projects. These types of actions do not push the 

envelope in terms of innovation, but they are proven and cost effective. They should remain a key 

area of focus. 

 

The more challenging area of action—and an area for innovative thinking—is in preserving the 

affordability of existing market-rate units without bringing them under deed restrictions. Tools for 

potential consideration would include actions to discourage the replacement of modest-sized and 

low-cost homes with larger and more expensive homes, such as protecting existing mobile home 

parks or discouraging demolitions. Financial tools such as home price buy-downs, rent vouchers and 

low-interest second mortgages can help bridge the gap between household income and home price 

or rent, but they do not help preserve the affordability of the actual unit. Development of new tools 

in this area could form the basis for a Middle Income Housing Program that builds on and extends 

the city’s successful efforts to support lower income households, with particular focus on middle 

income families. 
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Housing Boulder: Preliminary Theme 

2 FACILITATE MORE DIVERSE HOUSING OPTIONS  

Rationale 

The market tends to gravitate towards housing products that provide the best return on 

investment. At present, this includes large, expensive single family homes; market-rate student 

rental apartments; rental apartments targeted to middle and upper income professionals; and 

high-end senior housing. The city should use its regulatory tools and investments to facilitate a 

richer diversity of housing choices and affordability in new development and redevelopment.  

Goals Supported 

 Strengthen Our Current Commitments  

 Maintain the Middle 

 Diverse Housing Choice 

 Strengthen Partnerships 

 Enable Aging in Place 

 

Short List of Potential Tools / Strategies 

 Identify Appropriate Areas for Land Use and Zoning Changes (consider as part of the BVCP 

Update process; link potential changes to “value capture” provisions) 

 Provide Bonuses for Higher Affordability and Certain Housing Types (allow developments that 

provide higher levels of affordability or desired housing types to receive an FAR or height bonus; 

consider limiting to certain areas, such as in areas well served by transit or areas that have 

undergone an area planning process) 

 Enable or Encourage Smaller Units (tiny homes, small homes, micro-units, etc.) 

 Encourage New Affordable Senior, Mixed Age Housing and Co-Housing  

 Encourage Universal (Accessible) Design in All New Housing 

 Utilize City and Partner Land Resources to Facilitate Desired Housing Outcomes 

 Use Affordable Housing Funds to Create Housing for People with Special Needs and Other 

Populations Not Being Served by the Market 

 Prioritize the Creation of Mixed Income Developments  

From Theme to Strategic Direction… 

There are two aspects of this theme:  

 Identifying areas in the city where the addition of new housing is possible and desirable, taking 

into account issues such as transit access, 15-minute neighborhood concepts, and impacts on 

existing neighborhoods; and  

 In areas where new housing development is anticipated or being planned for, ensuring that the 

zoning and other regulatory tools, potentially combined with city investment or incentives, will 

encourage or require the diversity of housing types desired.           continued 
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The city has previously used this type of approach to facilitate desired housing outcomes. For 

example, in 2000 the BVCP update acknowledged the need for more student-oriented housing close 

to campus, and identified the 28th street frontage road as an area where such development could be 

accommodated. Zoning was developed and applied to properties along the street frontage, and 

transportation investments were made to create strong pedestrian and bike linkages to the main 

CU campus. Now, 15 years later, there are 400 units (1,015 beds) of new student-oriented housing 

either recently constructed or in the pipeline. Similarly, new zoning was developed to implement the 

community’s vision for the Transit Village (now called Boulder Junction), including a new zone 

district—RH-6—to facilitate the creation of townhomes, helping ensure a more diverse housing mix 

in the area. That zoning has resulted in the inclusion of 45 family-oriented townhomes as part of a 

current site review application for the area. There are other examples, too, of the city using area 

planning, site reviews, and annexation processes to achieve desired housing outcomes.  

 

The general intent of this theme is that the city can use its land use authorities not only to identify 

areas where the addition of new housing may be appropriate or desired, but also to drive the 

creation of specific housing types that support the community’s vision for its future. While the tools 

need to be applied with care (ensuring that there is clear demand and financial feasibility with 

reasonable rates of return), it is an approach the city has used effectively in the past, and could be 

applied more broadly, particularly in response to concerns that the market is currently favoring 

some parts of market demand (e.g., for one- and two-bedroom rental apartments) and neglecting 

others (e.g., middle income housing for families and seniors). Further development of this as a 

strategy could consider potential combinations of tailored zoning rules, city investment (land or 

money), and related incentives or requirements to drive desired housing outcomes, prioritize the 

inclusion of affordable units “on site” in new market-rate developments, and the creation of diverse, 

high quality neighborhoods that help to serve middle income housing needs.  

 

This can also include a review of the city’s existing zoning to ensure it supports the community’s 

vision. For example, in some medium- and high-density zone districts, requirements for open space, 

setbacks, and parking can often serve to encourage or even require the delivery of fewer large units 

rather than more small or modest-sized units, despite stated higher level policy intent. The city’s 

current exploration of form based code is a potential opportunity to consider how density is 

managed, particularly in areas where medium and high density is anticipated or desired. 
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Housing Boulder: Preliminary Theme 

3 PARTNER WITH NEIGHBORHOODS on HOUSING SOLUTIONS 

Rationale 

Each part of the city is different. What may work as a strategy to support housing choice and 

affordability in one area, may not work in another area. The city should support processes that 

allow neighborhoods to develop appropriate responses to housing concerns and opportunities in a 

manner that advances and preserves housing affordability while being sensitive to neighborhood 

context and enhancing overall neighborhood quality and livability.    

Goals Supported 

 Diverse Housing Choice 

 Maintain the Middle 

 Strengthen Partnerships 

 Enable Aging in Place 

 

Short List of Potential Tools / Strategies 

 Partner with Neighborhoods to Define Area-specific Approaches to Housing Opportunities in 

Existing Neighborhoods (such as preservation of existing housing, accessory units, cooperative 

housing, and consideration of changes in occupancy regulations and enforcement) 

 Support Short-term Pilots in Interested Neighborhoods to Test Alternative Approaches  

 Revisit the Rules Related to the Sharing of Housing and Creation of Second Units (based on 

neighborhood input, consider potential changes on a neighborhood level or citywide related to 

accessory units, cooperative housing, and occupancy regulations, including improved 

enforcement) 

From Theme to Strategic Direction…  

 

This theme incorporates ideas and concerns related to the utilization of existing housing (through 

models such as cooperative housing, or increased occupancy limits to allow more people to legally 

share the cost of renting or buying a home), as well as the potential for smaller scale “infill” housing 

in existing neighborhoods (through the addition of accessory units, or “in law” units).  

 

The addition of a rental unit on an already-developed property, or the ability to split housing costs 

between more occupants, can contribute to affordability. These approaches have appeal in that 

they use the existing housing stock and land area more efficiently, integrating new housing 

opportunities, affordability and diversity into an existing neighborhood without significantly 

disrupting or changing existing neighborhood character. It is no secret that these housing models 

are already in practice in Boulder, sometimes with appropriate approvals and oftentimes without.  
  continued 
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However, such approaches also raise significant concerns regarding neighborhood impacts, such as 

traffic, parking and noise. These concerns are particularly high in neighborhoods located close to 

the university campus, where issues of over-occupancy and illegal second units are already 

widespread.  

 

Developing a more context-specific approach to shared housing and the creation of second units, 

with opportunities for considering and addressing neighborhood-specific concerns and 

opportunities, provides a path for testing different approaches to these promising but challenging 

ideas. Testing alternative approaches at the neighborhood scale could also help inform city-wide 

code changes and improved enforcement strategies. Creating a pilot program that allows interested 

neighborhoods to work with cooperative housing groups and others to develop and test ideas could 

be a promising step toward a more constructive conversation with meaningful outcomes. 
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Housing Boulder: Preliminary Theme 

4 IMPROVE the RELATIONSHIP BETWEEN JOBS and HOUSING 

Rationale 

There are many factors that drive housing demand, and housing prices. Most of these are not 

under the control of local government. However, one area the city has control over, through its 

land use and zoning powers, is the amount of land dedicated to “jobs” and to “housing.” While 

regional growth will continue to affect prices in Boulder, creating a better balance between jobs 

and housing within the city can help mitigate this source of housing price pressure. Further, 

ensuring that non-residential development contributes to the community’s affordable housing 

efforts can help mitigate the impact of new jobs on housing affordability.  

Goals Supported 

 Strengthen Our Current Commitments  

 Maintain the Middle 

 Diverse Housing Choice 

 Strengthen Partnerships

 

Short List of Potential Tools / Strategies 

 Identify Appropriate Areas for Land Use Designation and Zoning Changes (in particular 

changes from commercial to residential or mixed use) 

 Establish an Affordable Housing Linkage Fee for Non-Residential Development 

 Utilize City and Partner Land Resources to Facilitate Desired Housing Outcomes 

 Continue to Work with Key Partners to Provide Reliable, Convenient and Clean Regional 

Transportation Choices 

 Consider Establishing an Increased Local Minimum Wage  

From Theme to Strategic Direction… 

 

This theme acknowledges that job growth contributes to housing demand, and therefore is one of 

the factors that helps drive housing prices. It is, of course, not the only source of housing demand, 

particularly in a community like Boulder that is attractive to retirees, investors, and the self-

employed, to name just a few market segments unrelated to job growth. Also, it is true that 

regional job growth will contribute to housing prices in Boulder, whether or not those jobs are 

located within the city limits. Further, it is as much the types of jobs (and salaries) that impact 

affordability as it is the overall number of jobs.  

 

There is no magic balance between jobs and housing that will eliminate job growth as a factor in 

Boulder’s housing prices. Nor will it eliminate in-commuting and out-commuting. However, 

improving the balance between potential future job growth and potential future housing growth  

 continued 
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(which is currently strongly weighted towards jobs) will help position Boulder for a more balanced 

future, and better achieve the community vision articulated in the Boulder Valley Comprehensive 

Plan.  

 

The city has, in the past, undertaken studies to understand this issue, and subsequently taken action 

to make changes in land use and zoning to reduce the overall potential for new non-residential 

development and increase the overall potential for new housing. Nonetheless, the potential for 

nonresidential development remains high in comparison to residential development (a situation 

that is common in cities around the country), and further steps could be taken to improve this 

balance. The upcoming BVCP Update provides an opportunity to look at this issue again, and 

determine appropriate steps, if any. 

 

Additionally, establishing an affordable housing linkage fee on nonresidential development will help 

mitigate the impact of job-generating growth on affordable housing by establishing an additional 

funding stream to support affordable housing investments. Boulder took the first step towards such 

a linkage fee several years ago in relation to office development in the downtown area, and recently 

expanded the fee to apply to all non-residential development, citywide (making Boulder one of a 

handful of cities nationwide to do so, and the first in Colorado). The city is also engaged in a 

comprehensive review of its development-related fees, which will be looking at this issue more 

comprehensively and could potentially lead to an adjustment to the recently adopted linkage fee 

schedule. 
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Housing Boulder: Preliminary Theme 

5 ENGAGE IN REGIONAL PLANNING and ACTION 

Rationale 

Boulder exists within a high growth region, with adjacent communities experiencing some of the 

same pressures and challenges we face. Many households will choose to live outside of Boulder 

even if their job or school is in Boulder, and vice versa. While price is a key factor in such decisions, 

it is not the only one. A comprehensive approach to understanding and responding to our housing 

challenges and opportunities will require a regional view, and regional action, and coordinated 

planning for housing, jobs and transportation. 

Goals Supported 

 Maintain the Middle 

 Diverse Housing Choice 

 Strengthen Partnerships 

 Enable Aging in Place

 

Short List of Potential Tools / Strategies 

 Continue to Work with Key Partners to Provide Reliable, Convenient and Clean Regional 
Transportation Choices 

 Ensure that Housing Policy Decisions Are Informed by Appropriate Analyses and Consideration 

of Regional Trends 

 Continue to Work with Local and Regional Partners to Address Issues Such as Homelessness 

and to Consider Regional Jobs-Housing Balance Issues (and relationship to transportation 

planning and investment) 

 Engage in State-Level Advocacy for Legislation that Improves Local Control over Housing 

Policy (e.g., rent control and ability to create mixed income developments, ability to protect 

mobile home parks, etc.) 

From Theme to Strategic Direction… 

 

This theme acknowledges that Boulder exists within a region, and that its housing and job markets 

extend beyond the city’s borders. This is particularly important given that the Front Range is 

currently one of the highest growth regions in the country. While the policies adopted and actions 

taken within the city are important, they cannot fundamentally change regional conditions and 

trends that will affect Boulder’s housing prices. Many people with high paying jobs in nearby 

communities will continue to choose to buy or rent in Boulder, affecting housing prices and rents 

within the city; just as the current construction of thousands of apartment units from Denver to Fort 

Collins will undoubtedly affect the price of apartments in Boulder over time. 

 continued 
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Recognizing this regional context is important in two ways: 

 To make informed decisions about adopting appropriate policies and tools the city must monitor 

regional conditions and trends that could affect housing demand and market trends within the 

city; and 

 To inform appropriate regional advocacy and planning efforts that will support an economically 

diverse and vital region with appropriate high quality housing choices at a range of price points 

and convenient, safe and clean travel options. 

 

Boulder faces the challenge of straddling two regional planning planning areas—on the one hand, 

Boulder is located in the northwestern part of the Denver Regional Council of Governments planning 

area, viewed as a residential suburb and secondary job center; yet Boulder is also a regional job 

center in its own right, with a commute shed that stretches from Fort Collins in the north to Denver 

in the south and Weld County in the east. For this latter planning area, there is no formalized 

regional planning mechanism. While the city partners effectively with the county and adjacent 

communities to address transportation planning and issues such as homelessness, the ability to 

consider housing market issues and land use/transportation planning within this regional sphere 

requires greater attention. 
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Housing Boulder: Preliminary Theme 

6 PARTNER TO ADDRESS CHALLENGES and EXPAND OPTIONS 

Rationale 

The city does not develop housing. Private and nonprofit developers, institutions such as the 

University of Colorado, and individual property owners create and preserve housing, guided by the 

city’s policies, regulations and investments. Having strong partnerships, and alignment around 

desired outcomes, is key to long-term success in responding to our challenges and ensuring diverse 

housing choices. While the city has partnered effectively in the past to achieve desired outcomes, it 

may need to consider expanding those partnerships and undertaking new forms of partnership to 

achieve community goals into the future.  

Goals Supported 

 Strengthen Our Current Commitments  

 Maintain the Middle 

 Diverse Housing Choice 

 Strengthen Partnerships 

 Enable Aging in Place

 

Short List of Potential Tools / Strategies 

 Utilize City and Partner Land Resources to Facilitate Desired Housing Outcomes 

 Work Closely with CU to Anticipate Future Housing Needs and Create High Quality Student 

and Work Force Housing in Close Proximity to Campus  

 Consider Fee Reductions, Expedited Review Processes, and/or Modified Standards for 

Permanently Affordable Housing 

 Support the Creation of Permanent Housing Options with Supportive Services for the 

Chronically Homeless 

 Work with the County and Others to Address Senior Housing Issues, such as Tax Issues and 

Availability of a “One Stop Shop” for Senior Housing Opportunities and Supportive Programs 

From Theme to Strategic Direction… 

 

This theme focuses more on the “how” of responding to Boulder’s housing challenges than on the 

“what.” It recognizes that the city’s ability to affect housing outcomes is limited. While the city helps 

to establish “the rules” by which housing is both preserved and developed, and is able to invest in 

the creation of desired housing, it does not build, preserve or manage housing on its own. It relies 

heavily on partnerships to achieve community housing goals. 

 

Boulder has developed effective partnerships to achieve desired housing outcomes in the past.   

 continued 
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These include work with nonprofit housing developers such as Boulder Housing Partners and Thistle 

Communities; partnerships with Boulder County and other service agencies focused on serving 

special needs populations, and partnerships with the University of Colorado to identify and respond 

to student housing needs. The city has also engaged with private for-profit developers to facilitate 

the creation of permanently affordable units within market-rate developments (through voluntary 

agreements) as well as with local nonprofits such as Trinity Lutheran Church and Bridge House. 

 

Looking to the future, partnerships will continue to be central to the city’s ability to meet 

community housing goals, with the potential need for new forms of partnership as well as potential 

new funding models. This may include facilitating new neighborhood-level partnerships (as 

described in Theme 3 of this document); new regional partnerships (as described in Theme 5 of this 

document); and enhanced partnership with the University of Colorado and other large employers to 

address workforce housing issues. It will also be important to explore new forms of public-private 

partnership to create high quality mixed-income, mixed use developments that integrate housing 

for middle income families, seniors and others that might not otherwise be served by the market, 

but who are critical to creating a diverse, inclusive and sustainable city. 

 

 

 

Attachment A - Preliminary Themes of Housing Boulder

22



Community Engagement Events Overview 
 

Community Forum - “Why Housing Matters” - Jan. 26, 2015   

This community forum featured small groups for the 220 attendees to discuss the Housing Boulder goals 

and other housing topics, followed by a talk by architect Michael Pyatok about his experiences with 

planning affordable housing in other communities and reflecting on what he heard from the small group 

discussions. Common topics and themes from the small group discussions included: 

 

 issues relating to affordable housing for renters and owners;  

 scarcity of land opportunities;  

 maintaining affordability for middle-income residents;  

 impacts of higher density, especially parking impacts;  

 diverse housing options need to serve individuals, families, and seniors with low and middle 

incomes, and housing options should include both attached and detached units;  

 pressures on housing stock from University of Colorado Boulder (CU) students;  

 advocacy for raising occupancy limits, reducing barriers to accessory dwelling units (ADUs) and 

owners’ accessory units, etc.;  

 support for and concern about cooperative housing;  

 imbalances between jobs and housing.  

 

Speaker Panel - “Fresh Perspectives on Housing Boulder ” - April 27, 2015   

Guest panelists David Doezema, Karen Chapple, Doug Engmann, and Molly Kaufman shared their 

insights, examples of best practices, and observations about Boulder's housing challenges, then 

answered questions from community members. The topics discussed included the: 

 

 economics of development, including the impacts of job growth on housing demand;  

 relationship between housing supply and housing costs;  

 psychological effects of change in a community; and  

 strategies to ensure that development benefits the community.   

 

The 180 event attendees also shared their demographics by responding to a series of questions via 

keypad polling. In addition to the in-person attendees, 636 viewers watched all or part of the live video 

stream of the event, 76 percent of participants said it was a good use of their time. 

 

Housing Boulder Neighborhood Workshops - May 11 through May 20, 2015  

Five neighborhood workshops were held in different parts of the city to explore possible priorities for 

housing in Boulder and discuss what might be right (or not) for individual neighborhoods. The top 12 

tools identified by the working groups provided a basis for the participants’ discussions about which 

tools might work in each part of the city. Attendees participated in small group discussions, briefly 

reported back to the larger group and then shared their demographics via keypad polling.  

 

 Central Boulder – May 11 with 75 attendees 

 East Boulder –  May 13 with 35 attendees 

 North Boulder – May 14 with 55 attendees 

 South Boulder – May 18 with 75 attendees 

 Boulder Employers and Employees – May 20 with 35 attendees 
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HOUSING BOULDER WORKING GROUP SUMMARY 

STRENGTHEN OUR CURRENT COMMITMENTS   
 

GOAL – SUGGESTED EDITS:  
Reach or exceed Boulder’s goals to serve very low-, low-, and moderate-income households, 
including people with disabilities, special needs, and the homeless.  Meet or exceed the city’s 
10 percent target for housing Boulder’s low income residents. 
 

KEY THEMES:  

 Recognizing the spectrum of low income affordable housing beneficiaries served through the 
City’s commitments (very low income homeless individuals to low income renters to 
moderate income homebuyers) the Working Group revised the goal to reflect a more inclusive 
and generalized term of “low income”, leaving moderate-income homebuyer issues to other 
working groups. This includes households earning greater than 80% of the area median 
income.  
 

 Again, recognizing the spectrum of beneficiaries served through the City’s commitments, the 
Working Group found value in many tools that could further the goal. The final list of tools the 
group identified to continue in the community discussions is not intended to exclude others 
but to complement the tools identified by other working groups.  
 

 Permanent and long-term solutions are necessary (e.g. City participation secured through 
legal mechanisms such as deed restrictions or involvement of affordable housing providers). 
This requires a mix of financial resources, land use regulations and policies that support the 
creation and preservation/protection of units.  
  

 Solutions must preserve what exists, prevent further loss, and provide new options.  
 

 Permanent and long-term housing options are necessary to meet the needs of individuals at 
each point on the continuum of housing (transitional, permanent supportive, permanently 
affordable rental, homeownership).  
 

 While sheltering of the chronically homeless is a necessary resource in our community, 
permanent housing options are required to truly address their needs.  
 

 City commitments must have protections and measurements in place to ensure the agreed 
upon affordable housing benefits are realized in the end.  
 

 Affordable housing is key to a diverse and inclusive community. 
 

 Transportation is a housing issue with regional impacts.  
 

 High quality, sustainable development that preserves affordable housing and prevents further 
net loss of units and provides housing choices is desirable. 
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HOUSING BOULDER WORKING GROUP SUMMARY 

STRENGTHEN OUR CURRENT COMMITMENTS   

 
SHORTLIST OF TOOLS FOR FURTHER CONSIDERATION:  
 
Tiny and Small Homes 

 Some members of the group advocated for combining tiny homes and small homes viewing 
them both as effective tools.  

 Critical to consider the impacts on neighborhoods (e.g., parking, visual compatibility, noise). 
 
Permanent Housing for the Homeless 

 The working group differentiated between the role and need for shelter beds and the long 
term need for permanent housing options and supportive services for the chronically 
homeless.  

 As a homeless prevention strategy, develop more 0-30% AMI (very low income) housing.  

 Differentiate between shelter beds and permanent housing solutions.  
 

Preservation of Rental Affordability 

 Use city resources to leverage other funding sources to acquire, rehabilitate and preserve as 
permanently affordable.  

 Continue conversation regarding mobile homes through City Council’s future efforts.  
 Preservation of other “naturally affordable” housing thru the provision of resources and leveraging of 

funds to acquire and convert to deed-restricted affordable. 
 Strengthen and develop partnerships with affordable housing providers to expand affordable housing 

development opportunities to meet the affordable housing needs in Boulder.  

 
Housing Choice (Section 8) Voucher Options 

 Track and measure use of Housing Choice vouchers to ensure maximized use and inclusion in 
the overall affordable housing policies and strategies.  

 Advocate to HUD to increase fair market rents and requiring/incentivizing landlords to rent to 
Section 8 tenants. 

 Pursue development opportunities that will allow for the leveraging of existing voucher 
programs.  

 
Regional Solutions and State Advocacy 

 Transportation is a housing issue as well as a challenge to regional solutions.  

 Work with regional partners (local governments, housing providers, etc.) in developing and 
pursuing regional housing solutions.  

 Engage at the state and local level to advocate for additional resources for affordable housing.  

 Collaboratively identify and advocate for changes at the state and federal level impeding the 
provision of housing for Boulder’s low income residents.  

 

Reduce Barriers 
Identify and consider opportunities to reduce existing barriers to creating and preserving affordable 
housing (e.g., fee reductions, expedited review processes, modifications of selected standards).  For 
example, application of Boulder’s Inclusionary Housing ordinance and impact fees to affordable 
housing projects resulting in increased costs and diminished affordability.   
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HOUSING BOULDER WORKING GROUP SUMMARY 
MAINTAIN THE MIDDLE  
 
GOAL – SUGGESTED EDITS:    

Prevent further loss of Boulder’s economic middle by preserving existing housing and 
pProvide a greater variety of housing choices for middle-income families and Boulder’s 
workforce. 

 
KEY THEMES: 

• The group discussed the middle income data at length and requested additional information.  
This can be found on the updated Fact Sheet for Maintain the Middle.  They ultimately 
concluded, that although “middle income” can be difficult to define, key takeaways are that 
there has been a loss of middle income households and there’s a gap in available housing 
“between the extremes,” between low and high incomes.  One member advocated a price 
elasticity study to determine whether increasing housing supply actually makes housing significantly 
more affordable given the effect of increasing number of jobs on the cost of housing.  

 
• In regard to evaluating tools, the group discussed the importance of identifying any tool’s 

costs and benefits and also considering its impacts on everyone, including current residents.  
The possibility was brought up of putting any new initiatives to a popular vote.  The group 
agreed that broad community support should be one of the tool screening criteria. 

 
• Additionally, the group favored tools that would provide a variety of housing choices to meet 

the diverse needs of middle income people, would support alternative transportation and 
would be sustainable. 
 

• The group did “thumbs up” polling on two fundamental questions that could influence their 
individual thinking about each tool:   
o Do you generally support tools that increase the supply of housing, or tools that focus on 

preserving existing housing and its affordability, or a combination?        
All eight members present at the meeting (four absent from meeting) gave thumbs up to a 
combination. One additional member not present at the meeting provided a written 
comment opposed to increasing the housing supply unless 1) new development pays its 
own way for all facilities and services it uses, 2) the city stops creating additional demand 
for housing by adding more employment space, and 3) middle income affordability is 
maintained over time. 

                                                                 
o Do you think city funds should be used to subsidize middle income housing, or should that 

funding come from other sources, or a combination? 
Five of eight members present gave thumbs up to a combination and three others gave 
thumbs up to only non-city funding.  An additional member not present at the meeting 
provided a written comment that impact fees on development should pay 100 percent of 
the true cost of providing the middle income housing for which the development creates 
demand, and that any city funding should be spent on only permanently affordable units. 
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HOUSING BOULDER WORKING GROUP SUMMARY 
MAINTAIN THE MIDDLE  
 
SHORTLIST OF TOOLS FOR FURTHER CONSIDERATION:   
The group “dot voted” (nine of 12 members) to create this short list of tools for further consideration, 
with the following comments: 
 
Land Use Designation and Zoning Changes 
 
Cooperative Housing 

• Co-Housing only got one dot (voting was limited to five dots each person), but should be 
considered part of Co-op Housing 
 

 Occupancy Limits  
• Already happening, make it legal and better enforce nuisance code 
• Could be treated as a type of cooperative housing, or could be differentiated from it 
• Makes better use of existing houses and densities, and is a good use of land 

 
Height Limit 

• Could mean adding more height in general throughout city by adding one or two stories to 
existing one-story buildings; and/or could mean allowing up to 55’ in select places or even 
over 55’ 

• Higher buildings are more energy- and land-efficient 
• Needs to be considered in conjunction with density and setbacks 

 
Accessory Dwelling Units/Owner’s Accessory Units 

• Require them to be permanently affordable 
• Look at the whole range of amendments to current restrictions, e.g., the current size limit 

numbers seem arbitrary 
 

Bonuses for Higher Affordability and Certain Housing Types 
 
The group agreed (eight of 12 members present) that of the above tools, these would have the most 
impact: 

• Land Use Designation and Zoning Changes 
• Occupancy Limits  
• Height Limit 

 
Also, individual members were asked to state their favorite one or two tools and why; their responses 
are posted online under Meeting #4 Notes. 
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HOUSING BOULDER WORKING GROUP SUMMARY  

DIVERSE HOUSING CHOICE   

 

 

GOAL – SUGGESTED EDITS:  
Facilitate the creation exploration of a variety of housing options in  for every part of the city., 
including single-family neighborhoods. 

 
KEY THEMES:  

 Consider needs and desires of different groups (e.g., in-commuters, middle income, families). 

 Housing variety and choice can lead to smaller energy footprint (e.g., coops have a track 
record of relatively low energy use, smaller homes use less energy, etc.). 

 Please be context sensitive, don’t take a citywide approach.  

 All of the tools identified by the group work in Boulder – somewhere, but not everywhere. 

 More housing choice will be created when we respond to diversity. 

 There exist some code requirements that hinder diverse housing typologies that should be 
identified.  

 Adequate enforcement of rules regarding nuisance behaviors (e.g. weeds, noise, parking) is 
key to successfully implementing new housing options. 

 Housing relates to transportation and they should be considered together in a regional 
context. 

 Test pilots are important to learn from and potentially to gain acceptance in the 
neighborhoods. 

 
SHORTLIST OF TOOLS FOR FURTHER CONSIDERATION:   
These tools were put forward by the Housing Choice working group as meriting further consideration 
by the community. Not all tools received unanimous support, particularly if implementation was 
initially citywide, though a number supported citywide adoption.  
 
ADU/OAU 

 Some neighborhoods are open to this housing type in their neighborhoods. 

 Fewer restrictions would increase demand, consider incentives. 

 Could benefit home occupations. 
 
 Co-Housing 

 There are no significant barriers to this housing option. Boulder’s Silver Sage is a good 
example and other Co-Housing projects should be encouraged. 

 
Cooperative Housing 

 The existing Cooperative Housing ordinance is not a viable path to creating a coop. The 
requirements for ownership, parking, RTD eco-passes are all high barriers to entry and as a 
result no cooperatives have been created under the ordinance. 

 Boulder’s North Haven is a good example of a recent coop that revitalized a deteriorating 
apartment building. 
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HOUSING BOULDER WORKING GROUP SUMMARY  

DIVERSE HOUSING CHOICE   

 

 One or two group members concerned about coops in single-family homes, but point was 
made that not all single-family homes are appropriate (e.g. they’re too small), but some larger 
single-family homes would be appropriate. At least one group member with concerns about 
cooperative housing in single-family residences supported cooperatives in multifamily 
housing. 

 
Mobile Home Parks 

 Mobile Homes provide an affordable housing option for some people. 

 More Mobile Home parks would add to Boulder’s affordable housing stock. 
 
Tiny Homes 

 Tiny Homes may provide an affordable housing option for some of Boulder’s community.  

 Tiny Homes are on chassis and therefore not subject to the usual building code regulations. 

 Tiny Homes could be on single-family lot (with existing home), could be added to Mobile 
Home parks, and could be temporary housing solutions. 

 This is a good option for addressing homelessness. 

 Consider allowing small lots to facilitate creation of tiny homes and small homes. 
 
Bonuses for Affordable Housing and Certain Housing Types 

 This is a potentially important tool, but requires additional community discussion.  
 
Occupancy Limits 

 Three or four unrelated people is an arbitrary number. It was designed to address concerns 
about more people, more cars, more noise, more trash and general perceptions of lack of 
upkeep of the house and surroundings if too many unrelated people live together.  

 Consider basing occupancy limit on unit size, bedroom count, or fire egress, etc. 

 Parking and other nuisance issues are important to consider and should be addressed directly, 
not indirectly through occupancy limits. 

 Look at Fort Collins occupancy enforcement (good model). 

 The group discussed the premise that increased occupancy = increased affordability. The 
market may respond to increased occupancy with an increased value for a house. As a result, 
that house can be made into a rental investment and thus decreased affordability for a family 
trying to buy into that neighborhood.   

 
General 

 All of the tools above, or any mix of tools, deserves more community conversation. The 
working group is not endorsing these tools, but rather identifying which tools would benefit 
from a larger community discussion. 

 Some tools have greater benefits as well as the potential for greater impacts. 

 Neighborhood level planning is important for getting support for more housing choices in the 
neighborhoods.  
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HOUSING BOULDER WORKING GROUP SUMMARY 
 

STRENGTHEN PARTNERSHIPS 
 

GOAL – SUGGESTED EDITS: 

Strengthen, assess and potentially discontinue current partnerships; and explore and form 
creative and inclusive new public-private, public-public or other partnerships (e.g. 
neighborhood, regional, financial or transportation-related) to address our community’s 
housing challenges and expand housing options (e.g. University of Colorado, private 
developers, financing entities, affordable housing providers, etc.). 

 
KEY THEMES:  

 Inclusivity needs to be a primary goal and consideration of the housing strategy process. The 

perspectives of some community stakeholders are typically under-represented in community 

processes, especially those in need of affordable housing options in Boulder.  Be sure to include 

perspectives of non-traditional households and individuals less able to access the process. These 

are key partners and they need to be intentionally included.  By doing so, the process will result 

in better solutions.  

 

 Regulatory changes should be considered as a powerful tool to address housing challenges in 

Boulder. Focus on crafting solutions and mitigating impacts rather than limiting tools for fear of 

negative consequences. Seek innovative possibilities for public and private spaces, striving for 

positive benefits to neighborhoods and the greater community. 

 

 Key partnerships to consider for leveraging the tools described below.  

o City-neighborhoods (e.g. regulatory, occupancy, zoning, enforcement);  

o Neighbor-neighbor-city (e.g. “human-scale” the process so that neighborhood-specific 

concerns can be addressed);  

o City-developer or affordable housing provider (e.g. change inclusionary housing program 

to get more units);  

o CU-city;  

o Work with existing groups (e.g. HOAs, neighborhood groups, non-profits); 

o Form new groups (e.g. renters association, student housing association).  

 

 Housing and transportation costs drive housing decisions and ability. Think regionally about 

affordable housing and transportation solutions. Partner with other municipalities in Boulder 

County and beyond.  

 

 Recognize that the university communities are diverse and require a broad range of housing 

options.  Students (undergraduate, graduate, continuing ed.) and faculty are members of the 
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HOUSING BOULDER WORKING GROUP SUMMARY 
 

STRENGTHEN PARTNERSHIPS 
 

Boulder community. Consider the university community’s housing needs as being more than just 

increasing on-campus housing.  

 

 Reassess goal of 10% of Boulder’s housing units to be permanently affordable; experience 

demonstrates that it is inadequate. Find ways to achieve it.  

 

SHORTLIST OF TOOLS FOR FURTHER CONSIDERATION: 

 

Tool Partners  

OAU / ADU  

 Consider neighborhood –specific 
regulations or plans, potentially 
form-based.  

 Consider forming a “NID” or 
neighborhood improvement district 
as a way to consider or evaluate 
regulatory changes specific to the 
neighborhood (e. g. neighborhood 
eco-pass process/ organization). 
 

Homeowner / resident / neighborhood 
group / renter / neighborhood liaison -  
 
Potential new partnerships or partnerships 
to be strengthened; formalized ways to get 
people to the table: 

 Renters’ assoc.  

 Student assoc.  

 Local credit unions 

 Intercambio 

 Social venture partners  
 

Cooperative Housing  

 Necessary to revise co-op ordinance 
and regulations to remove existing 
barriers to increased occupancy.  

 Promote benefits and mitigate 
impacts of increased residents. 

 Consider CU as a resource beyond 
just being housing provider (e.g. 
research, law, design, technical 
assistance, etc.). 

 City/community partnership – to  
address impacts and find solutions 

 City/neighborhood/potential 
resident partnerships - Important to 
see involvement of those interested 
in coops 

 Boulder Housing Coalition (BHC) – 
potential partner – consider 
increasing partnership  

 Revisit student co-ops near Naropa 
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HOUSING BOULDER WORKING GROUP SUMMARY 
 

STRENGTHEN PARTNERSHIPS 
 

Tool Partners  

Tiny/ Small / Micro Units  

 Utilize local resources and experts 
to explore viability of these housing 
types.  

 Find partner for wastewater sewage 
consulting – like RV parks 

 Consider barriers – regs that 
encourage large units 

 Incentivize efficiency or small units – 
consider partnering with 
development community.   

 Limited living units – explore 
regulatory changes 

 
 

 Work with local experts (e.g. 
individuals, Tumbleweed).   

 Partner with organizations that 
serve homeless populations (e.g. 
Habitat for Humanity).  

 Center for Resource Conservation – 
for construction  

 HAND – housing assoc of non-profit 
developers 

 Community preservation and 
development corp.  

 Housing partnership equity trust  

 Our Home Boulder 

 Neighborhoods 

 Thistle 
 

Inclusionary Housing  

 Partner w community to change 
requirements – potentially to 
increase smaller units 

 Explore cash in lieu – what partners 
$ goes to  - expand partners  
 

 

 Expand non-profit housing 
developers (list… BHC) 

 

Occupancy Limits 

 Revisit increasing occupancy for 
seniors. 

 Identify areas of the community 
where modifying occupancy limits 
could be beneficial (e.g walkable 
neighborhoods, transit accessibility).    

 Acknowledge that parking can be an 
issue and there need to be ways to 
address the impacts (e.g walkable 
neighborhoods, transit accessibility).    

 

 Our Home Boulder 

 Organizations that advocate for 
seniors 

 City/community partnership – to  
address impacts and find solutions 

 City/neighborhood/potential 
resident partnerships - Important to 
see involvement of those interested 
in modifying occupancy limits 
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HOUSING BOULDER WORKING GROUP SUMMARY 
ENABLE AGING IN PLACE  
 
GOAL – SUGGESTED EDITS:   

Provide Support and Encourage housing options for seniors of all abilities and incomes and 
their caregivers, enabling them to remain in the community, with access to services and 
established formal and informal support. systems. 

 
WORKING GROUP APPROACH:  
Identify real or perceived city barriers to housing options that enable aging in place. Seniors present a 
wide spectrum of individuals  with diverse talents and abilities across the age 60+ age spectrum. The 
operating assumption for the working group was that older members of the community are an asset, 
not a liability. 
 
KEY THEMES:   

• Need more choice 
o Alternatives to living alone (more unrelated adults, mixed-age group living) 
o Attached housing 
o More options to downsize 

• Multigenerational/Intergenerational approach 
o Communities and housing designed to meet the needs of the youngest and the oldest 

are livable for all 
o To support aging in place, consider housing needs of formal and informal caregivers 

• Preservation of existing affordable housing stock 
o Example: Under current policy, two older, age-restricted apartment buildings, Golden 

West and Presbyterian Manor, could not be rebuilt with the same unit count, but 
contain hundreds of affordable units 

o Aging BHP-owned, age-restricted housing in need of rehab  
• Older community residents represent an opportunity. 

o Often viewed as problem to be solve; should be viewed as community asset 
o High rate of volunteerism, knowledge/life experience, add to community diversity 

• City’s current zoning doesn’t adequately support diverse housing solutions and better use of 
existing housing stock. 

• Many older residents plan to remain in their current homes because they can’t afford to leave 
(there’s nothing better – home/community – to move to) reducing home “turnover” to 
younger families. 

• Older community members are not homogenous, They differ in, e.g.:  
o Preferences, lifestyles, and needs 
o Income 

 Fixed income (can’t respond as well to increasing costs) 
 Low income 
 Middle income (don’t qualify for relief programs) 

o Ability (physical, cognitive, emotional) 
o Age within the spectrum (age 65 to 75 has different needs and desires than age 85+)  
o Generation (e.g., baby boomers vs. silent generation) 
o Informal network support 
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HOUSING BOULDER WORKING GROUP SUMMARY 
ENABLE AGING IN PLACE  

• Consider housing along with transportation and walkability. 
• Policy must be adaptable to current and growing future needs. 
• City should make it easier for seniors to get their needs met (one-stop shopping for senior 

services, permitting questions, housing options, etc.) 
• The group acknowledged the importance of neighborhood and community-wide support for 

housing initiatives. 
 
SHORTLIST OF TOOLS FOR FURTHER CONSIDERATION:   
(Listed in the order of the toolkit.)  
 
Accessible Housing 

• Encourage universal design 
• Increase communication to developers and owners about funding available (e.g., architectural 

barrier removal program) 
 

Accessory Dwelling Unit/Owner’s Accessory Unit  
• Offers supplemental income, caregiver housing, downsizing option 
• Many OAUs are carriage houses, which are less accessible (tight spaces, stairs); consider 

measures to increase accessibility. 
• Consider framing ADU/OAU size maximum in relation to the lot instead of the principal 

dwelling 
• Consider pilot programs in various parts of the city. 

 
Cooperative Housing 

• Rules need to be enforced by city, not residents 
• Coops can be “good neighbors” 
• How to fix the coop ordinance: 

o Remove restrictions to existing coop ordinance that makes it untenable 
o Encourage agency sponsorship (e.g., Boulder Housing Coalition oversees the three 

legally-established coops) 
• Several models should be considered; keep it flexible (e.g., coops ordinance could enable 

homesharing by six or so seniors as well as the B.H.C. model) 
 

Senior Age-Friendly Housing Options 
Implementation options added to Senior Housing Tool through group discussion: 

• Explore creating a one-stop shopping type office where seniors can get services, permitting 
and housing questions met.   

• Explore partnership with CU-Boulder to create senior/student mixed-age housing, e.g., in the 
Area North of Boulder Creek. 

• Explore city role in establishment of naturally occurring retirement communities (NORCs), the 
Village Concept, or identification of Age Improvement Districts. 

• Seek strategic assistance from Age-Friendly NYC. 
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HOUSING BOULDER WORKING GROUP SUMMARY 
ENABLE AGING IN PLACE  

• Consider city role in addressing needed tax relief for older residents such as partnering with 
Boulder County to explore expansion of existing programs or explore a fee rebate for older 
residents. 

• Explore city role in promoting shared senior or mixed-age housing by providing roommate 
matching/compatibility services. 

• Explore partnering with faith-based community to collocate facilities (libraries, parking, etc.) 
and age-restricted housing (e.g., Trinity Commons) 
 

Home Rehabilitation Loan  
• Group supports use of the home rehab loan program to enhance affordability (city-sponsored 

home rehab loans have favorable terms) as well as accessibility promoting aging in place. 
• Interest was expressed in expanding funding to the loan program. 

 
Preservation of Rental Affordability 

• See “Themes” above regarding need for preservation of affordable age-restricted apartments 
 

Bonuses for Higher Affordability and Certain Housing Types 
• This could be deployed in a variety of ways, including targeting whatever objectives (age-

restriction, affordability, unit configuration, etc.) aligned with city goals 
 

Fee Reductions, Expedited review Process, and/or Modification of Standards 
• This is only valuable if savings translate to resident. 
• Group members were interested in its applicability to both single-family homes (e.g., ADUs, 

accessibility modifications) and multifamily projects. 
• This would smooth the pathway for desired projects. 

 
Occupancy Limits 

• Neighborhoods concerned that rule enforcement is inadequate 
• Perhaps tie occupancy to factors such as lot size, parking capacity 
• Parking issue needs to be solved 
• Set up pilot project to work out details 
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Digital Communication Tools - Code for America Partnership 

 

Since January 2015, Code for America has collaborated with city staff to implement the five key 

elements of an effective 21st century civic engagement strategy for local government - reach, 

information, spaces and channels, productive actions, and feedback loops.  

 

 Reach - Defining the current constituency, with an emphasis on identifying those voices that 

aren’t already represented.  

o Reach is iterative. The Housing Boulder project team continually measures who is 

participating, reaches out to people not being represented, and then evaluates 

engagement again. Demographic information has been gathered (whenever possible) 

for in-person and online forums and compared with U.S. Census data, providing a 

benchmark for evaluating which groups are underrepresented. 

o Examples of some of the underrepresented groups and organizations that have been 

directly engaged through in-person outreach include: 

 seniors; 

 University of Colorado Boulder students; 

 Latino community members; 

 the startup community; 

 residents of mobile home parks; 

 data geeks; 

 immigrants; and 

 Boulder and Fairview high school students. 

 

 Information - Providing relevant information that is easy to find and understand, and 

speaking with an authentic voice. 

o Code for America started with a review of the www.HousingBoulder.net website. The 

team solicited the help of the former front-end lead for GOV.UK, the U.K. 

Government Digital Service's award-winning flagship project that formed a key part 

of the digital strategy overhaul of services for citizens in the U.K. She recommended 

that the project team simplify the available choices for website users, as opposed to 

presenting most of the information on one page. People needed to be able to get as 

little or as much information as they needed at a time. 

o The Housing Boulder website was then modified based on the suggestions. However; 

the issue is ongoing as new and timely content continues to clutter up the originally 

simplified landing page.  

o To determine if the initial round of Housing Boulder questions were written in an 

understandable way, the team met with a local nonprofit organization called New Era 

Colorado. The student interns from the University of Colorado Boulder looked at the 

draft questions and helped remove bureaucratic language that was unapproachable.  

  

 Spaces and Channels - Making use of a diversity of spaces, both online and offline, which 

meet people where they are. 

o Live video streaming of Housing Boulder events via Meerkat and Periscope apps. 

o Text message version of the initial Housing Boulder questions via Textizen. 

o Boulder Neighborhood Associations mapping game via Click That ’Hood. 
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o Supported the city’s Open Data Initiative by enhancing the Open Data Catalog. 

o Using existing events and organizations to connect with people, instead of making 

them attend city events.  

 Analyze Boulder 

 Boulder Startup Week 

 Code for Boulder 

 Dia del Nino 

 Intercambio 

 Immigrant Advisory Committee  

 Meals on Wheels Cinco de Mayo Dinner at Café Classico 

 Senior Community Advisory Committee 

 University of Colorado Off-campus Housing and Neighborhood Relations 

 University of Colorado Student Government  

 Youth Opportunities Advisory Board  

 

 Productive Actions - Identifying clear, concrete and meaningful actions residents can take to 

reach desired outcomes. 

o Coordination with the Code for Boulder brigade of community volunteers, including: 

 Crafting Civic Tech: The Housing Edition CodeAcross on Feb. 21, 2015; and 

 Bi-monthly project nights to support the volunteers’ development of software 

to facilitate community discussions about development review projects. 

o Presented at Analyze Boulder to solicit these self-professed data geeks’ feedback 

about the Housing Boulder visual summary and call-to-action. 

 

 Feedback Loops - Making sure the public understands the productive impact of their 

participation, and that their actions have value. 

o The current results of the initial Housing Boulder questions are immediately 

displayed after someone answers the questions. 

o The regular Housing Boulder emails and weekly Boulder Planning emails have 

included summaries and videos of community events. 

o Code for America built a new City of Boulder website use dashboard that displays 

real-time website search and use information. 

o The team is also creating summaries of the extensive community input collected from 

the May 2015 Neighborhood Workshops and the Housing Boulder Working Groups 

(Attachments B and C). 
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Study Session 
MEMORANDUM 

 
To:  Members of City Council 
 
From:  Jane S. Brautigam, City Manager 
 David Driskell, Executive Director of Community Planning & Sustainability (CP&S) 
 Susan Richstone, Deputy Director of CP&S 
 Lesli Ellis, Comprehensive Planning Manager, CP&S 

 Courtland Hyser, Senior Planner, CP&S 
 Jean Gatza, Sustainability Planner II, CP&S 
 Sean Metrick, Senior GIS Specialist, CP&S 
 Jeff Hirt, Planner II, CP&S 
 Sloane Walbert, Planner I, CP&S 

 
Date:  June 9, 2015 
 
Subject:  Update on Boulder Valley Comprehensive Plan Foundations Work and 

Community Engagement Plan 

STUDY SESSION PURPOSE 
The purpose of the study session is to provide an update to City Council on the Boulder Valley 
Comprehensive Plan (BVCP) 2015 Update – Foundations Work and Community Engagement 
Plan and to receive feedback on these subjects and topics for focus for the 2015 plan update.  

QUESTIONS FOR CITY COUNCIL 
 
Does City Council have questions or feedback on the following topics: 
 

1. Upcoming Community Engagement (see pages 6 to 7 and Attachment A for 
background and B for the upcoming schedule): 

a. Updated timeline, including “kick off” and “Planning 101,” and 
b. Statistical survey(s). 

 
2. Foundations work in progress (see pages 8 to 11 and Attachments C and D): 

a. Residential Growth Management analysis, and 
b. Trends Report and Subcommunity/Neighborhood Fact Sheets. 

 
3. Focused Topics for the BVCP update (see page 12). 
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BACKGROUND AND APPROACH 

Brief Introduction  

Plan Purpose and Joint Adoption 
The BVCP is the community’s plan for the future. Its 
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.  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 of Boulder (“city”) (Planning 
Board and City Council) and Boulder County “county” 
(County Commissioners and Planning Commission) have 
adopted the plan jointly. The ongoing collaboration to 
address issues of shared concern is relatively unique 
among communities.    

2015 Update 
The webpage for the 2015 update and portal for 
interested participants to sign up for project updates is: 
www.bouldervalleycompplan.net. The webpage also 
includes a link to the 2010 plan and maps.  The 2015 
BVCP update will carry forward long-standing core 
values, as noted (to the right).  Additionally, an updated 
plan will be able to more clearly and graphically convey 
the community’s vision; better align the city organization 
and its services; provide clear guidance and tools for 
implementation; and include metrics to monitor progress, among other goals for the update. 

Plan Implementation  
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 is 
implemented through many means as 
shown in the graphic to the right.  The 
BVCP’s land use map sets 
parameters around future growth. The 
regulations in the Boulder Land Use 
Code are largely instrumental in 
guiding development to achieve plan 
goals consistent with the land use 

BVCP Core Values (p. 9, 2010 
Plan) 
 

1. Sustainability as a unifying 
framework to meet environmental, 
economic, and social goals 

2. A welcoming and inclusive 
community 

3. Culture of creativity and innovation 
4. Strong city and county cooperation 
5. A unique community identity and 

sense of place 
6. Compact, contiguous development 

and infill that supports evolution to a 
more sustainable urban form 

7. Open space preservation 
8. Great neighborhoods and public 

spaces 
9. Environmental stewardship and 

climate action 
10. A vibrant economy based on 

Boulder’s quality of life and economic 
strengths  

11. A diversity of housing types and 
price ranges 

12. An all-mode transportation system to 
make getting around without a car 
easy and accessible to everyone 

13. Physical health and well-being  
 
Applying a sustainability framework to 
decision-making in Boulder means 
considering the issues of environment, 
economy, and social equity together… At 
the intersection of all these areas is the 
community’s ability to meet its needs now 
and in the future.  
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map.  The city and county closely adhere to the BVCP as guided by an intergovernmental 
agreement.  When the plan is amended, it is done so according to procedures established in the 
plan. 

Consultant Assessment  
In fall 2014, a consultant team (Clarion and Godschalk) 
assessed the 2010 BVCP, invited input and ideas from 
the four city and county review bodies and others, and 
framed ideas for the 2015 update.  The final consultant 
Assessment report is located online.  

Feedback and Input to date 
 
Public Webinars, Meeting, and Online Poll (April 
2015):  Two short webinars, a public meeting, and an 
online poll in early April (through Apr. 17) enabled the 
community to learn a bit more about the planning 
process and share additional ideas to inform the 
Community Engagement Plan.       
 
Board of County Commissioners (BOCC), Joint 
Boards, City Council:  Staff presented the BVCP work 
program, community engagement ideas, and an update 
on the current Phase 1 foundations work.  A more 
detailed summary of all the feedback is located in 
Attachment A.  
 

• BOCC Study Session (April 30, 2015):  BOCC 
encouraged thinking regionally as well as at the 
neighborhood level, engaging underrepresented 
community members, acknowledging great city/county collaboration, incorporating 
parallel efforts, partnering with organizations, and including county subdivisions.   

 
• Planning Board and Planning Commission Joint Meeting (April 16, 2015):  Board 

members offered multiple detailed comments on the topics of community engagement, 
regionalism, foundations work, growth and urban form, presentation/document 
formatting, and high-priority issues.  The helpful feedback is noted in Attachment A.  

 
• City Council Study Session (Mar. 31, 2015) and Retreat (Jan. 2015):  Council 

members generally supported the work plan, schedule, consultant report ideas, gave 
feedback on the 3D tool, regional data and context, data requests, the survey, and 
general community engagement.  At the annual retreat, council gave direction to move 
forward with the foundations work and begin official public involvement in mid-2015 with 
plan adoption in 2016.  

 

Principles for the Plan Update and Engagement 
As discussed during previous study sessions, the city and county are aiming for an open and 
engaging update process that is focused on critical issues.  The process should result in a 
useful, relevant, and updated plan completed in 2016.  The update will entail extensive, 
authentic community dialogue and engagement as described in the Community Engagement 

Relationship of BVCP to 
other Planning Projects  
The plan relates to multiple 
planning initiatives in 2015 and 
community engagement.    
 
 Vision, policy, and 

strategy development 
work includes the 
Resilience Strategy, 
Housing Boulder, and the 
Climate and Energy 
Blueprint.   

 Implementation work 
includes Design 
Excellence and Form 
Based Code Pilot, 
Development Fees, 
University Hill historic 
district, façade 
improvements, etc.   
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Plan.  A Draft Community Engagement Plan can be found on the project webpage.  

Project Timeline  
Four phases are proposed for the BVCP update, each with extensive community dialogue and 
engagement. Attachment B includes the project timeline.  
 

Phase 1—Foundations and Community Engagement Plan (to July 2015)  
Phase 2—Issues Scoping with Community (through summer 2015) 
Phase 3—Analyze and Update Plan Policies and Maps (summer 2015 - early 2016) 
Phase 4—Prepare Draft Plan for Adoption, Extend IGA (to mid 2016) 

Implementation steps, such as changes to code and zoning map updates would be completed 
following plan adoption. 
 
During Phase 1—Foundations/Community Engagement Plan—the planning team will 
complete the background data collection, projections, trends report, map clean up and analysis, 
creation of subcommunity maps, analysis of metrics, and 3D base model and preparation for 
additional 3D and data tools later.  Additionally, the Community Engagement Plan will guide the 
“kick off” and subsequent community engagement phases.  An “Accomplishments and 
Challenges” report will assist the community’s issues discussion in August.   
 
The short Phase 2—Issues Identification—is aimed at working with the community to refine 
and solidify the priority issues to be addressed through the 2015 BVCP update through 2016. 
This phase will coincide with a community survey to identify opinions and specific issues related 
to growth, urban form, neighborhood character, and other topics to be defined.  
 
Phase 3—Plan Analysis and Updated Policies and Maps—is a longer phase starting in late 
summer/fall aimed at doing the substantive work to develop choices and analysis for the plan 
update as well as the “housekeeping” updates to align it better with plans and policies.  Several 
events/milestones will provide opportunities for the community to help shape the plan: a choices 
charrette, a survey, and scenarios meetings/events.  
 
During this phase, the team will advance the 3D modeling and visualization tools to help convey 
conditions, options, and tradeoffs.  Policy refinement and additions (e.g., adding arts and 
culture, climate commitment policies, local foods, etc.) will also occur with community input.  
Gaps in metrics to measure plan outcomes will be identified and the full set of measurements 
further refined.  Finally, the Land Use Plan and Area maps will be updated, reflecting input and 
analysis from the public request process as well as scenarios and analysis.  
 
Finally, Phase 4—Draft Plan and IGA—will synthesize all the previous phase deliverables in a 
draft plan for consideration/adoption.  Additionally, the “Comprehensive Development Plan 
Intergovernmental Agreement” (IGA) between the city and county (valid through Dec. 31, 2017) 
will need to be updated before its expiration.       
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Upcoming Community Engagement Plan  
City and county staff are completing the Community Engagement Plan for the BVCP update, 
with the aim of including diverse perspectives and developing an open and transparent process.  
The project should provide helpful information and multiple opportunities for community dialogue 
while remaining focused on critical issues as defined by leadership and incorporating 
community input.  The Process Committee (described below) will provide input to refine and 
continually improve the engagement plan. 

Engagement “Kick Off” in August 
Staff is planning update kickoff activities in July and August with the purposes of generating 
awareness and excitement about the update process, providing baseline information about the 
plan and current trend analysis, and listening to ideas and concerns.  
 
Kickoff activities are planned to span several weeks and will include multiple times, venues and 
ways for people to get information and engage. To the extent possible, the events will be held in 
conjunction with engagement for the Housing Boulder project.  
 
Planning for engagement events in July and August includes: 

• A possible mailed post card to all Boulder addresses with information announcing the 
plan update, webpage, and key events. Given the cost for the postcard (approx. 
$20,000), staff will discuss this option with the process committee (June/July); 

• In addition to (or instead of a mailed post card), staff will work on a media “blitz” to 
generate awareness – this would include paid advertising, social media, and other 
venues.  Additionally, the planning team will work with the Daily Camera on informational 
articles about plan related topics (June/July); 

• The planning team will attend meetings at community organizations to present trends 
information and host conversations about issues and concerns (July – August and 
potentially beyond); 

• Organize at least two events in early August to: 
o Provide information about the plan, trends, projections, process (including an 

introduction to Boulder planning); 
o Provide opportunities for dialogue and listening;  
o Gather initial ideas and issues for the update; and  
o Integrate with Housing Boulder strategy engagement and other projects.  

• Host multiple online information and feedback opportunities (i.e., replicate in-person 
activities and questions in online formats, Inspire Boulder); 

• Compile, summarize, and show what people share to shape areas of focus; and  
• Conduct a statistically valid survey on issues of growth, development, and built 

environment. 

Planning “101” Video Chapters 
In previous discussions, boards, council and the BOCC have expressed how important 
“Planning 101” information has been for past plan updates.  Therefore, the planning team 
proposes a series of short, one to two minute videos to tell the story about Boulder Planning 
from vision to implementation.  The videos would be geared to a public audience—mainly 
people who are trying to learn about planning and how to get involved.  The first three will 
describe the visioning and planning process and BVCP, and the later segments will explain the 
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regulatory process and how development review works.  Video chapters proposed are:   
 

Ch. 1 – A History of Planning in Boulder  
Ch. 2 – Boulder’s Vision and Values:  The Boulder Valley Comprehensive Plan, 2015 
Update and Why it Matters 
Ch. 3 – How Boulder Implements its Vision:  Land Use Regulations and other Steps 
Ch. 4 – How Projects Get Reviewed  
Ch. 5 – About the Concept Plan Review Process  
Ch. 6 – About Site Review  
Ch. 7 – About By Right Projects (optional) 

 
Each video would include brief background (e.g., “about the topic”), information about public 
engagement (e.g., “how can I get involved at this stage?”) and how to get more information 
(e.g., “want to know more?” go to…) 

Statistically Valid Survey(s) 
Another request related to community engagement has been for a statistical survey to be 
completed.  City council has expressed interest in conducting a survey to aid in plan 
development, particularly regarding growth and potentially some of the housing/jobs related 
policies.  Consequently, staff has sought input from survey firms regarding the approach and 
budget and has requested proposals about how to survey a representative sample of the 
population (minimum of 600 recommended).  The general tasks and deliverables will likely 
include:  
 

Task 1A  Survey by mail (and analysis of same) representative sample regarding opinions 
about urban form, growth, housing, jobs-related, and other policy topics 
(August/September);  

Task 1B  Focus group(s) of survey respondents for further discussion and input on survey 
responses to explore why respondents answered as they did (September/October); 
and 

Task 2  Survey by phone (or mail) (and analysis of same) representative sample 
regarding focused plan options/solutions to address the growth topics initially 
identified (November to early 2016, depending on progress related to plan options 
in late fall). 

 
The budget for these tasks should not exceed $50,000. 

BVCP Process Committee 
In addition to regular check-ins with the City Council and Planning Board as well as County 
Commissioners and Planning Commission (periodic joint meetings) on substance and process, 
a process committee has been formed with representatives from:  the City Council (Macon 
Cowles and Sam Weaver); City Planning Board (John Gerstle and Leonard May); Board of 
County Commissioners (Elise Jones); and County Planning Commission (Lieschen Gargano).  
Beginning on June 10 2015, the committee will advise and guide staff on the overall process for 
the plan update and will likely meet once a month (or more frequently as needed).    
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ANALYSIS (AND DATA) 

Overview of BVCP Foundations Technical Work  
Attachment B includes an outline of the four-phased work plan with focus on technical 
foundations work (in addition to developing the Community Engagement Plan).  Ongoing 
technical work includes the following tasks:   
 

1. Update 2015 “Profiles”   
2. Prepare 2040 Forecasts (25 years)  
3. Prepare Trends Snapshot and Subcommunity Fact Sheets 
4. Prepare Map Inventory Updates and do Land Use Map and Area I, II, III map clean up  
5. Align Master Plans and Measurable Objectives/Metrics 
6. Prepare 3D Urban Form Tools  
7. Identify Initial Accomplishments and Challenges  

Foundations Work Underway 

2015 “Profiles” 
The 2015 profiles updated in April provide a consolidated snapshot about the Boulder 
community and affordable housing program. See the 2015 community profile and affordable 
housing profile for more information. 

What’s the Status? 
An initial draft of the 2015 Community Profile and the 2015 Housing Profile were completed in 
April.  By July, the Community Profile will be updated and refined with information regarding 
jobs (square footage), sources of data, relationship to State Department of Local Affairs 
demographic information, break down of the population, and other information as requested by 
council.  It will also include the 2040 forecasts for population and jobs.      

2040 Forecasts (25 years)  
In preparation for completing 2040 forecasts by June, the city worked with consultants 
(Economic Planning Systems and Clarion Associates) to do an independent assessment of 
forecast methodology.  Since 2002, each BVCP update has incorporated refinements from 
previous years and new improvements.  The base forecasting method is to establish current 
estimates of existing dwelling units, population, and employment as a first step, then project 
those forward 25 years using historic growth rates and zoning capacity.  Since the methodology 
is zoning-based, projected residential and non-residential growth can be presented at the 
zoning district, subcommunity, and service area geographies. 
 
The most significant 2015 projections refinement is the use of CommunityViz, a GIS-based tool 
that automates some of the calculations and allows housing to be projected in the same manner 
as employment, whereas in previous years the methodology differed for housing and 
employment. The model now also incorporates development constraints including flood zones 
(high hazard and conveyance) and wetland regulatory areas.  

What’s the Status? 
Citywide forecasts for housing, population, and employment are being updated using the refined 
methodology noted above.  Staff is currently reconciling and verifying different sources of 
existing employment data.  Once that base information is complete in mid-June, the preliminary 
draft of the forecasts will be shared with City Council through an Information Packet. 
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Summary Analysis - Residential Growth Management System (RGMS) 
Staff has conducted an initial analysis of the RGMS allocations since 2011, quantified them by 
type, and compiled statistics on exemptions to the system (see Attachment C).  The analysis 
reveals that since 2011 when the city began tracking exemptions by type, a majority of new 
residential units have been exempt from the RGMS because they were located in mixed use 
projects, rezoned to a residential zoning classification, or were permanently affordable units.  
Even so, during this time period the average annual growth rate of residential units has been 
less than one percent. 

What’s the Status? 
Preliminary draft available – to be refined by July. 

Trends Report  
The Trends Report examines Boulder’s trends of today—“who we are, how we live,” and “where 
we are headed” as a community.  It is organized by community sustainability categories:  
Livable, Safe, Healthy and Socially Thriving, Environmentally Sustainable, Accessible and 
Connected, Economically Vital, and Good Governance (see Attachment D).  Additional work 
needs to be done to complete the report and make it as targeted and relevant for the plan 
update as possible.  Additionally, the report ultimately could become linked with metrics and 
periodically be updated to include metrics.  The work completed to date indicates some evident 
emerging and continuing trends including but not limited to: 
 

1. Boulder’s population has grown, but it has not significantly aged or diversified since 
2000. 

2. The city (and region) is in post-recession growth period that is creating questions about 
the pace, quality, and type of development occurring in the community. 

3. Boulder remains a major employment center, with job growth continuing to keep pace 
with population growth since the 2010 BVCP update.  At the same time, Boulder 
continues to demonstrate long-standing trends of lower unemployment rates and higher 
average annual wages than the region and state. 

4. Boulder is a multimodal city.  Residents walk, bike, and use transit for a higher 
percentage of trips than their counterparts in the region. 

5. Real estate values have been in a period of accelerated growth in the past few years, 
and the urban service area has almost no vacant land remaining.  

6. Shocks and stresses seem to be the “new normal” for communities.  Within the past 10 
years, Boulder has emerged from two wildfires, a major flood, and an economic 
downturn. Moreover, the city is preparing for Emerald Ash Borer’s effects on the Ash 
tree canopy and is working to prevent decline of pollinators.  The scientific community 
continues to warn about increasing rates of climate change and the need to mitigate and 
adapt. 

7. Boulder is doing well in terms of many community goals.  It is a safe, healthy, 
accessible/connected, and desirable place to live.  Community satisfaction with key 
amenities, including parks and open spaces, remains high. 

 
Other trends may become evident as research continues.  

What’s the Status? 
The Trends Report will be completed in July.  
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Map Inventory Updates  
Subcommunity / neighborhood maps and fact sheets 
document existing conditions and help identify factors 
related to areas of stability and change.  Drafts are posted 
on the project webpage.  Land Use Map and Area I, II, III 
map clean up will clarify parcels, identify inconsistencies 
with zoning, and identify suggestions for improving the 
descriptions and definitions to be ready for the land-use 
request process in August.  

 
 
Example of a 
Subcommunity Fact 
Sheet (Note:  A full 
size and more 
complete version will 
be provided at the 
June 9 Study 
Session.) 
 
 

What’s the Status? 
Preliminary drafts of subcommunity maps are available and will continue to be completed and 
refined by July.  Information and stories about historic districts, structures and sites will also be 
added.  Factors for Stability/Change Areas in the city will be identified in coming months from 
the mapping analysis.  Additional regional mapping will be completed by July/August. 

Measurable Objectives/Metrics 
The plan update will include metrics, including measures from master plans and subcommunity 
or area plans, to monitor progress of policies.  Metrics need to be practical and relevant.  

What’s the Status? 
The planning team has completed an initial review of master plans and is coordinating with the 
City Manager’s Office on the performance metrics dashboard project.  An initial assessment of 
existing policy metrics and gaps will be completed by July. 

Prepare 3D Urban Form Tools  
The mapping and visualization tools will enhance ways of presenting maps and data to the 
community in the form of story maps (e.g., story of water, transportation, etc.) and more visually 
and realistically in 3D (e.g., layered on topography, buildings, and natural features).  Maps will 
be able to spatially depict non-spatial data such as energy use and revenues and depict 
metrics.  The information should convey information in a manner that is easily understood and 
supports meaningful community dialogue about plans for the future.   Additionally, these maps 

 
 

10

https://bouldercolorado.gov/planning/boulder-valley-comprehensive-plan


will be able to highlight land use / transportation / services and infrastructure relationships.   

  

Examples of data-rich 3D modeling supported by ESRI.  The bottom two graphics are quick portrayals of 
3D Boulder historic district and floodplains. 
 

What’s the Status? 
The planning and GIS team will work in partnership with consultants from ESRI to develop the 
3D mapping tools.  Initial “existing conditions” 3D maps and story maps will be ready by July, 
while “future” conditions pilot maps for several areas within the city will be ready in the fall. 3D-
enabled subcommunity profiles and regional context mapping will comprise the first set of online 
maps this summer.  The team is working toward an online display of public land use requests.  
The planning team will use a variety of software including CityEngine to do 3D authoring, data 
management, and analysis for maps that will be helpful in communicating conditions and later 
for analyzing and updating the land use map and plan policies.  Later in the project, publishing 
of scenarios and analysis will be online and in 2D and 3D.   

Identify Initial Accomplishments and Challenges 
Following completion of the previous tasks, the planning team will begin to identify 
accomplishments and remaining needs and opportunities for discussion and refinement with the 
community at initial outreach events in August.   

What’s the Status? 
Not yet started.  Draft in July. 
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FOCUSED TOPICS FOR BVCP 2015 UPDATE 
Staff seeks council confirmation on focused topics for the 2015 Plan update.  The following list 
is largely reflective of the findings of the consultant report in late 2014/early 2015 (See the final 
report online).  It also incorporates recent input from the boards and commissions and BOCC 
and council discussions.  Staff will further refine the list of issues to be addressed after input 
from Planning Board and City Council in June and from the community in August. (Note: 
meetings with County officials need to be scheduled.) 

Substantive New Update Topics  
1. Growth Management and Urban Form – The BVCP should clearly convey and 

illustrate the land use map and more clearly identify locations of potential future change 
and growth.  It will be important to understand the new projected jobs and housing, and 
determine whether to refine the plan and/or growth policies to reflect the community’s 
desired balance, pace, and type of future growth.  

2. Neighborhood Character – The community has expressed interest in maintaining 
community and neighborhood character and conveying plans and policies at the local 
level—not just citywide. 

3. 21st Century Opportunities and Challenges – The BVCP must align and integrate with 
directions from other plans or initiatives such as Boulder’s Climate Commitment, Energy 
Future, arts and culture, age-friendly community planning, and local foods.  Additionally, 
the plan should address resilience. Finally, it should integrate any relevant strategies 
that emerge from the Housing Boulder project.  

Process and Outcomes/Deliverables Improvements 
Additionally, the process and deliverables should accomplish the following:  

4. Improve Community Engagement – More robust, transparent, and meaningful 
engagement methods are critical; 

5. Make Plan’s Vision and Values More Compelling – Better tell and show Boulder’s 
planning story and make the plan’s vision and values more compelling and accessible 
(i.e., in graphic published document and online format);  

6. Add Stronger Links Between Policies and Actions and Implementation – Make sure 
the policies can be implemented.  Revisit plan sections regarding urban service criteria 
and standards.  Improve the action plan.  Ensure land use descriptions provide clear 
direction and a clean tie with the Boulder Land Use Code regulations and zoning, 
particularly related to site review criteria/community benefit;   

7. Add Metrics – Incorporate relevant, high-level metrics from master plans and the 
strategic plan dashboard to ensure that policy progress gets measured because “what 
gets counted counts;” and 

8. Address City/County Intergovernmental Agreement Early – Quickly address the 
city/county “Comprehensive Development Plan” IGA renewal to meet the Dec. 2017 
deadline.  

BVCP NEXT STEPS  
 
July 16, 2015 Planning Board check in – remaining Foundations work and plan issues 
July 28, 2015 City Council Agenda Item to accept BVCP schedule, work plan, and process 

for public requests for changes to the plan, including assessing interest in 
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considering requests for changes to the service area 
July/Aug (TBD) Board of County Commissioners and Planning Commission check-ins 
Aug  Community kick off regarding major plan issues, final “Planning 101” videos 
Aug 3, 2015 Land Use change request process begins with applications due Aug. 28, 

2015 
Aug/Sept  Statistical survey of community on growth-related topics 

ATTACHMENT(S) 
 

A. Summary of Discussion and Public Input to Date:   
a. Community Input on Community Engagement Plan (April) 
b. April 30, 2015 - Board of County Commissioners Study Session  
c. April 16, 2015 - Planning Board/Planning Commission Joint Study Session   
d. Mar. 31, 2015 - City Council Study Session 

B. BVCP Timeline   
C. Residential Growth Management System Allocations Analysis 
D. Trends Report 
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Attachment A:  Summary of Feedback to Date 
This attachment includes feedback from the public (March 31 through April 17) and summaries of the 
Board of County Commissioner discussion on April 30, 2015, the Joint City Planning Board/County 
Planning Commission discussion on April 16, 2015; and the City Council Study Session discussion on 
March 31, 2015.  Summaries of the Nov. 3, 2015 – Joint Study Session with the Board of County 
Commissioners and Planning Commission and the Oct. 14, 2014 Study Session with the City Council and 
Planning Board and other discussions are also available on the project website.  
 
March 31 – April 17:   Public Outreach Regarding Community Engagement 
Preferences  
 
Online Polling  
An informal poll was posted on the comprehensive plan website (www.bouldervalleycompplan.net) 
beginning March 31 and closing April 17 to better understand how the community wants to participate 
in the update process. A total of 236 people from a wide range of Boulder neighborhoods (and outside 
the city) responded.  
 
Respondents were asked to rank preferences for traditional and digital engagement methods as well as 
how they prefer to receive information.  Respondents also provided open ended comments and 
suggestions.  A high-level summary of results is presented in the text below.  A detailed summary of 
survey results is available here.  

• Preferred traditional methods are:  
1. Public events, meetings and hands-on workshops; 
2. Mailed postcards and surveys; and  
3. Meetings hosted by organizations or associations. 

• Preferred digital methods are:  
1. Online surveys and polls; 
2. Emails from a group or organization; and 
3. Inspire Boulder.   

• Preferred ways to get information and find out about events or ways to participate are: 
1. Emails from the “Boulder Planning” email list; 
2. News media story (print, TV, or digital); and  
3. Mailed postcards.  

• Respondents heard about the survey primarily from direct e-mails and social media.  
 
Respondents offered questions and feedback as noted in the following sections. 
 
Engagement types 

• Be sure to use all types of engagement (digital, in-person, mail, etc.) because people’s needs and 
preferences vary widely.  

• Include small, neighborhood meetings; charettes and scenario modeling.  
• Schedule meetings and events on weekends and evenings in easily accessible locations; 
• Use electronic “polling” at meetings to gain consensus in an anonymous manner.  
• Offer web-friendly ways to provide input for people who can’t come to meetings so they can 

engage at times they are able. 
• Use the mail to reach residents; many older people do not use computers or social media.   

Attachment A - Summary of Discussion and Public Input to Date
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• Conduct a survey by mail to ensure everyone has a chance to participate and has notice.  
 
Ways to reach people  

• Actively engage those who are typically under-represented in processes: students, millennials, 
local employers, low-income, etc.  

• Welcome new people and have true open dialogue at public meetings.   
• Reach out to agencies and non-profits to co-facilitate meetings with Spanish-speakers.  
• Work with neighborhood organizations and consider having neighborhood representatives who 

are engaged at a high level, can attend most meetings and serve as a conduit between 
neighbors and city staff.  

• Go through schools, churches and gathering places to connect with families.  
• Outreach to organizations and local churches that work with homeless and low-income people.  

 
Process  

• Work to establish trust that people’s input is being heard and considered in the decision-making 
process. 

• Hire an outside party for survey results.  
• Do a training session for anyone leading a “Meetings to Go” session.  
• Address complaints constructively.  
• Ask for specific input and not questions where the input will be vague.  Listen to input – don’t 

develop a position too early. 
• Develop goals for engagement that are concrete and actionable. Have follow-up surveys or 

some feedback mechanism to measure progress with community engagement.  
 
April 6 and 9 Webinars   
A lunchtime webinar was offered on April 6 and an evening webinar on April 9 with total participants 
about 45.  Copies of the webinars are on the project webpage. The purpose was to garner input from 
community members to inform the engagement plan for the update. Staff presented an overview of the 
update process and ideas for engagement. Participants offered questions and feedback as follows:  

• How to engage renters, a range of ages, students and commuters;  
• How the process will address issues of growth and development;  
• Presentation of survey results;  and 
• Engaging in subcommunity or neighborhood planning processes.  

 
April 7 Public Meeting  
A public meeting was held in the Main Library from 5 to 6 p.m., including a presentation similar to the 
webinars (overview of the update process and engagement direction and ideas).  Approximately 30 
people attended.  Participants offered questions and feedback verbally and on survey forms as follows: 
 
Ways to reach people  

• Provide information for neighborhood groups or associations.  These groups can get information 
to people and serve as a voice for others who don’t have time to participate.  

• Consider a citizen advisory panel.  
• Actively engage those who are typically under-represented in processes (e.g., low-income).   
• To reach younger people, schedule time at local coffee shops on Saturday mornings with local 

officials attending. To reach families, go to community centers (e.g., rec centers and YMCA).  
• Engage arts and cultural organizations.  

Attachment A - Summary of Discussion and Public Input to Date
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• Digital and social media methods of engagement are important to use.  
 
Process  

• When providing information about options – use multiple “funnels” for information on options 
and consequences.  

• Design engagement for more interaction between groups, so groups and people can talk to each 
other about issues and potential solutions.  

• Define dialogue, participation and partnership; what is a successful outcome of the process.  
• Balance the engagement – build trust between staff and stakeholders.  
• Inform, educate and motive toward responsible action.  

 
Study Session of Boulder County Commissioners for Boulder Valley 
Comprehensive Plan (BVCP) Assessment and Scope – April 30, 2015 
 
Board of County Commissioners Present: Deb Gardner and Elise Jones 
Staff Present: Abigail Shannon and Denise Grimm (Boulder County); Lesli Ellis, Courtland Hyser, and Jean 
Gatza (City of Boulder) 
 
 Introduction 
Staff provided a brief presentation covering the nature of the five year updates, vision, core values, 
service area, land use request process; consultant report, timeline, community engagement (would like 
input on county resident input), principles, seek opportunities to cooperate with other projects.  The 
presentation also explained the work currently underway for the foundations and next steps.  
 
Questions & Feedback 

• Q:  How will the BVCP update capture, steer, influence or galvanize interest and angst in the 
community about growth and development?   
A:  These are top of mind for the community and we do need to address them.  Getting ready 
for the conversations around character, potentially re-think previous decisions, forecasts will be 
informative.  Anticipate working with different groups in the community. Likely won't get to 
consensus but find commonality around issues.  Ensure people know growth/development is 
not the only topic of this plan.  

• Q:  Have found the plan in the past to be a bit frustrating because we haven’t been able to 
measure our baseline or measure progress in achieving the comp plan goals.  Do the foundation 
tasks provide measurement and point us to areas that need the most work?   
A:  We are identifying areas where we have data and not.  Will have some data and metrics and 
will have other areas where we need to create the metrics and collect data.  

• Encourage thinking regionally.  Need to be responsive to neighborhood process, but also 
consider the regional issues such as transportation, affordability, multi-modal - regional context 
and conversations that are happening.   

• Engage parts of our community with whom we don't normally talk - especially low-income.  
These are the people who will bear the brunt of the next natural disaster.  Provide a balance 
with the neighborhood conversations.  Capture the full perspective.  

• Acknowledge the great city and county collaboration.  Agree with the comments in memo. 
 Forecasting and trend analysis:  need to look at assumptions to take into account future 
changes (e.g., climate change and environmental change) to determine our future plan.  We 
may learn we already have too many people here to be sustainable.   

Attachment A - Summary of Discussion and Public Input to Date
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• Parallel efforts - resiliency diagnostic.  Be sure the many resiliency efforts are coordinated. 
Aligned with flood recovery efforts.   

• Partnering with organizations - need to be fully inclusive in our list (e.g., add Latino Task Force, 
Circles, Community Foundation).  Work with county staff to reach out to people who may be 
"untraditional" in their engagement.   

• County has "subdivisions - neighborhoods in the county in the planning area. We can get contact 
names for HOAs.   

• Appreciate opportunity to be on process subcommittee.  Feedback please by end of next week. 
Got feedback that we should "put it in stone" that those two bodies get together annually.   

 
April 16, 2015 Joint Study Session of the Planning Board and Planning 
Commission Regarding the 2015 Update to the BVCP  
 
Following a presentation from city and county staff, the city Planning Board and county Planning 
Commission participated in an exercise to identify each member’s top three topics for community 
engagement and issues.  Following that exercise, the boards engaged in an open discussion of the 
Boulder Valley Comprehensive Plan 2015 Update.  Both the results of the exercise and the subsequent 
discussion are summarized here. 
 
Exercise Results 
Staff asked the Planning Board and Planning Commission to provide feedback from their city or county 
perspective and note what is most important (i.e., “top three” topics for each) for: 
1.  Successful community engagement, and  
2.  Critical issues/topics the 2015 plan update to address. 
The notes are grouped by themes below. 
 
1—Community Engagement 
 
General Engagement Ideas and Concerns 

• What’s still missing is a reason for people to participate 
• Ask folks but also reflect what they say/suggest so they know they have been heard 
• Aligning work/housing/transportation 
• Identify and weigh various community objectives 
• Make everyone aware that the comp plan exists… Rationalize and measure public feedback to 

distill/clarify where it is coming from and to get past most vocal to the unheard 
• Provide contextual info regarding local/state/national trends to mitigate myopia 

 
Groups and Demographics to Include 

• Successful engagement reaches all ages, from children through the elderly, Incorporates 
scientific sampling, Is interesting enough to attract people’s attention 

• Community outreach – organizations, groups, schools, businesses 
• Work with neighborhoods including mobile home parks, low income housing 
• Consider reaching out to major Boulder Valley employers to set up/facilitate opportunities for 

those employees to engage 
• Reach out to HOAs – see if they would host a visit 
• Go to the people not normally digitally engaged.  Go to the neighborhood scale and use those 

networks. 

Attachment A - Summary of Discussion and Public Input to Date
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• Involve demographics not typically active in land use issues (e.g., young adults, non-native 
English speakers) 

• Diverse input 
• Sustained public engagement beyond the usual suspects 
• Broad diverse public input 
• Diverse representation 
• Small groups, with diverse representation – cross pollination of ideas 
• Direct outreach to underrepresented portions of the community 
• Engage a broad cross section – requires innovative meeting exercises/formats.  Consider field 

trips 
• But – do not exclude groups with focus and expertise on Comp Plan 
• Encourage some groups to hold meetings independent of staff 

 
Methods 

• Use traditional methods along with social media 
• Absolutely suggest the idea of a city-wide poll on issues, as comprehensive and scientific as 

possible 
• Identify means to evolve appropriate weight given to differing points of view 
• Hands-on engagement so people can better understand impact of policies 
• VISION engagements 
• Continue city speakers program on planning topics 
• Multiple collection methods 
• Diverse tools 
• Visual and engaging 
• Tools that keep engagement 
• Strong digital engagement and visibility 
• Concern that if these are 15 different ways to give input we will get input from the same 30-40 

people, just multiplied 15 times 
 
2—Critical Issues and Topics 
 
Presenting Information  

• Vision – Imaging 3D urban form tool 
• Showing land-use map changes and development over time – trending 
• Clarify and illustrate the desired urban form for changing parts of the city – Written policy 

moving into visual representations – implementable actions 
• Critical Topics: 3D, Urban Form, Demonstrating what growth looks like 
• VISION issues 
• Neighborhood mapping and area plans 
• Be a document that is embraced by the community 
• Enhanced visual tools (i.e., 3D, mapping, graphics) 

 
Urban Form and Growth 

• Reconcile growth with levels of service 
• Decide if Hogan-Pancost should move to Area III 
• Sustainable urban form – idea of regenerative improvement: what parts of the city are so good 

they cannot be allowed to change? 

Attachment A - Summary of Discussion and Public Input to Date
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• Inform design guidelines where needed to get an outcome 
• Critical topics: Land use map changes 
• Give clear, regulatory guidance about development potential in infill areas of the city 
• Growth 
• Resolve long-standing ambiguity about parcels on the edge (e.g., Hogan-Pancost) 
• Deciding on a desired urban form for areas of town that are likely to change 
• Giving the community a chance to have a robust discussion about growth 

 
Other Specific Topics 

• Reconcile job growth with job types and housing and commercial space affordability 
• Transit 
• Community Diversity 
• Energy: Solar, wind, water; natural gas? Transportation --how can this support resilience? 
• Agriculture: Support local food production – both inside and outside urban centers.  How does 

this affect energy? How does this support resilience? Does this support diversity? 
• Diversity: Income; cultural; professional.  How can this support resilience? 
• Critical topics: Renew IGA soon. 
• Begin work on IGA renewal ASAP. 
• Identify ultimate population density (by area) 
• Identify alternate transportation objectives by neighborhood 
• Identify future public land uses by area 
• Metrics/tracking 
• Metrics on transit, affordable housing 
• Resilience 
• Addressing resiliency 
• How to address jobs:housing imbalance 
• Strengthening public understanding with strong visuals 
• Housing – especially for younger and older segments of population (affordable and market rate) 
• Tying policies and land use code clearly together.  Should help de-politicize (to some degree) 

planning approval process 
• Channel development to coincide with transportation infrastructure improvements. 

 
Discussion Summary 
Following the initial exercise to identify each board member’s top priorities, the boards engaged in an 
open discussion of the Boulder Valley Comprehensive Plan 2015 Major Update. For this summary, 
comments from that discussion are grouped according to major themes that arose: 

• Community Engagement 
• Regional Context and Perspective 
• Feedback on Foundations Tasks Underway 
• Growth and Urban Form 
• Presentation of the BVCP Document 
• Issues to Address this Summer 

 
Community Engagement 

• Q: Is the public application process (both text and maps) going to be changed? 
A: Staff has historically done a screening process to whittle down the applications to proposals 
relevant to the specific BVCP update cycle topics/criteria, which then goes to the four bodies for 
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their further review and decision making. The Area III Planning Reserve application process was 
debated in the 2010 update, but was ultimately left unchanged. All of the applications are due 
and analyzed at the same time. For this update, the opening date for accepting 2015 
applications is anticipated to be in August. 

• There still isn’t a reason for certain people to participate which could mean a risk that we will 
hear from the same people, just in 15 different ways.  The topic of the “Comprehensive Plan” is 
perhaps a bit dry and not engaging.  Perhaps meetings should instead be framed around 
relevant topics such as building form or density that people really care about. 

• Give residents of neighborhoods an overview of how staff/city identified and defined them, then 
have a conversation with the residents about their preferred identifying characteristics, 
topics/issues, and boundaries. 

• Presenting the plan in a visual, quickly digestible way would help with public involvement and 
understanding the importance of the plan. 

• Strive to engage a fuller range of the demographic spectrum that does not usually participate in 
BVCP updates (e.g. less affluent, ethnic minorities, elderly, the young, etc.).  They make and 
provide important contributions to our community. 

• Reach out to organizations that already have relationships with hard-to-reach people rather 
than expecting staff to reach out to them directly. 

• Remember that “the community” also includes county enclaves.  How do we reach them? 
• Try to capture input on these issues from the many ways that we are engaging the community in 

other projects—from other planning processes. 
• Create an affinity for interaction (staff to public, diverse socioeconomic and ethnic groups, etc.) 

vs. a fear or resistance to interaction. 
• Show how public input is actually being used and implemented vs. heard and recorded (but then 

vanishing). We need to provide information to people that they can relate to. 
• Provide more on and off-line communication tools and connections to neighborhood/city maps 

– road trips, walking tours, computerized/Google Earth “fly throughs”, build-out and 
redevelopment scenarios, etc.  

• The “community” includes all those who regularly interact with Boulder, and not just those who 
live or own property in town. 

 
Regional Context and Perspective 

• Regional context is important (i.e., the Front Range and state)?  Where do we track with these 
trends, and where are we divergent?  “Our Vision” doesn’t get set entirely by the boundaries of 
the Boulder Valley. 

• Other communities in Boulder County are reaching their limits too (i.e., growth boundaries, 
services, infill/redevelopment, housing diversity, etc.).  We have common issues like “what is 
density/what are its benefits and drawbacks?”  It would be useful to share/exchange ideas 
about approaches to dealing with these topics.  

• The regional context informs many of the problems we face, especially the things just beyond 
the edge of the BVCP planning area. 

• It is important to look at the big picture, but also important not to let that dominate or 
overwhelm needs and desired vision/future of the Boulder Valley – need to balance carefully. 

• Remember that the county’s role in the update is important.  County constituencies both within 
the Boulder Valley and beyond are affected by the city’s actions. 
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Feedback on Foundations Tasks Underway 
• Q: Will there be trends devoted to the acres consumed by various uses  (e.g., informal parkland 

that gets uses in places like redeveloped schoolyards; while formal parkland is added 
elsewhere)? 
A: Land use analysis will be a component of the foundations work.  We will be meeting with 
Parks and Rec staff to determine park-specific data and indicators for the trends snapshot. 

• Consider how open space use has changed over the years (e.g., places with public access vs. 
open space saved for conservation). 

• It may be interesting also to show the biodiversity of open space in terms of “non-human” use.  
Show progress and assess the value of open space in relation to human uses. 

• Include statistics on parkland and energy use. 
• Q: Is the idea of a 3D map of the city linked at all to the LIDAR mapping that is also going on? 

A: Yes.  There are many paths that could be taken to create a 3D model, both big and small in 
scope.  The LIDAR data helps with mapping existing conditions. 

• Spend some time with the Open Space/Other designations when doing the land use map clean 
up. This becomes a problem particularly when land use is not lot-based. 

 
Growth and Urban Form 

• The conversation about urban form is important even though the scope needs defining.  It may 
be time to “bite the bullet” and really have these conversations.  It will be difficult, but we 
should not shy away. 

• We seem to have a growth management system that may be out-of-date and has been patched 
over time.  Could there be a way to revise this system? 

• Energy use/per capita energy use is an important part of the growth discussion.  Need to 
address energy usage comprehensively.  For example, the energy savings earned by smaller 
buildings/home designs can be negated by one larger building. Urban form issues (densities, 
areas of stability/areas of change) will also affect energy use and should be considered. 

• Architecture and urban design excellence is something that should be elevated in our 
community.  This doesn’t necessarily mean architecture micro-management, but it is something 
that should be addressed periodically. 

 
Presentation of the BVCP Document 

• Taking a graphics-driven approach is helpful.  A document that is too text-heavy becomes hard 
to engage people.  Expand the use of metrics to the extent possible.   

• Integration with department master plans is a great idea.  Continue working on this. 
• There are aspirations in the comp plan that have no link to any action item or implementation 

step.  Making the links more clear would be helpful. 
• Don’t be too constrained by the existing format and layout of the BVCP.  There may be an 

opportunity to reorganize the document itself – “less can be more” in terms of comprehension 
and gaining interest/readership. 

 
Issues to Address this Summer and Other Comments 

• Send a BVCP update informational post card to everyone in the Boulder Valley. 
• The discussion about an IGA renewal should happen sooner rather than later. 
• Settle the two body vs. four body process issues raised in the 2010 update, and do it sooner 

rather than later (like the IGA renewal). 
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• The city and county need to continue working on better communication and coordination with 
each other about resilience issues.  Where are we on developing unified/complementary plans, 
and what gaps or needs in resiliency planning and coordination already exist? 

• Might it be possible to re-frame subcommunities with a slightly finer grain so as not to lump 
neighborhoods together that are, in fact, very different places? (This seems especially important 
in the central area.) 

• Can we talk about urban gardening and food production?  Should regulations or designations 
related to food production be changed?  

 
City Council Study Session– March 31, 2015 
City Council provided the following feedback at a study session on Mar. 31: 

• 3D Tool:  Generally liked the concept of a 3D urban form tool that will enable people to envision 
what growth and different types of building forms may look like.   

• Regional Data and Context:  Some council members stressed the importance of considering the 
regional context of growth and planning when assessing data for the BVCP update.   

• Data Requests:  This BVCP will bring forward a lot of useful data and analysis.  Consider 
segmenting student data.  Provide existing and trends data on net commercial and industrial 
space and jobs and housing units.  Show realistic growth numbers (trends from past 5-10 year 
and forecasts for the next 10 years+).  Segmented information by neighborhoods, 
subcommunities is helpful.   

• Survey:  Several council members stated that a statistically valid survey to assess community 
opinions regarding focused planning issues could help inform this process and worth the cost.  A 
hybrid approach (i.e., mail, Internet, phone) may be the best solution.     

• Multi-Pronged Outreach:  Outreach should involve multiple methods and engage hard-to-reach 
people to get a 360 degree picture of the community. 

• Planning 101:  We used to do a “Planning 101” session at the beginning of comprehensive plan 
updates.  It would be valuable to do so again. 
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Attachment C: Residential Growth Management System Allocations 
Analysis              DRAFT June 4, 2015 

Background 
The city’s current residential growth management system (RGMS) resides in Section 9-14 of the Boulder 
Land Use Code, and was set forth in Ordinance No. 7026, which was adopted on January 4, 2000. This 
RGMS updated and replaced the city’s prior RGMS from 1982 and is the version that is in use today.  The 
revised system maintained the residential growth rate at one percent, but also granted exemptions for 
certain types of development.  These exemptions do not count against the one percent cap established 
by the ordinance. The stated intent of the ordinance was to simplify the administration of the system 
and to permit more residential construction, more quickly, than the previous growth management 
system. The exemptions prevent RGMS from being a barrier to the development of projects that the 
city, as a matter of policy, desires to encourage. 

Prior to obtaining a building permit for residential construction, a developer must first apply for the 
required number of allocations under the RGMS.  One allocation is needed to secure a building permit to 
construct each dwelling unit1.  Dwelling units that meet the exemptions listed in the table below do not 
count against the available allocations for that year.  

Exemption Type Rationale Year 
Permanently affordable dwelling 
units 
 

Meet the city’s affordable housing goals. 2000 

Dwelling units built pursuant to a 
development right contained in the 
intergovernmental agreement 
between the city and Boulder 
County, dated April 4, 1995, that is 
transferred into the city 

The IGA established a transfer of development rights 
(TDR) program between the city and Boulder County. 
The city agreed to permit the use of development 
rights transferred from a defined Plan Area to locate 
development upon approved receiving sites within the 
boundaries of its community service area. The 
exemption from RGMS was used as an incentive for 
participation as a TDR receiving site.  

2000 

Housing projects built by the 
University of Colorado (CU) for the 
sole purpose of providing housing 
for students, staff, and faculty of 
the university2 

Exempted because CU development is outside of the 
purview of local development regulations.  City staff 
does not track these exemptions because permits for 
new buildings on university land are typically reviewed 
and issued by the State of Colorado. 

2000 
 
 
 

 
Dwelling units that are not 
permanently affordable units in 
developments with a minimum of 

This exemption recognizes the importance of the 
internal subsidy between market rate and permanently 
affordable housing that is often used to get such 

2000 

1 Living quarters in efficiency living units, group residences, group care facilities, and congregate care facilities 
require partial allocations.  
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thirty-five percent permanently 
affordable dwelling units 

projects under construction and ultimately to the 
market.  

Exemption Type Rationale Year 
Mixed use developments The intent of this amendment was to encourage the 

construction of residential units in mixed use, 
commercial, and industrial zoning districts.  

2000 

Dwelling units built on land that was 
rezoned from a nonresidential 
zoning district classification to a 
residential zoning district 
classification after August 19, 2004 

This exemption was enacted in 2004 and incentivizes 
the implementation of adopted plans. As the city 
legislatively rezones land to residential to implement 
adopted plans, this exemption helps to direct 
residential investment into those areas. In addition, 
the exemption allows developers to pursue a rezoning 
to a residential zone since housing developed within 
mixed use, commercial and industrial zoning districts 
are already exempt per the exemption above. 

2004 

  

Allocations (housing units) that count toward the available allocations for each year are referred to as 
“excess allocations.” Dwelling units that meet the exceptions are referred to as “exempt allocations.” In 
addition, allocations for dwelling units that are removed and replaced within three years in a 
development that has four or fewer units do not count against the available allocations for that year. 
These allocations are referred to as “demolition allocations.” This exemption was intended to align with 
inclusionary housing requirements of Land Use Code 9-13-3. Additionally, up to twenty-five percent of 
allocations available, but not granted, in the prior calendar year may be carried forward to the current 
year.  

Analysis 
The city has accurate data tracking RGMS allocations by type beginning in 2011.  As shown in the table 
below, allocations vary by year, but in recent years it has been common for a majority of the allocations 
in a given year to be exemptions from the RGMS: 91% in 2011, 27% in 2012, 91% in 2013, and 69% in 
2014. 

RGMS Allocations by Type       
Type 2011 2012 2013 2014 
Excess (count toward the RGMS) 36 192 62 110 
Exempt 491 80 933 327 
Demolitions 10 23 24 8 
Total Allocations 537 293 1020 474 

 

Exemptions by type are shown in the table below.  For the years presented, the most commonly used 
exemptions were for mixed use development, rezoning to a residential district, and for producing 
permanently affordable housing. 
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Exempt Allocations by Type         
Type 2011 2012 2013 2014 
Permanently Affordable 97 12 262  12 
Intergovernmental Agreement 0 9 0  0 
Thirty-five Percent Affordable 0 0 3  12 
Mixed Use Developments 316 0 353  25 
Rezoned to Residential 78 59 315  278 
Total Exemptions 491 80 933  327 

 

Because RGMS allocations are obtained at the outset of the permitting process, and because several 
years can pass from when a project receives its allocation to when it receives a certificate of occupancy, 
RGMS allocations and dwelling unit growth rates are not directly comparable by year.  That is to say, an 
allocation obtained in 2012 does not mean that a certificate of occupancy was also obtained for that 
same development in 2012.  Still, certificates of occupancy are useful in determining the actual rate of 
growth of dwelling units from one year to the next.  This information is shown in the table below. 

Housing Units         
  2011 2012 2013 2014 
Total Housing Units  43,178 43,617 43,791 44,271 
New Housing Units Completed  449 213 247 278 
Housing Units Growth Rate  1.0% 0.5% 0.6% 0.6% 
Building Permits Issued for New Housing Units  106 415 878 608 

 

Conclusion 
Since 2011, a majority of the units developed in the city have been exempt from the RGMS because they 
were a mixed use project, such as the Gunbarrel Center, or the property was rezoned to residential 
zoning classification, such as the Alexan Flatirons in Gunbarrel or Landmark Lofts on the 28th Street 
frontage road. This is by design, as the exemptions were created as a tool for achieving residential 
development that meets the community’s goals. 

The presence of exemptions does make it possible for the increase in dwelling units to exceed one 
percent in a given year, and this is acknowledged in the legislative intent of the RGMS [Land Use Code 9-
14-1(a)] which states that the intent is to: “Establish a residential building permit management system 
that provides for a long-term rate of growth in the city no greater than one percent per annum, but 
recognizes the potential for fluctuations in that rate on an annual basis”.  For the years contained in this 
analysis (2011-2014), the annual residential growth rate averaged 0.8 percent. This is the actual rate of 
increase based on certificates of occupancy and includes exempt allocations issued during those years, 
even though exempt units do not “count” for RGMS purposes. Thus, even when residential uses that are 
exempt from RGMS are included, the average annual growth rate has been under one percent. 

Attachment C - Residential Growth Management System Allocations Analysis

26



City of Boulder [1]
2003-2014 Housing, Population, and Employment Data

2003 2004 2005 2006 2007 2008 2009 2010 2011 2012 2013 2014
Housing Units [2]

Total Housing Units 41,031    41,175    41,482  41,812   42,120    42,260    42,574   43,037   43,178  43,617     43,791     44,271     
New Housing Units Completed 189         335         376       363        204         372         489        160        449       213          247          278          
Housing Units Growth Rate 0.5% 0.8% 0.9% 0.9% 0.5% 0.9% 1.2% 0.4% 1.0% 0.5% 0.6% 0.6%
Building Permits Issued for New Housing Units 284         540         217       300        583         401         141        453        106       415          878          608          

RGMS Allocations [4] 558 78 229 263 254 184 309 193 537 293 1,020       474
Excess 86 21 90 65 51 108 47 80 36 192 571 110
Exempt -- -- -- -- -- -- -- -- 491 80 933 327
Demolitions [5] 39 20 44 68 62 42 23 15 10 21 25 8

Population  
Area I (City Limits) Population 97,562    97,870    98,526 99,232 99,891 100,190 100,792 97,706   98,986  101,169   101,824   102,420
Population Growth Rate 1.0% 0.3% 0.7% 0.7% 0.7% 0.3% 0.6% -3.2% 1.3% 2.2% 0.6% 0.6%

Employment  [6]
Area I (City Limits) Employment 98,164    98,394    98,400  98,400   100,100  97,753    97,500   96,800   97,500  99,400     102,500   103,800
Employment Growth Rate 1.3% 0.2% 0.0% 0.0% 1.7% -2.3% -0.3% -0.7% 0.7% 1.9% 3.1% 1.3%

Commuting Patterns [7]
Work in Boulder, Commute from Outside Boulder -- -- -- 51,556 -- 52,852 -- 52,907 -- 59,000 -- --

% Work in Boulder, Commute from Outside City of Boulder 52% 54% 55% 59%
Work and Live in Boulder -- -- -- 46,844 -- 44,901 -- 43,893 -- 40,400 -- --

% Work and Live in City of Boulder 48% 46% 45% 41%
Live in Boulder, Commute to Outside Boulder -- -- -- 13,992 -- 11,733 -- 10,296 -- 13,500 -- --

[1] All numbers are for Area I (city limits) 
[2] Building permit numbers reflect Certificates of Occupancy issued for new residential units and do not account for demolitions and mobile home park unit variations. 
[3] 2014 numbers and estimates are as of October 28, 2014.  

[7] The City of Boulder commuting estimates are a labor force driven estimate, using a mixture of federal and local data and assumptions. The estimate begins with an estimated number of households (City and State estimate) and develops a 
resident labor force (the population of workers) using a factor of 1.3 workers per household (State Department of Labor). 

[6] The total employment estimate is developed using US Bureau of Labor Statistics data, reviewed for accuracy at a local level by the University of Colorado LEEDS School of Business – Business Research Division, and a self employment factor 
(10%) is applied to establish a total jobs estimate. 

[4] Number reflects all RGMS allocations for excess, exempt, and demolitions for years data is available. Some allocations may have expired or may not have been used. Note two corrections from the September 16, 2014 City Council memo - 
1) the 2011 total RGMS allocations are 537 (not 538) and 2) the 2013 total allocations were 1,020 (not 995) as the previous number excluded demolitions. Numbers do not include reservations. 

[5] Demolition allocations may be used to replace a demolished unit within three years subject to the provisions of section 9-3-13(e), B.R.C. 1981.

For additional reference, the table below summarizes various growth statistics for years prior to the 2011-2014 timeframe that was used for this 
analysis. 

 

 

 

Attachment C - Residential Growth Management System Allocations Analysis

27



Trends Report 
DRAFT May 28, 2015 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

Attachment D: 
 
TRENDS REPORT 
 
Rough Draft: Work in 
Progress-- Unformatted 
 

   
 

D R A F T -  W O R K  I N  P R O G R E S S   2 0 1 5  B V C P  T R E N D S  R E P O R T  1 

Attachment D - Trends Report

28



Trends Report 
DRAFT May 28, 2015 
 

CONTENTS 
 
 
Introduction…………………………………………………………………………...………3 
Executive Summary…………………………………………………………………..……..5 
Livable………………………………………….…………………………………………..…6 
Accessible and Connected………………….…………………………………………….12 
Environmentally Sustainable……………….…………………………………………….15 
Healthy and Socially Thriving…………………………………………………….………19 
Safe…………………………………………………………………………………………22 
Economically Vital………………………………………………………………….……..24 
Good Governance………………………………………………………………….……..27 
Sources……………………………………………………………………………….……28 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

D R A F T -  W O R K  I N  P R O G R E S S   2 0 1 5  B V C P  T R E N D S  R E P O R T  2 

Attachment D - Trends Report

29



Trends Report 
DRAFT May 28, 2015 

INTRODUCTION 
 

The Use of Trends Analysis in the BVCP 
The Trends Report for the 2015 Boulder Valley Comprehensive Plan (BVCP) Update presents a 
diverse collection of data, including snapshots in time of current/recent conditions, as well as trends 
over time from different sources (identified in this draft with endnotes).  Much of the information is 
presented at the citywide level.  To allow for an appropriate perspective, some data is presented at 
regional scales as well.  The most common regional scales included in this report are Boulder County, 
the Denver Metropolitan Region, and in some cases, Colorado.  Later drafts of the report will include a 
section that presents existing conditions at a scale that is smaller than the city: the subcommunity 
(neighborhood groupings) level. 
 
The data that is used in this report comes from a variety of sources at the national, state, regional, and 
local levels.  Data availability played a major factor in the indicators that were selected for this report. 
Due to data limitations, the trends report cannot be exhaustively comprehensive in its scope, but rather 
should be viewed as a resource that helps to shed light on topics that the BVCP update will need to 
address such as population, growth and development, connectivity, and others. 
 
By highlighting existing conditions and recent changes in the community and region, the Trends Report 
helps to establish the context for the 2015 BVCP update. Previous updates have identified focus areas 
for new content or policy changes to the BVCP.  These focus areas are determined not only by data 
and trends analysis, but also by issues and concerns of the time.  Along with the other technical 
analysis products that comprise the foundations work for the BVCP update, the Trends Report helps to 
provide information to support additional conversations with the community and its decision-makers in 
identifying the appropriate focus areas for the update and refined policies and metrics. 
 
Relationship to Other BVCP Work Products 
This report is part of a collection of technical analysis products that support and inform the 2015 BVCP 
update: 

• 2015 Community Profile 
• 2015 Affordable Housing Profile 
• 2015-2040 Population and Employment Forecasts 
• Map Inventory Updates and Analyses 
• Subcommunity Fact Sheets 
• Master Plan Inventory and Alignment 
• Accomplishments and Challenges Analysis 

  
When taken together, these work products will provide an informational foundation for conversations 
and policy discussions that will occur throughout the remainder of the BVCP update process.  Beyond 
the 2015 BVCP Update, they will serve as an informational resource in the years ahead. 
 

The Sustainability Framework 
This report uses the components of Boulder’s sustainability framework as an organizing element.  
Sustainability was advanced in the 2010 BVCP and has since been adapted into a framework that is 
frequently used in the city’s strategic plans, master plans, and projects.  The framework has two 
purposes:  it helps to ensure policy alignment across different city departments, and it also serves as a 
bridge linking individual planning efforts with the city’s priority-based budgeting process.  
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Trends Report 
DRAFT May 28, 2015 
The sustainability framework aligns well with the Core Values that are identified in Section 1 of the 2010 
BVCP: 
 

Sustainability Framework  BVCP Core Values 
Livable Community • Our unique community identity and sense of place 

• Compact, contiguous development and infill that supports 
evolution to a more sustainable urban form 

• Great neighborhoods and public spaces 
• Diversity of housing types and price ranges 

Accessible and Connected 
Community 

• An all-mode transportation system to make getting around 
without a car easy and accessible to everyone 

Environmentally Sustainable 
Community 

• Sustainability as a unifying framework to meet environmental, 
economic, and social goals 

• Environmental stewardship and climate action 
Healthy and Socially Thriving 
Community 

• A culture of creativity and innovation 
• Open space preservation 
• Physical health and well-being 

Safe Community • A welcoming and inclusive community 
Economically Vital Community • A vibrant economy based on Boulder’s quality of life and 

economic strengths 
Good Governance • Strong city and county cooperation 

 
The Trends Report for the 2015 BVCP Update provides insight on where the community currently 
stands for a wide variety of indicators related to sustainability and the BVCP’s Core Values.  
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EXECUTIVE SUMMARY 
 
Coming Soon—to be added in July draft 
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LIVABLE 
Many components contribute to creating and 
sustaining a livable community.  In defining 
livability, the sustainability framework focuses 
on the inter-relationship of safety, housing, city 
maintenance, regulations, and services, and 
inclusivity.  The BVCP addresses livability with 
a variety of goals and policies on the built 
environment, housing, and community well-
being.  The data analysis presented here 
focuses on population characteristics, housing, 
land use, and quality of life. 
 
Note: To increase alignment with the 
sustainability framework and the BVCP, staff 
will add the following material to the July draft of 
the Trends Report: 

• Projections-related data 
• More detailed demographics information 

on college-age population and 
household status 

• More detailed residential growth 
statistics for unit types and the 
residential growth management system 

 

Livability Trends: 
• Boulder is the largest city in the county, and 

since 2010 its population is growing at a rate 
of approximately 1% a year. The overall 
population has not significantly aged or 
diversified since 2000. 

• The presence of a large college-age 
population (nearly 30% of Boulder residents 
are in their 20s) skews the city’s income and 
poverty statistics, making the community 
appear to be younger and less affluent. 

• An aging population is expected to be a 
predominant trend over the next 25 years. 

• Boulder continues to add housing units, with 
a majority of new units being attached and 
multifamily units. 

• Home prices in Boulder have long been 
higher than the region and are rising fast in 
the post-recession economy. 

• There is very little undeveloped land 
remaining within the city (less than 1% of the 
total parcel acreage). 

 
 

Population 
 
2 0 1 5  P O P U L A T I O N  E S T I M A T E S i 

City of Boulder 103,840 

Boulder Service Area 115,605 
 
2 0 4 0  P O P U L A T I O N  
P R O J E C T I O N S ii 
City of Boulder Coming Soon—awaiting 
forecast results 
Boulder Service Area Coming Soon—
awaiting forecast results 
 
U N I V E R S I T Y  O F  C O L O R A D O  
E N R O L L M E N T  
Current 2015 Coming Soon—awaiting 
forecast results 
Projected 2040 Coming Soon—awaiting 
forecast results 
 
 
B O U L D E R  C O U N T Y  P O P U L A T I O N  
B Y  M U N I C I P A L I T Y iii 
 

 
Boulder is the largest city in Boulder County, 
with approximately one-third of the total county 
population. 
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P O P U L A T I O N  C H A N G E  I N  
B O U L D E R  C O U N T Y  A N D  I T S  
L A R G E S T  C I T I E S iv 

 
Boulder’s population is increasing, but at a 
slower rate than the county and nearby 
municipalities.  Since 1990, Boulder’s 
population has increased by 22% (0.9% annual 
growth rate), Boulder County’s by 36% (1.3% 
annual growth rate), Longmont’s by 72% (2.4% 
annual growth rate), and Lafayette’s by 77% 
(2.5% annual growth rate).  
 
 
A G E  D I S T R I B U T I O N v 
 

B O U L D E R  2 0 1 2  

 
 
 
 
 
 
 
 
 
 
 

 
B O U L D E R  C O U N T Y  2 0 1 2  

 
 
D E N V E R - A U R O R A - B O U L D E R  C S A  

2 0 1 2  

 
Boulder’s age distribution skews heavily toward 
college-age residents, but is otherwise similar 
to the county and the region. 
 

B O U L D E R  2 0 0 0  

 
A look at Boulder’s age distribution from 2000 
shows that the city has not significantly aged 
since that time. 
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B O U L D E R  C O U N T Y  2 0 4 0 vi 

 
2040 county-level population estimates from the 
Colorado Department of Local Affairs show a 
dramatic shift in age distribution predicted over 
the next 25 years. 
 
C O L L E G E  P O P U L A T I O N  O V E R  
T I M E  
Coming Soon—data collection in process 
 
B O U L D E R  R A C E  A N D  E T H N I C I T Y vii 

 
Boulder's racial and ethnic composition has 
changed minimally since 2000. 
 
 
L A N G U A G E  S P O K E N  A T  H O M E  
Coming Soon—data collection in process 
 
 
 
 
 
 
 
 
 

 
Y E A R  B O U L D E R  H O U S E H O L D E R  
M O V E D  I N T O  U N I T viii 

 
Most Boulder householders have moved into 
their current residence since 2000.  For those 
that moved in since 2010, it’s far more common 
for them to rent than to own. 

 
Income 
 

M E D I A N  H O U S E H O L D  I N C O M E ix 

 
Boulder's median household income is lower 
than both the county and the region.  This is 
largely because of a concentration of non-family 
households (including student households) 
which have much lower incomes than family 
households. By contrast, Boulder's family 
household income is higher than the county's, 
and significantly higher than the region's.  In 
Boulder, the median income for family 
households is $67,558 higher than for non-
family households. Compare this to the Denver 
Metro region, where the income gap between 
family households and non-family households is 
much smaller ($38,327).   
 
 
 
 

20.00 15.00 10.00 5.00 0.00 5.00 10.00 15.00 20.00

0-9
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30-39

40-49
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60-69
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80+

Race/Ethnicity
White   83,627 88.3%    89,467 89.1%
Black/African Am.    1,154 1.2%         913 0.9%
Am. Indian       450 0.5%         266 0.3%
Asian    3,806 4.0%      4,411 4.4%
Pacific Islander         48 0.1%           42 0.0%
Other Race    3,318 3.5%      2,373 2.4%
Two or More Races    2,270 2.4%      2,891 2.9%
Total 94,673 100% 100,363 100%

Hispanic or Latino 7,801    8.2%      8,817 8.8%
Not Hispanic 86,872 91.8%    91,546 91.2%

2000 2013

4.9%

50.9%

22.8%

11.6%
5.6% 4.2%

32.0%

63.5%

3.3% 0.7% 0.4% 0.1%
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P O V E R T Y  B Y  S C H O O L  
E N R O L L M E N T  S T A T U S x  

 
Nearly 22% of Boulder residents are in poverty, 
a much higher percentage than the county 
(13%) or the region (12%).  Breaking down this 
statistic by school enrollment status shows that 
most of Boulder's impoverished residents are 
enrolled in college or graduate school. 
 
Housing 
 
O C C U P I E D  H O U S E H O L D S  
O W N E D / R E N T E D xi 

 
 
Boulder's housing stock is nearly evenly split 
between owners and renters, whereas in the 
county and region owners occupy closer to two-
thirds of the housing stock and renters one 
third. 

 
 
B O U L D E R  M E D I A N  A N N U A L  
H O M E  P R I C E xii 

 
Housing prices in Boulder are higher than the 
region, and have seen especially steep price 
increases in the post-recession economy as 
demand continues to outpace supply.  By 
contrast, in 2014 the median home price in 
Metro Denver was $306,900xiii. 
 
 
C I T Y  O F  B O U L D E R  A F F O R D A B L E  
H O U S I N G  P R O G R A M xiv 

 
The 3,391 units in Boulder's affordable housing 
program represent 7.5% of the total units in the 
city.  About two-thirds of the units are rentals, 
and one-third are owner-occupied. 
 
 
 
 
 
 
 
 
 
 
 

6.1% 5.8% 7.4%

14.5%

5.3% 1.6%

1.2%

2.0%
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Boulder Boulder County Denver-Aurora-Boulder CSA

Not Enrolled in School College & Grad School Preschool through High School

49% 
63% 65% 

51% 
37% 35% 

Own Rent 
Own 
33% 

Rent 
67% 

3,391 Affordable Units (2015) 
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B O U L D E R  H O U S I N G  U N I T  
G R O W T H  O V E R  T I M E xv 

 
 
Boulder's housing stock has grown by about 
46% since 1980, but at a decreasing rate over 
time.  Annual average growth rates for housing 
units were 2.3% in the 1980s, 1.0% in the 
1990s, 0.6% in the 2000s, and 0.5% since 
2010. 
 
B O U L D E R  N E T  I N C R E A S E  I N  
D W E L L I N G  U N I T S  B Y  D E C A D E xvi 

 
 
The city added nearly 6,000 units in the 1980s, 
about 4,100 in the 1990s, and 2,700 in the 
2000s. The rate of residential development so 
far in the 2010s is roughly on-pace with the 
2000s, with the city having added 
approximately 1,200 units from 2010-2014. 
 
N E W  R E S I D E N T I A L  U N I T S  B Y  
T Y P E  
Coming Soon—data collection in process 
 
 
R E S I D E N T I A L  G R O W T H  
M A N A G E M E N T  S Y S T E M  T R E N D S  
Draft analysis included under separate 
cover 
 

Land Usexvii 
 

E X I S T I N G  L A N D  U S E  B O U L D E R  
U R B A N I Z E D  A R E A  ( A R E A  I )  

 
Boulder is a city of about 25.8 square miles 
surrounded by an open space system of about 
71 square miles.  As a result, the land use mix 
of the BVCP planning area is significantly 
different from the mix within the urbanized area 
(area I). 
 

E X I S T I N G  L A N D  U S E  B V C P  
P L A N N I N G  A R E A  
( A R E A S  I ,  I I ,  I I I )  
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Quality of Life 

 
O V E R A L L  Q U A L I T Y  O F  L I F E xviii 

 
Community ratings of Boulder’s overall quality 
of life have generally increased over time. 
 

Helpful Links 
• US Census American Community Survey 
• CU Boulder “Just the Facts” 
• 2015 Boulder Community Profile 
• 2015 Boulder Affordable Housing Profile 
• 2015 BVCP Subcommunity Fact Sheets 
• 2014 Boulder Community Survey  
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ACCESSIBLE& 
CONNECTED 
Accessibility and connectedness speak to the 
community’s transportation network and travel 
choices.  In addressing the topic of accessibility 
and connectedness, the sustainability 
framework focuses on the presence of mobility 
options, infrastructure, regional multimodal 
connections, community engagement, and 
inter-relationship with land use planning.  The 
BVCP addresses the topic of accessibility and 
connectedness with goals and policies on the 
transportation system, including creating a 
complete system that accommodates all 
modes, is integrated with land use, minimizes 
impacts to air quality, and ensuring land use 
compatibility with airport operations.  
Additionally, the Transportation Master Plan 
supports the BVCP’s goals and identifies 
measurable objectives.  The data analysis 
presented here focuses on trends related to 
travel choice and behavior, regional traffic 
patterns, commuting, and relationship to the 
built environment. 
 
Note: To increase alignment with the 
sustainability framework and the BVCP, staff 
will add the following material to the July draft of 
the Trends Report: 

• Vehicle miles traveled 
• Single occupant vehicle mode share 
• Travel time trends for in-town trips 

 
Accessibility and 
Connectivity Trends: 
• Boulder’s daily vehicle miles traveled hit a 

peak in the mid-2000s and hasn’t grown 
appreciably since then despite continued 
increases in both population and jobs. 

• The mode share of single occupant vehicles 
has shown a steady decline over time that is 
anticipated to continue. 

• Boulder’s status as an employment center 
makes regional transportation choices 
especially important in meeting the 

community’s accessibility and connectivity 
goals.  

• Boulderites bus, bike, and walk in higher 
numbers than do people in the region. 

 
 

Vehicle Miles Traveled 
 

E S T I M A T E D  V M T  C O M P A R E D  T O  
T R A N S P O R T A T I O N  M A S T E R  

P L A N  O B J E C T I V E xix 
Coming Soon—data collection in process 
 
 
Mode Share 

S I N G L E  O C C U P A N T  V E H I C L E  
M O D E  S H A R E xx 

Coming Soon—data collection in process 
 
 

Regional Network 
 

T O T A L  V E H I C L E S  P E R  D A Y  O N  
R O A D S  L E A D I N G  I N T O / O U T  O F  

B O U L D E R xxi 

 
The impact of changing travel behaviors can be 
seen in this chart of total vehicles per day on 
the 18 roads that lead into and out of the 
Boulder Valley.  Since the peak travel year in 
2003, the total number of vehicles per day on 
Boulder’s regional road network has decreased 
by 7.7% as of 2014. This overall decline has 
occurred coincidental to population and job 
increases during that same timeframe. A trend 
of increasing vehicles per day has been 
observed since 2011. 
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Commuting 

 
E M P L O Y E E  C O M M U T I N G  

P A T T E R N S xxii 

 
Of the 103,800 people who work in Boulder, 
about 57% do not reside in the city. 
 
 
M E A N S  O F  T R A N S P O R T A T I O N  T O  

W O R K xxiii 

 
A relatively high percentage of Boulder 
residents bike, bus, and walk to work. 
 

 
Neighborhood Access 

26% 
A neighborhood access analysis conducted as 
part of the Transportation Master Plan (2014) 
found that 26% of Boulder residents currently 
live in a neighborhood where they can access a 
full range of goods and services with a 15 
minute walk. The TMP sets a goal of increasing 
this number to 80% by 2035xxiv. 
 
N E I G H B O R H O O D  A C C E S S  T O O L xxv 

 
The Transportation Master Plan’s 
Neighborhood Access Tool demonstrated that 
some parts of town (shown in green) have 
better access to goods and services within 
walking distance than others (shown in red). 
 

Growth and Congestion 
 

T Y P I C A L  T R A V E L  T I M E  F O R  A  
C R O S S - T O W N  T R I P  

Coming Soon—data collection in process 
 
Helpful Links  
• Transportation Master Plan 
• State of the System Report 
• Transportation Report on Progress 
• US Census American Community Survey 
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ENVIRONMENTALLY 
SUSTAINABLE 
Boulder has a long-standing commitment to 
environmental sustainability and continues to 
be a national leader in sustainability practices 
and policies.  In addressing environmental 
sustainability, the sustainability framework 
focuses on natural resource and energy 
conservation, ecological balance, and mitigating 
threats to the environment.  The BVCP 
addresses the topic of environmental 
sustainability with goals and policies on the 
natural environment, energy, waste, and 
climate. The data analysis presented here 
focuses on trends related to waste, greenhouse 
gas emissions, energy use, water use, and 
open space conservation. 
 
Note: To increase alignment with the 
sustainability framework and the BVCP, staff 
will add the following material to the July draft of 
the Trends Report: 

• Greenhouse gas emissions 
• Energy use  
• Biodiversity 
• Land management practices 
• County environmental programs and 

practices 
 

Environmental Sustainability 
Trends 
• Recent waste generation trends for landfill, 

recycling, and composting are relatively flat 
in the recent past, with the single family 
residential sector diverting the highest 
percentage of its waste from the landfill, and 
the commercial sector generating the most 
waste.  

• Decreases in per capita water consumption 
have reduced Boulder’s annual total water 
use to levels last seen in the 1970s and 
1980s, when population and employment 
were both much lower than they are today. 

• Open space conservation efforts have 
preserved approximately 45,500 acres of 
land. 

 

 
Wastexxvi 

 
 

A N N U A L  W A S T E  G E N E R A T I O N  B Y  
T Y P E  ( T O N S )  

 
Annual waste generation (landfill, recycling, and 
composting) has been relatively steady since 
the curbside composting program began in 
2009. 
 
P E R C E N T A G E  O F  T O T A L  W A S T E  

D I V E R T E D  F R O M  L A N D F I L L  
( 2 0 1 4 ) 1 

 
Diversion of waste from the landfill varies 
significantly by sector. 
 
 
 
T O N S  O F  W A S T E  G E N E R A T E D  B Y  

T Y P E  ( 2 0 1 4 ) 2  

1 Diversion rate calculations include additional 
data/materials such as yard and wood waste drop off, 
hard to recycle materials, hazardous materials, and 
C&D.    
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Far more waste is thrown away in the landfill 
than is recycled or composted. 
 
T O N S  O F  W A S T E  G E N E R A T E D  B Y  

S E C T O R  ( 2 0 1 4 ) 2  

 
Overall waste generation varies significantly by 
sector. 
 
 

Greenhouse Gas 
Emissionsxxvii 
Note: analysis of greenhouse gas emissions is 
underway as part of current work by Boulder’s 
Climate Commitment.  Data on this topic should 
be ready in time for the July draft.  
 
G H G  E M I S S I O N S  A N D  E C O N O M I C  

A C T I V I T Y  
Coming Soon—data in process 
 

2 0 1 2  G H G  E M I S S I O N S  B Y  
S O U R C E  

Coming Soon—data in process 

2 The tons reported here are just for materials 
collected by haulers and do not include data/materials 
such as yard and wood waste drop off, hard to recycle 
materials, hazardous materials or C&D. 

 
 
 

2 0 1 2  G H G  E M I S S I O N S  B Y  
S E C T O R  

Coming Soon—data in process 
 
Energy Conservation and 
Use 
Note: analysis of energy use is underway as 
part of current work by Boulder’s Climate 
Commitment.  Data on this topic should be 
ready in time for the July draft.  
 

2 0 1 2  E N E R G Y  U S E  B Y  S E C T O R  
Coming Soon—data in process 
 
 
Water Use 
 
B O U L D E R ’ S  A N N U A L  T O T A L  A N D  

P E R  C A P I T A  T R E A T E D  W A T E R  
U S E xxviii 

 
Boulder's annual water use is generally 
decreasing over time. This is happening at the 
same time that population and jobs are 
increasing. This is possible because of 
decreases in per capita water consumption. 
 

Open Spacexxix 
B O U L D E R  O S M P  L A N D  I N  
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45,500AC 
 
B O U L D E R  O S M P  L A N D  H O L D I N G S  

B Y  T Y P E  ( 2 0 1 5 )  

 
The current total acreage of city OSMP 
ownership is approximately 45,500 acres (71 
sq. miles).  Of that amount 37,300 acres is held 
in fee (sometimes jointly with other agencies), 
8,000 acre is held as conservation easement 
(again sometimes jointly with other agencies) 
and about 200 acres in miscellaneous 
easements.   
 

B O U L D E R  O S M P  P R O P E R T Y  
A C Q U I S I T I O N  B Y  E R A 3 

 
 

3 Please note that these data represent the total acres in 
current ownership, rather than the exact number of 
acres acquired by year.  The reason for this discrepancy 
is that OSMP has acquired conservation easements in a 
property first, and subsequently acquired the fee title to 
same property.  The result is that the acres purchased as 
conservation easement in, for example, 1978 are deleted 
when the property was purchased in fee in, for example, 
2013.  Other nuances associated with over 140 years of 
property acquisition are also embedded in these data.   

The roots of Boulder’s robust open space 
system date back to 1875-1929, when the city 
acquired over 5,000 acres including 
Chautauqua, Buckingham Park (in Left 
Hand Canyon) and much of the mountain 
backdrop.  Acquisition efforts since then have 
added another 40,000AC to the system. 
 
C O U N T Y  O P E N  S P A C E  
A C Q U I S I T I O N  
Coming Soon—Working to identify data 
sources on this topic 
 
 

Biodiversity and Open Space 
Land Managementxxx 
 
B I O D I V E R S I T Y  
Coming Soon—Working to identify data 
sources on this topic 
 
C O M P L E T E  F O R E S T  T H I N N I N G  
P R O J E C T S  

 
 
P R E S C R I B E D  B U R N S  A N D  
W I L D F I R E  
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OSMP’s Forest Ecosystem Management Plan 
(FEMP) has two goals, reducing wildfire risk 
and maintaining or enhancing ecological 
sustainability.   The key strategy to achieve 
both these goals is manipulating the forests–by 
mechanical thinning (cutting down trees), or 
prescribed fire. The desired outcome of these 
treatments is to create structure and 
composition that is less likely to burn intensely 
threatening nearby homes and habitats while 
simultaneously restoring the forests to a higher 
ecological function.  Another benefit is that the 
resulting forests tend to be aesthetically more 
pleasing to visitors. 
 

O T H E R  L A N D  M A N A G E M E N T  
P R A C T I C E S  
Coming Soon—Working to identify data 
sources on this topic 

 
Helpful Links  
• Local Environmental Action Division 
• Boulder’s Climate Commitment 
• Open Space and Mountain Parks  
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H E A L T H Y  &  
S O C I A L L Y  
T H R I V I N G  
Boulder has a national reputation as a 
community that prioritizes its health and has a 
thriving social scene.  In addressing the topic of 
health and social environment, the sustainability 
framework focuses on recreation, culture, 
education, and social opportunities, as well as 
physical and mental health, inclusivity, multi-
generationalism, and human rights.   The BVCP 
addresses the topic of health and social 
environment with goals and policies on 
community well-being (human services, social 
equity, community health, and community 
facilities) as well as agriculture and food. The 
data analysis presented here focuses on trends 
related to health, food, homelessness, 
education, and recreation. 
 
Note: To increase alignment with the 
sustainability framework and the BVCP, staff 
will add the following material to the July draft of 
the Trends Report: 

• Food access 
• Additional social service indicators (city 

and county) 
• School performance 
• Park access and service measures 

 
Health and Social Trends 
• Boulder County residents may be somewhat 

healthier than Colorado residents in general 
with respect to a variety of health indicators. 

• When expressed as a percentage of total 
population, homelessness in Boulder is 
similarly concentrated to Denver.  Other 
cities in the region have both higher and 
lower concentrations. 

• Boulder has a robust park system that meets 
or exceeds levels of service experienced by 
residents of peer cities both in the region and 
nationally. 

 
 
 

 
 
Health  

 
S E L E C T  H E A L T H  I N D I C A T O R S xxxi 

 
 
A variety of health indicators show that Boulder 
County residents may be somewhat healthier 
than Colorado residents as a whole. 
 

P E R C E N T  O V E R W E I G H T  O R  
O B E S E xxxii 

 

 
A majority of Colorado residents are overweight 
or obese.  Boulder County's rates are lower 
than the state's, but they are on the rise. 
 

F O O D  A C C E S S  A N D  C H O I C E  
Coming Soon—Working to identify data 
sources 
 

Social Services 
R E G I O N A L  H O M E L E S S N E S S ,  

2 0 1 3 xxxiii 

 

5.5%

12.3%

12.6%

81.2%

88.5%

7.1%

17.8%
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A 2013 comparison of homeless populations as 
a percentage of overall population of other 
cities in the region suggests that many have 
comparable or higher per-capita homeless rates 
than Boulder. 
 
Coming Soon—Working to identify additional 
social service data 
 

Education 
 

B V S D  P E R F O R M A N C E  
 Coming Soon—Comparison to other 
districts and/or state standards 

 
S T U D E N T  T E N U R E  A N D  

P E R F O R M A N C E  
Coming Soon—Enrollment, graduation, 
&/or dropout rates 

 
Recreation Opportunities 

O V E R A L L  Q U A L I T Y  O F  
I N D O O R / O U T D O O R  R E C R E A T I O N  

( 2 0 1 4 ) xxxiv 

 
The vast majority of residents consider the 
quality of Boulder's recreational facilities to be 
either "good" or "very good". 
 

B O U L D E R  P A R K L A N D  A C R E A G E  
B Y  T Y P E  

 
Boulder’s parkland system is both large (1490 
acres) and diverse. 
 

C U R R E N T  L E V E L S  O F  S E R V I C E  
F O R  B O U L D E R  P A R K S xxxv 

 
 
 

B O U L D E R  P A R K  A C C E S S  A N D / O R  
S E R V I C E  M E A S U R E S  

Coming Soon—Working to identify data 
sources and/or measures 
 
 

B O U L D E R  P A R K S  L E V E L  O F  
S E R V I C E  C O M P A R E D  T O  P E E R  

C I T I E S xxxvi 
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The current service levels for Boulder's 
municipal park system meet or exceed the 
service levels provided in peer cities within the 
state and nationwide. 
 
A C R E A G E  O F  M A J O R  R E G I O N A L  

P A R K L A N D  A N D  O P E N  S P A C E  
P R O V I D E R S xxxvii 

 

 
Boulder residents have access to a regional 
system of over 1.8 million acres (2,900 sq. 
miles) of preserved parks, open spaces, and 
natural areas. 

 
Q U A L I T Y  O F  E X P E R I E N C E  A N D  
F A C I L I T I E S  I N  O S M P  A R E A S xxxviii 

 
 
Helpful Links  
• Boulder County Public Health 
• Colorado Behavior Risk Factor Surveillance 

Survey 
• Boulder Valley Public Schools 
• Parks and Recreation Master Plan  

Provider Acres (Approx)
Boulder Parks & Recreation Department 1,500                    
Open Space and Mountain Parks 45,000                  
Boulder County Open Space 35,000                  

United States Forest Service 1,500,000            
National Park Service 266,000               
Colorado Parks and Wildlife 14,000                  
Other 1,000                    
Total 1,862,500            

85
86

88

77
78

79

1999 2004 2010

(0= poor; 100= excellent)

OSMP Experience OSMP Facilities
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SAFE 
In addressing the topic of safety, the 
sustainability framework focuses on law 
enforcement, emergency response, fostering a 
climate of safety, shared responsibility, and 
safety education.  The 2010 BVCP addresses 
safety as a subcomponent of community health, 
and also expresses a welcoming and inclusive 
community as a core value of the plan.  The 
data analysis presented here addresses 
perceptions of safety, arrests and accidents, 
and emergency/disaster response. 
 
Note: To increase alignment with the 
sustainability framework, staff will add the 
following material to the July draft of the Trends 
Report: 

• Emergency response data 
• Disaster response and/or risk data 
• Boulder County safety indicators 

 
Safety Trends 
• Community perceptions of safety have 

generally increased over time 
• Recent arrest and accident data show that 

while incident counts may fluctuate 
somewhat from year to year, trends are 
relatively steady overall. 

 
Perceptions of Safety 
 

S A F E T Y  R A T I N G S xxxix 

 
Since the 1990s, public perceptions of safety 
within the community have increased over time. 

 
 
 

P E R C E P T I O N S  O F  S A F E T Y  I N  
O S M P  A R E A S xl 

 
Boulder’s open space areas are perceived to be 
very safe. 
 

Arrests and Accidentsxli 
T O T A L  A R R E S T S -  P A R T  I  

C R I M E S  

 
Juvenile arrests for part 1 crimes are typically at 
or below 100 per year, while adult arrests tend 
to fluctuate in the low-to-mid 500s. 
 

T O T A L  A C C I D E N T S  

 
Reported accidents in 2013 and 2014 were 
elevated above what was seen in prior years. 
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A C C I D E N T S  A N D  I N J U R I E S  B Y  
T Y P E  

 
While DUI arrests have steadily declined since 
2010, other types of accidents and injuries have 
remained relatively flat. 
 

Emergency Response 
Coming Soon—Working to identify 
emergency response data for the following: 

• Police 
• Fire 
• EMT 

 
Disaster Response 

C I T Y  G O V E R N M E N T  R E S P O N S E  
T O  S E P T E M B E R ,  2 0 1 3  F L O O D S xlii 

 
 
Coming Soon—Working to identify additional 
disaster response and/or risk data (includes 
county-level data) 
 
Helpful Links 

• Boulder Police Department Accident and 
Arrest Data 

• 2014 Boulder Community Survey 
• Boulder Office of Emergency Management 
• Fire-Rescue Master Plan 
• Boulder Police Department Master Plan 

  

241 240 259 272 243

767
671 706

592 583

301 307
368 348 362

2010 2011 2012 2013 2014

Bike/Pedestrian DUI Arrests Injury Accidents

Very good
34%

Good
49%

Neither good 
nor bad

13%

Bad
2%

Very bad
2%

How would you rate the Boulder city government's response to the 
September 2013 floods?
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E C O N O M I C A L L Y  
V I T A L  
In addressing the topic of economic vitality, the 
sustainability framework focuses on an 
environment of creativity and innovation, a 
qualified and diversified workforce, regional 
public/private collaboration, and business-
supportive infrastructure and amenities.  The 
BVCP addresses the topic of economic vitality 
with goals and policies on strategic 
redevelopment and sustainable employment, 
diverse economic base, quality of life, 
sustainable business practices, and job 
opportunities, education, and training.  The data 
analysis presented here focuses on trends 
related to jobs, workforce, innovation, and 
economic diversity. 
 
Note: To increase alignment with the 
sustainability framework and the BVCP, staff 
will add the following material to the July draft of 
the Trends Report: 

• Primary jobs 
• Occupations 
• Patent activity 
• Employers by size 

 
Economic Vitality Trends 
• Boulder is an employment center with an 

approximately equal number of jobs and 
residents 

• Trends show that Boulder County’s 
unemployment rates are typically lower than 
the region and state, and wages are higher. 

• The city’s highly qualified workforce is 
exemplified by the high percentage of adults 
with advanced degrees. 

• Boulder has a diversified economy with 
respect to its overall industry mix as well as 
its mix of large and small employers.  

 
 
 
 

 
 
Jobs 

 
 

B O U L D E R  J O B  T R E N D S xliii 

 
 
B O U L D E R  J O B  A N D  P O P U L A T I O N  

T R E N D S xliv 

 
Since the 1990s, the total number of jobs in 
Boulder has closely tracked with the number of 
people. 
 
E M P L O Y M E N T  C O N C E N T R A T I O N :  

J O B S  T O  P O P U L A T I O N xlv 
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Boulder's status as an employment center is 
exemplified by its 1:1 jobs-to-population ratio, 
which means that there are approximately as 
many jobs in Boulder as there are residents.  
This is a much higher ratio than is found in the 
county and region, where the ratio is closer to 
1:2, or one job for every two residents. 

 
P R I M A R Y  J O B S  

Coming Soon-- Working to identify data 
sources 

 
 

A N N U A L  U N E M P L O Y M E N T  R A T E  
( N O T  S E A S O N A L L Y  A D J U S T E D ) xlvi 

 
Since 2002, the unemployment rate in Boulder 
County has been consistently lower than that of 
the Denver metro region and the state. 
 

Qualified and Diversified 
Workforce 

 
P O P U L A T I O N  O V E R  2 5  W I T H  

B A C H E L O R ' S  D E G R E E  O R  
H I G H E R xlvii  

 
Boulder has an educated population with a high 
percentage of adults holding advanced 
degrees.  This contributes to the high quality of 
the local workforce, as well as the wealth and 
cultural vibrancy of the community. 
 

O C C U P A T I O N S  
Coming Soon-- Working to identify data 
sources 
 

A V E R A G E  A N N U A L  W A G E xlviii 

 
Average annual wages are consistently higher 
in Boulder than they are in the Denver metro 
region or the state. 
 

Creativity and Innovation 
 

P A T E N T S  P E R  C A P I T A  
Coming Soon—data in process 
 
Economic Diversity 
 

B O U L D E R ’ S  I N D U S T R Y  M I X  
( 2 0 1 2 ) xlix 
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The Boulder Economic Council identifies 
Boulder's industry mix as being highly 
concentrated in two high tech sectors: 
Information (2.9 times the national average), 
and Professional, Scientific, and Technical 
Services (2.5 times the national average). 

 
B O U L D E R ’ S  T O P  1 0  E M P L O Y E R S  

( I N  A L P H A B E T I C A L  O R D E R ) l 
Ball Aerospace 
Boulder Community Health 
Boulder County 
Boulder Valley School District 
City of Boulder 
Covidien 
IBM 
NOAA 
UCAR/NCAR 
University of Colorado Boulder 

 
Boulder’s ten largest employers are a stable 
presence in the community and are not 
expected to substantially change in the 
foreseeable future.  
 

 
B O U L D E R  E M P L O Y E R S  B Y  S I Z E  

Chart Coming Soon—data in process 
 

 
While 96% of Boulder employers have fewer 
than 50 employees, employers with 100 or 
more employees (1.6% of total) employ 48.4% 
of the workersli 
 
 

P E R C E N T  O F  A L L  J O B S  I N  
B O U L D E R  C O U N T Y  T H A T  A R E  

L O C A T E D  I N  T H E  C I T Y  O F  
B O U L D E R  lii 

57%  
 
Helpful Links  
• 2014 Boulder Economic Council Market 

Profile 
• 2015 Economic Forecast for Metro Denver 
• Colorado Departmwent of Labor and 

Employment 
• US Census American Community Survey 
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G O O D  
G O V E R N A N C E  
In addressing the topic of good governance, the 
sustainability framework focuses on the 
following: stewardship and sustainability of the 
city’s assets, strategic and timely analysis and 
decision-making, customer service, 
relationships with partners, and 
regulatory/policy compliance.  The 2010 BVCP 
does not directly address the topic of good 
governance, but expresses strong city/county 
cooperation as a core value of the plan.  The 
data analysis presented here focuses on trends 
related to the overall direction and effectiveness 
of Boulder’s city government, as well as public 
impressions of city employees. 
 
Note: To increase alignment with the 
sustainability framework, staff will add the 
following material to the July draft of the Trends 
Report: 

• Additional good governance data 
indicators(including finance) 

• Boulder County governance data 
 
Good Governance Trends 
• Long-term trends are generally upward with 

respect to the overall direction and 
effectiveness of Boulder city government. 

• Public impressions of city employees have 
also increased somewhat over time. 

 
Direction 
O V E R A L L  D I R E C T I O N liii 

 
 

 
 
 
Effectiveness 
E F F E C T I V E N E S S  O F  C I T Y  
G O V E R N M E N T liv 

 
 
 
Employees 
I M P R E S S I O N S  O F  C I T Y  
E M P L O Y E E S lv 

 
 
Coming Soon—Working to identify additional 
good governance data 
 
 
Helpful Links  
• 2014 Boulder Community Survey 
• City of Boulder 
• Boulder County  

50 48 45 49 51 56
64 63
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Please rate to what extent you agree or disagree: I am pleased with 
the overall direction the city is taking:

(0= strongly disagree, 100= strongly agree) 

Average Rating

52 55 59 64 64

50 52 57 59 61
51 49 44 48 50 52 54 52

1993 1995 1997 1999 2001 2007 2011 2014

Please rate how well you think the City of Boulder does on each of 
the following:

(0= very poorly, 100= very well)

Effectively planning for the future

Working through critical issues facing the city

Spending tax dollars wisely

75

78
79

81

2001 2007 2011 2014

If you had phone, in-person or email contact with a Boulder city 
employee in the past 12 months, how would you rate your 

impression?
(0= very bad, 100= very good)

Courteous, respectful and professional
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S O U R C E S  
i 2015 Boulder Community Profile; Estimate City of 
Boulder Community Planning and Sustainability 
ii 2040 Projection City of Boulder Community Planning 
and Sustainability 
iii BEC Economic Profile, Nov 2014 
iv Decennial Census 1990-2010 (SF1; 2013 ACS 3 year 
estimates 
v ACS 2012 5yr estimates (Table SO101) 
vi Source: Colorado Department of Local Affairs 
https://dola.colorado.gov/demog_webapps/pagCateg
ory.jsf 
vii Census 2000 SF1 table QTP3 and 2013 ACS 5 yr 
tables B02001 (Race) and B03002 (hispanic origin) 
viii ACS 2012 5 year estimates (Table S2502) 
ix ACS 2012 5yr estimates (Table S1903) 
x ACS 2012 5yr estimates (Table B14006) 
xi ACS 2012 5 year estimates (Table S2502) 
xii 2015 Boulder Community Profile 
xiii Denver Metro Chamber of Commerce 2015 
Economic Forecast for Metro Denver, February, 2015; 
page 30 
xiv 2015 Boulder Affordable Housing Profile 
xv 2015 Boulder Community Profile 
xvi 2015 Boulder Community Profile 
xvii City of Boulder Analysis Using County Tax Assessor 
Building Use Classifications 
xviii City of Boulder 2014 Community Survey 
xix Public Works Transportation Metrics 
xx City of Boulder Modal Shift Reports (Travel Diary of 
Boulder Residents) 
xxi Boulder Valley Yearly Count Program 
xxii 2015 Boulder Community Profile 
xxiii 2012 ACS 5 year estimates (Table S0801) 
xxiv 2014 Transportation Master Plan, page 3-6 
xxv 2014 Transportation Master Plan, page 5-7 
xxvi Local Environmental Action Division 
xxvii Boulder’s Climate Commitment Analysis using 
SWCA tool 
xxviii Boulder Public Works Water Use Data 
xxix Boulder Open Space and Mountain Parks 
Calculations 
xxx Boulder Open Space and Mountain Parks 
Calculations 
xxxi Behavior Risk Factor Surveillance Survey, adults 
xxxii Behavior Risk Factor Surveillance Survey, adults 
xxxiii Boulder Human Services Issue Brief April, 2015 
“Do Homeless People Come Here for Our Services? 
xxxiv 2014 City of Boulder Community Survey 
xxxv Parks & Rec Master Plan p.42 
xxxvi Parks & Rec Master Plan pp. 40-42 

xxxvii Parks & Rec Master Plan p. 30 
xxxviii 1999- Public Information Corporation (1999). A 
Study of Attitudes of Boulder, Colorado Residents 
Regarding City Open Space Issues.   2004-Public 
Information Corporation (2004). A Study of Attitudes 
of Residents of the City of Boulder, Colorado 
Regarding Open Space and Mountain Parks 
Management, Services and Facilities.   2010-National 
Research Center (2010). City of Boulder Open Space 
and Mountain Parks Resident Survey Report of 
Results. National Research Center, Boulder CO. 
xxxix 2014 City of Boulder Community Survey 
xl 2004-Public Information Corporation (2004). A 
Study of Attitudes of Residents of the City of Boulder, 
Colorado Regarding Open Space and Mountain Parks 
Management, Services and Facilities.   2010-National 
Research Center (2010). City of Boulder Open Space 
and Mountain Parks Resident Survey Report of 
Results. National Research Center, Boulder CO. 
xli Boulder Police Department Crime Statistics 
https://bouldercolorado.gov/police/crime-statistics 
xlii 2014 City of Boulder Community Survey 
xliii 2015 Boulder Community Profile 
xliv 2015 Boulder Community Profile 
xlv Boulder & Boulder County (2012 data)- Boulder 
Economic Council; Boulder Market Profile November, 
2014 pages 4 and 13.  Denver Metro (2014 data)- 
2015 Economic Forecast for metro Denver (Feb 2015) 
pages 14 & 16 
xlvi Colorado Department of Labor and Employment 
LMI Gateway (colmigateway.com) from LAUS system 
output file 
xlvii ACS 2012 5yr estimates (Table S1501) 
xlviii Colorado Department of Labor and Employment 
LMI Gateway (colmigateway.com) from Occupational 
Employment Statistics (OES) Program 
xlix Boulder Economic Council; Boulder Market Profile 
November, 2014 page 12 
l Boulder Market Profile, November 2014, Boulder 
Economic Council page 10 
li Boulder Market Profile, November 2014, Boulder 
Economic Council page 16; based on Colorado 
Department of Labor 2013 QCEW data compiled by CU 
Boulder 
lii Boulder Market Profile, November 2014, Boulder 
Economic Council page 11 
liii 2014 City of Boulder Community Survey 
liv 2014 City of Boulder Community Survey 
lv 2014 City of Boulder Community Survey 
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