
Boulder Design Advisory  
Board Agenda 

Wednesday, October 14, 2020 
Virtual Meeting 

4 – 6 p.m. 
 
 

The following items will be discussed: 
 

1. CALL TO ORDER 
 

2. APPROVAL OF MINUTES 
The June 10, 2020 minutes are scheduled for review. 

 
3. PUBLIC PARTICIPATION 

 
4. DISCUSSION ITEMS 

A. PROJECT REVIEW: 1313 Broadway  
B. Summary of DAB recommendations for 1313 Broadway 

 
5. BOARD MATTERS 

 
6. CALENDAR CHECK 

 
7. ADJOURNMENT 

 
 
 
 
 
 
 
 
  
 
For further information on these projects, please contact: 
Kalani Pahoa at 303.441.4248 or pahoak@bouldercolorado.gov or 
 
For administrative assistance, please contact:  
Holly Opansky at 303.441.1881 or opanskyh@bouldercolorado.gov  
 
 

For more information call (303) 441-1880. Board packets are available after 4 p.m. Friday prior to the meeting, 
online at www.bouldercolorado.gov, or at the Planning & Development Services Center, located at 1739 Broadway, 
third floor. 
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CITY OF BOULDER 
DESIGN ADVISORY BOARD MINUTES 

June 10, 2020 
Virtual Meeting 

  
A permanent set of these minutes and a tape recording (maintained for a period of seven years) 
are retained in Central Records (telephone: 303-441-3043). Minutes and streaming audio are also 
available on the web at: http://www.bouldercolorado.gov/ 
  
DAB MEMBERS PRESENT: 
Lauren Folkerts, Chair 
Rory Bilocerkowycz 
Todd Bryan 
Matthew Schexnyder 
John Gerstle, Planning Board Ex-Officio Member 
David Ensign, Planning Board Ex-Officio Member 
 
DAB MEMBERS ABSENT: 
None 
 
STAFF PRESENT: 
Kalani Pahoa, Urban Designer 
Cindy Spence, Administrative Assistant III 
 
 
1. CALL TO ORDER 

Chair, L. Folkerts, declared a quorum at 4:07 p.m. and the following business was 
conducted. 
 
A. Consideration of Rules of Decorum for Virtual Meeting 
On a motion by R. Bilocerkowycz , seconded by T. Bryan, the Design Advisory Board 
voted 4-0 to adopt the Rules of Decorum for Virtual Design Advisory Board Meetings. 
 

2. APPROVAL OF MINUTES 
The board approved the April 22, 2020 Design Advisory Board minutes as amended. 

 
3. BOARD MATTERS 

A. Planning Board Ex-Officio Member Introductions 
• K. Pahoa introduced the new ex-officio members, J. Gerstle and D. Ensign.  

 
B. Board review structure and recommendations summary 

• K. Pahoa requested that a summary of the board’s discussion follow the review of 
each project to assist with the facilitation of board minutes. The board agreed.  

 
4. PUBLIC PARTICIPATION 

No one spoke. 
 

5. DISCUSSION ITEMS 
A. PROJECT REVIEW: 1123 Walnut Street 
 

1) Staff Introduction 
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K. Pahoa provided a summary of the project located at 1123 Walnut Street.

2) Applicant Presentation
Jim Bray, with Bray Architecture, Inc., representing the applicant, presented the item
to the board.

3) Public Participation
No one spoke.

4) Board discussion of the best aspects of the project

5) Board discussion of referral questions based on:
 Developing the rear elevation to meet 2.1.E, within the Downtown Urban

Design Guidelines, including improved entries or access and screening for
back-of-house elements

6) Board discussion of overall design based on:
 Concept development
 Site planning and urban design
 Architectural composition and patterning
 Architectural details

7) Call for additional review and discussion topics

8) Summary of the Board Recommendations
L. Folkerts summarized the board’s recommendations. The board is comfortable
with the proposed metal paneling and the rhythm of the façade as is. They encouraged
the design team close look at the floor pattering in front of the building They also
thought that an intentional finish of the stucco texture would be important, and the
board encouraged looking into a smooth finished cementitious stucco. Regarding the
back of house, the board recommended detailing the entries to be more visible. The
board requested a balancing of security and visibility in order to see more
transparency between the building and the street, especially on the office entrance. If
possible, they encouraged continuing that use of layering to the back of the building.
Including, potentially using brick on the back side of the building.

6. CALENDAR CHECK

7. ADJOURNMENT
The Design Advisory Board adjourned the meeting at 6:07 p.m.

APPROVED BY 

_________________________________ 
Board Chair 

_________________________________ 
DATE 
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DATE:  October 14, 2020 
PROJECT NAME:  University Hill Hotel 
CASE NO.:   LUR2020-00040 
ADDRESS:   1313 Broadway 
DESCRIPTION: University Hill Hotel: Mixed use redevelopment featuring a hotel, restaurants, and 

retail space. 
APPLICANT:  Trestle Strategy Group 
CASE MANAGER: Elaine McLaughlin 
 

DESIGN ADVISORY BOARD PURPOSE:  
DAB is an advisory board that advises and makes recommendations to the Planning Board on architectural and site design related 

matters.  
2-3-18 Design Advisory Board - The purpose of the board is to encourage thoughtful, well-design development projects that are 

sensitive to the existing character of an area or the character established by adopted design guidelines or plans for the area.  
2-3-18(e) The board shall not involve itself in any review under title 8, "Parks, Open Space, Streets and Public Ways," 9, "Land Use 

Code," or 10, "Structures," B.R.C. 1981, unless its opinion is requested by the city manager, planning board or city council. 
 

RELEVANT GUIDELINES: 
☐ 29th Street 
☐ Boulder Valley Comprehensive Plan (BVCP)  
☐ Downtown Urban Design Guidelines  
Sub-Community & Area Plans 

☐ Junior Academy Area Plan  
☐ Boulder Transit Village Area Plan (TVAP)/Form-Based Code (FBC) 
☐ Gunbarrel Community Center Plan (GCCP)  
☐ North Boulder Subcommunity Plan  
☐ University Hill Area Plan  
☐ Downtown Alliance  
☐ Boulder Plaza Subarea Plan  
☐ Crossroads East Sunrise Center Area Plan  
☐ Boulder Valley Regional Center Guidelines (BVRC Design Guidelines) 

☒ Site Review Criteria (Section 9-2-14(h)(2), B.R.C., 1981)   
The applicant is required to complete a Site Review application process for the proposed project and must demonstrate 
compliance with all Site Review criteria.  Of importance for DAB review are criteria related to building design, livability, and 
relationship to the existing or proposed surrounding area.  

☒ Referral from PB, CC or Staff   
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PROJECT SUMMARY 
The Hill Hotel proposal is within the University Hill area and located at the southwest corner of University Avenue 
and Broadway. This application was referred to the Design Advisory Board and is currently undergoing a Site 
Review.  The Design Advisory Board will be reviewing this project for conformance to the Site Review Criteria, 
specifically sections associated with site and building design.  
 
The applicant proposes redeveloping approximately 1.43 acres with contemporary style, mixed-use buildings. The 
proposal includes a hotel, conference rooms, ground floor retail spaces, public plazas and structured parking. The 
site is organized with two buildings connected by skybridge, all located over below-grade parking. The proposal 
includes public gathering spaces, plazas and circulation space roughly bisecting the site north to south. There is 
approximately 15’ of elevation change from Pleasant Street (south) to University Avenue (north). The buildings are 
3 stories and the floors adjust to the grade change across the site. 
 

Figure 1 – Vicinity Map 
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KEY ISSUES 
SITE PLANNING:  

A. Please review the design and program of the plazas and stair/amphitheater transition. The Retail B/Meeting B 
massing blocks sightlines into the plazas and potentially confuses the pedestrian’s perspective when attempting to 
interact with the spatial sequence. The vertical column supporting the 2nd level guest rooms above the Retail C 
building also impedes sight lines through the plazas. The integrated stairs and amphitheater seating separating the 
upper and lower plazas requires additional design.  

The stairs are designed at minimum dimensions (rise and run) which do not work as well at a 
pedestrian/landscape scale. There may be opportunity to design into the vertical relief of the stairs and seating 
area integral planters to soften the rigid transition. From above, the seating could be a hazard if not recognized as 
seating rather than stair risers. Staff would like to make sure that the design includes integral safety features 
instead having safety railing as an afterthought. 

 
Figure 2 – View into the plaza and stair transition 

 
 

Figure 3 View from the southern plaza toward the amphitheater seating and staircase 
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Relevant Site Review Criteria:  
9-2-14(h)(2) Site Design: Projects should preserve and enhance the community's unique sense of place through creative 
design that respects historic character, relationship to the natural environment, multi-modal transportation connectivity and 
its physical setting. Projects should utilize site design techniques which are consistent with the purpose of site review in 
Subsection (a) of this section and enhance the quality of the project. In determining whether this subsection is met, the 
approving agency will consider the following factors: 
(A)Open Space: Open space, including, without limitation, parks, recreation areas and playgrounds: 

(i)Useable open space is arranged to be accessible and functional and incorporates quality landscaping, a mixture of sun 
and shade and places to gather; 
(iv)The open space provides a relief to the density, both within the project and from surrounding development; 
(v)Open space designed for active recreational purposes is of a size that it will be functionally useable and located in a 
safe and convenient proximity to the uses to which it is meant to serve; 
 (vii)If possible, open space is linked to an area- or city-wide system. 

(B)Open Space in Mixed Use Developments (Developments That Contain a Mix of Residential and Nonresidential Uses): 
(i)The open space provides for a balance of private and shared areas for the residential uses and common open space 
that is available for use by both the residential and nonresidential uses that will meet the needs of the anticipated 
residents, occupants, tenants and visitors of the property; and 
(ii)The open space provides active areas and passive areas that will meet the needs of the anticipated residents, 
occupants, tenants and visitors of the property and are compatible with the surrounding area or an adopted plan for 
the area. 

(C)Landscaping: 
(iv)The setbacks, yards and useable open space along public rights of way are landscaped to provide attractive 
streetscapes, to enhance architectural features and to contribute to the development of an attractive site plan. 

(F)Building Design, Livability and Relationship to the Existing or Proposed Surrounding Area: 
(x) The project incorporates the natural environment into the design and avoids, minimizes or mitigates impacts to 
natural systems  
(xiii) Cut and fill are minimized on the site, the design of buildings conforms to the natural contours of the land, and the 
site design minimizes erosion, slope instability, landslide, mudflow or subsidence, and minimizes the potential threat to 
property caused by geological hazards  

 
URBAN DESIGN CHARACTERISTICS:  

A. Please review and provide recommendations on the design and expression of the staircase located at the 
prominent northern corner and plaza area.   

 
Figure 4 North elevation and view of the staircase  
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Figure 5 Northern plaza plan indicating stair location 
 

 
 
 

B. Please review and provide recommendations on either the material expression of the blank walls or 
opportunities for utilizing art installations or murals.   

 
Figure 6 Artwork locations identified by the applicant   
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Relevant Site Review Criterion:  
9-2-14(h)(2) Site Design: Projects should preserve and enhance the community's unique sense of place through creative 
design that respects historic character, relationship to the natural environment, multi-modal transportation connectivity and 
its physical setting. Projects should utilize site design techniques which are consistent with the purpose of site review in 
Subsection (a) of this section and enhance the quality of the project. In determining whether this subsection is met, the 
approving agency will consider the following factors: 
 (C)Landscaping: 

(iv)The setbacks, yards and useable open space along public rights of way are landscaped to provide attractive 
streetscapes, to enhance architectural features and to contribute to the development of an attractive site plan. 

(D)Circulation: Circulation, including, without limitation, the transportation system that serves the property, whether public 
or private and whether constructed by the developer or not 
(iii)Safe and convenient connections are provided that support multi-modal mobility through and between properties, 
accessible to the public within the project and between the project and the existing and proposed transportation 
systems, including, without limitation, streets, bikeways, pedestrian ways and trails; 

F) Building Design, Livability and Relationship to the Existing or Proposed Surrounding Area: 
(i)The building height, mass, scale, orientation, architecture and configuration are compatible with the existing 
character of the area or the character established by adopted design guidelines or plans for the area; 
(ii)The height of buildings is in general proportion to the height of existing buildings and the proposed or projected 
heights of approved buildings or approved plans or design guidelines for the immediate area; 
(iii)The orientation of buildings minimizes shadows on and blocking of views from adjacent properties; 
(iv)If the character of the area is identifiable, the project is made compatible by the appropriate use of color, materials, 
landscaping, signs and lighting; 
(v)Projects are designed to a human scale and promote a safe and vibrant pedestrian experience through the location of 
building frontages along public streets, plazas, sidewalks and paths, and through the use of building elements, design 
details and landscape materials that include, without limitation, the location of entrances and windows, and the 
creation of transparency and activity at the pedestrian level; 

 
ARCHITECTURAL COMPOSITION AND PATTERNING:  
A. Please review the design of the ground floor retail space and the “light box” on the west building for architectural 

legibility.  The lightbox is currently reading opaque with the fin system. Due to the program of the second floor as a 
conference or other intermittent use staff is curious as to the ability to consistently activate and light the space to 
capture the design intent.  

 
Figure 7 Elevation of the retail frontage within the northern courtyard.   

 
 

Relevant Site Review Criterion:  
9-2-14(h)(2) Site Design: Projects should preserve and enhance the community's unique sense of place through creative 
design that respects historic character, relationship to the natural environment, multi-modal transportation connectivity and 
its physical setting. Projects should utilize site design techniques which are consistent with the purpose of site review in 
Subsection (a) of this section and enhance the quality of the project. In determining whether this subsection is met, the 
approving agency will consider the following factors: 
F) Building Design, Livability and Relationship to the Existing or Proposed Surrounding Area: 
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(iv)If the character of the area is identifiable, the project is made compatible by the appropriate use of color, materials, 
landscaping, signs and lighting; 
(vii)For residential projects, the project assists the community in producing a variety of housing types, such as 
multifamily, townhouses and detached single family units, as well as mixed lot sizes, number of bedrooms and sizes of 
units; 
(viii)For residential projects, noise is minimized between units, between buildings and from either on-site or off-site 
external sources through spacing, landscaping and building materials; 
 (x)The project incorporates the natural environment into the design and avoids, minimizes or mitigates impacts to 
natural systems; 
(xi)Buildings minimize or mitigate energy use; support on-site renewable energy generation and/or energy 
management systems; construction wastes are minimized; the project mitigates urban heat island effects; and the 
project reasonably mitigates or minimizes water use and impacts on water quality; 
(xii)Exteriors of buildings present a sense of permanence through the use of authentic materials such as stone, brick, 
wood, metal or similar products and building material detailing; 

 
ARCHITECTURAL DETAILS:  

A. No details are identified as key issues at this time.   DAB may provide comments related to materials or details at 
their discretion. 
 
Relevant Site Review Criteria:  
9-2-14(h)(2) Site Design: Projects should preserve and enhance the community's unique sense of place through creative 
design that respects historic character, relationship to the natural environment, multi-modal transportation connectivity and 
its physical setting. Projects should utilize site design techniques which are consistent with the purpose of site review in 
Subsection (a) of this section and enhance the quality of the project. In determining whether this subsection is met, the 
approving agency will consider the following factors: 
F) Building Design, Livability and Relationship to the Existing or Proposed Surrounding Area: 

 (v)Projects are designed to a human scale and promote a safe and vibrant pedestrian experience through the location 
of building frontages along public streets, plazas, sidewalks and paths, and through the use of building elements, design 
details and landscape materials that include, without limitation, the location of entrances and windows, and the 
creation of transparency and activity at the pedestrian level; 
 (xii)Exteriors of buildings present a sense of permanence through the use of authentic materials such as stone, brick, 
wood, metal or similar products and building material detailing; 
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PLANNING RESOURCE INFORMATION: 
 

1. Codes and Regulations – Boulder Revised Code 
2. Site Review Criteria 
3. Boulder Valley Comprehensive Plan (BVCP) 
4. Downtown Urban Design Guidelines  
5. Subcommunity and Area Plans 

a. Boulder Plaza Subarea Plan 
b. Boulder Transit Village Area Plan (Boulder Junction) 
c. Boulder Valley Regional Center Design Guidelines 
d. Boulder Valley Regional Center Transportation Connections Plan 
e. Crossroads East Sunrise Center Area Plan 
f. Downtown Urban Design Guidelines 
g. Gunbarrel Community Center Plan 
h. Junior Academy Area Plan 
i. North Boulder Subcommunity Plan (1995) 
j. Subcommunities Map 
k. University Hill Area Plan (1996)  
l. Transit Village Area Plan 

a. Form-Based Code 
6. Planning and Development Services Website 
7. City of Boulder Development Review Cases 
8. Design Advisory Board (DAB) 
9. Capital Improvements Program (CIP) 
10. City of Boulder Zoning Map 
11. Previous Planning Board Memos 

 
 
 
.  
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BOULDER DESIGN ADVISORY BOARD (DAB) APPLICATION 

Date of Application       Address of Property for Review  _____________  

Applicant’s Name            Phone 

Address  

Relationship to Project (e.g.: architect, contractor, etc.) 

Owner’s Name and Address               _______           Phone 

Project Description: 

Lot Size ___________________________ Proposed Additional Bldg. Sq. Ft.______________ 
Total Existing Bldg. Sq Ft.____________ Proposed Bldg. Height_______________________ 
Existing Bldg Height_________________ 

GENERAL INFORMATION 

The Boulder Design Advisory Board generally meets on the second Wednesday of every month.  The deadline for 
submitting your application is 4 p.m. on the last Wednesday of the month; two weeks prior to the meeting date 
that you wish to attend.   
Due to Covid-19 public health restrictions, all meetings are being held virtually until further notice.  Please submit 
all application materials via email or file share to the board liaison and the planning case manager for the project.  
You can visit our websites for additional information at  www.boulderplandevelop.net and 
https://bouldercolorado.gov/boards-commissions/bdab. 
For your DAB review please be prepared with the following: 

• A presentation with building drawings including the site plan, floor plan(s), elevations, roof plan,
details, and perspectives

• Digital material samples
• An interactive 3-D digital model showing the proposed building(s) in the surrounding context.

Please coordinate with staff regarding recommendations for the level of detail of the model and
necessary context.  Existing 3-D building massing electronic files are available from the City of
Boulder Open Data Catalog here:  https://bouldercolorado.gov/open-data/city-of-boulder-3d-
buildings/.
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Cole Meleyco
9/30/2020

Cole Meleyco
1313 Broadway, Boulder, CO 80302

Cole Meleyco
The Nichols Partnership

Cole Meleyco
303.291.2215

Cole Meleyco
1644 Platte St. Suite 130. Denver, CO 80202

Cole Meleyco
Owner

Cole Meleyco
Dan Schuetz (Same as above) 

Cole Meleyco
303.291.2215/dan@nicholspartnership.com

Cole Meleyco
The proposed project, located on the northern edge of the University Hill commercial district, is a mixed-use project which includes a 187 room hotel, associated common areas, retail uses, and below grade parking. The property is within the University Hill General Improvement District.

Cole Meleyco
62,765 SF

Cole Meleyco
53’10”�

Cole Meleyco
69,864 SF additional
100,364 SF total �

Cole Meleyco
30,500 SF

Cole Meleyco


Cole Meleyco
12’ to 27’�



DAB APPLICATION SUBMITTAL REQUIREMENTS 

Application requirements for design review will vary depending upon the complexity and scale of the project to 
be reviewed, and the specific requirements of the reviewing body.  In general, the applicant should format their 
presentation to the review structure and provide the required design materials to fully understand the nature and 
scope of the proposed project and design considerations.   

The board will review projects in the following format to cover the applicable design-related criteria during the 
meeting: 

• CONCEPT DEVELOPMENT
The applicant shall define the design problem(s) they are developing solutions for and shall
communicate the larger design concept(s) that provided the framework for decision making
throughout the design process.  DAB will consider these conceptual ideas during the design review.

• SITE PLANNING & URBAN DESIGN CHARACTERISTICS
• ARCHITECTURAL COMPOSITION & PATTERNING
• ARCHITECTURAL DETAILS

Applications should be well organized and contain sufficient information to allow reviewers to fully understand 
the proposed building design or alteration, including relevant information listed below.  At a minimum, BDAB 
applications should include the following information submitted in a pdf digital format:  

• A narrative defining the problem(s) and design concept(s) supplemented with visual aids such as: parti
diagram(s), precedent imagery, or relevant case studies

• A map illustrating the location of the project
• Photographs of the project site and the surrounding context
• A site plan in a clear graphic style should be presented in the context of the city blocks surrounding the

project.  Site boundaries and dimensions should be clearly marked and special issues such as floodplain,
shadows, land restrictions and the existing site conditions need to be highlighted.

• Floor plans, roof plan, exterior elevations, building sections, and building details should be illustrated at a
scale sufficient to fully understand the proposed design.  All exterior wall elevations should be in color
showing material and color selections.

• A digital material board of photographs of the exterior building materials to adequately demonstrate the
proposed design.

• Color perspective sketches and 3-D model static images illustrating the proposed project and its
surroundings, from the street level, to present the project from the pedestrian’s viewpoint.  Include
various close-up views to illustrate the composition of the building(s) and other architectural details.

• An analysis of the shadow impact of the proposed project is important, especially for projects on the south
side of downtown streets and projects interfacing with solar access protected areas.
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University Hill Hotel

Site Review      |      Written Statement      |     September 30, 2020

Shears Adkins Rockmore The Nichols Partnership BMC Investments+ +
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University Hill Hotel  |  Written Statement

Program

Design Objectives

Narrative

Key Project Elements

1 - Public Plazas

2 - Community Rooms

3 - Neighborhood Confl uence

4 - Architectural Authenticity

5 - Mobility | micro and macro

6 - Boulder Engagement

Schedule

BVCP Policies

Criteria

Management Plan

INDEX

04

07

05

09

10

16

20

32

50

54

56

57

58

69

+

Boulder County, CO
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University Hill Hotel  |  Written Statement

UNIVERSITY 

HILL

DOWNTOWN

BOULDER

SITE

CHAUTAUQUA 

PARK

CU BOULDER

THE 

ACADEMY

A point of convergence

The Hill is the intersection of the 

community and the University, the 

city and the foothills, academia and 

business, live music and football 

games; a diverse population of faculty, 

students, residents, and business 

owners with a rich history of events 

that have infl uenced the culture of 

the town. These events are about 

art, sports, entertainment, social 

unrest, and ideas associated with the 

intellectual rigor of a great university. 

Boulder’s Broadway, just as the 

famed corridor in Manhattan, slices 

diagonally through the hill, creating 

a clear boundary between town and 

gown. The hill serves as the transition 

zone between where you learn and 

where you live. Broadway reveals the 

“Hill” as the fi rst urban commercial 

center one experiences and one of the 

fi rst impressions of the community. 
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University Hill Hotel  |  Written Statement

All places and buildings are a product of history. Physically, the 

commercial district is diverse with buildings representing every period 

of its history - beginning at the turn of the century and distinguished 

and woven together as a gritty inconsistency. This inconsistency has 

a character and a sense of place that feels comfortable; integral and 

memorable to the life of students, residents, and visitors. The Hill 

Hotel will take its place in this history as a new contemporary building 

Narrative

referencing the history but also honestly expressing its function as a 

hotel with adjacent diverse commercial spaces and an activated and 

unique plaza and gathering place. The surrounding elements of this 

building will defi ne an active public realm of plazas, landscape, local 

retail, and a sense of place for all generations. Building and plaza, inside 

and outside, a spirit of place; a meaningful gathering place which will 

capture the essence of the Hill. 

The “Hill” is the representative of what makes Boulder 

a valued and great community. 
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University Hill Hotel  |  Written Statement

Design Objectives

The team has been considering an appropriate 

use for this property for a few years, have shared 

ideas with the community, and have explored 

various programs and conceptual solutions.  

This hotel is an important contribution to the 

community vitality of University Hill.

• Create a vibrant mixed-use development that 

revitalizes the University Hill

• Thoughtfully integrate this project into the 

community 

• Design spaces where buildings, social areas, 

and connections off er a unique destination 

and experience

• Create a destination that provides community 

benefi t

Preliminary Sketch
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University Hill Hotel  |  Written Statement

Hotel Valet Service Loading

Garage Access Hotel Entry

PPPlleeeaasssaaannnttt  SSStt..

BBrrooaaddww
aayy

UUnniivveerrssiittyy  AAvvvvvvveeeeeeeee...

Aerial view looking south Aerial plan view

Aerial view looking north

University Ave.

Pleasant St.

Adjacent Neighbor

Kappa Kappa Gamma

Adjacent Neighbor

1137 Pleasant

MAIN 

BUILDING

Upper 

Public Plaza

BROADWAY 

BUILDING

Lower 

Public Plaza

Alley

B
ro

ad
w

ay
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University Hill Hotel  |  Written Statement

Zoning
Business Main Street

Site Area
1.43 Acres/62,287 SF 

Building Area
116,350 Overall Building GSF

100,364 Total Floor Area

90,790 SF Hotel Space

9,574 SF Retail Space

187 Guestrooms

1.6 FAR (1.85 permitted)

3 Stories

Up to 55 feet in Height 

Open Space
30.7% (15% minimum required)

18,764 SF Land Area

Parking
48 Standard Spaces

2 Accessible Spaces

76 Bicycle Spaces

The proposed concept recognizes the height, 

mass and scale of existing buildings in the 

neighborhood. The development pattern along  

Broadway is consistent with that of existing 

buildings along this street that cuts diagonally 

across The Hill. The proposed massing along 

Pleasant Street and University is consistent with 

the scale of adjacent structures and will act as 

a gateway that connects The Hill to downtown 

Boulder and the CU campus. This project, 

introducing a hotel use, is important to the future 

vitality and fi nancial stability of this important 

neighborhood center. 

Program
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University Hill Hotel  |  Written Statement
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Level 1

Levels 2 & 3

Level 3 variation

Site Plan
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University Hill Hotel 
Program
Proposed Floor Area: 100,364 SF

                 Hotel Area:   90,790 SF

                 Retail Area:     9,574 SF

187 guestrooms

50 below grade parking spaces
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University Hill Hotel  |  Written Statement

Public Plazas1

2 Community Rooms

3 Neighborhood Confl uence

4 Architectural Authenticity

5 Mobility → Micro and Macro

6 Boulder Engagement

Key Project Elements

10.14.2020 DAB Meeting Packet - page 22 of 83



10

University Hill Hotel  |  Written Statement

1. Public Plazas
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University Hill Hotel  |  Written Statement

Upper 

Public Plaza

Lower 

Public Plaza

• gallery

• fi re pit

• public stage

• hotel patio

• covered hotel patio

• bus stop

• activated alley

• amenity deck

• pre-function deck

• green wall

• block seating 

• amphitheater

Pleasant St.

University Ave.

B
ro

a
d

w
a

y

Plaza Entry from Pleasant St. looking north

Lower Plaza looking south

The building envelope defi nes 

terraced, public plazas - which 

along with the sidewalks and 

streetscape of the public realm, 

are as important as the buildings.
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University Hill Hotel  |  Written Statement

Upper Plaza aerial view looking north

Lower Plaza aerial view looking south

The public plaza is positioned in between the two proposed buildings connecting Pleasant 

Street, on the Hill, with the intersection at Broadway Street and University Avenue.  It is 

a continuous public plaza formed by a series unique outdoor spaces, primarily due to 

elevation changes, that provide diff erent experiences and micro-climates (sun and shade)

The plaza is designed for day to day gatherings and for larger events and is intended to be 

the center of public life for the Hill. A central gathering near Pleasant Street, the upper plaza, 

is for markets, art festivals, food trucks, and music. A key feature of the upper plaza is an 

elevated space that can function as a stage for music or performances, and during the day 

can also be used as a place for leisurely gatherings. 

At the edges of the upper plaza are the hotel’s private patio spaces and retail and café space 

along the Broadway Building which will add vibrancy to the plaza. At the edges of the public 

and private spaces are groves of trees, with a rich landscape understory, that will provide 

shade and comfort in the summer months while also mediating the public and private zone. 

Nestled into the trees are additional public benches and café style tables for gathering.

From Pleasant street to University Avenue, the site has nearly sixteen feet of vertical 

elevation change. The plan creates an amphitheater-like seating area to resolve the elevation 

change and create a special space for events, people watching, or enjoying a cup of coff ee. 

The lower plaza is lined with commercial and retail uses on the ground fl oor that will spill out 

onto the plaza. This space includes seating and gathering at the edge of the plaza and the 

Broadway Street sidewalk at the location of the Broadway/ University bus stop.

There is a generous building setback on both Pleasant and Broadway Streets respectively 

which creates wider areas in the sidewalk zone for pedestrians, street trees, and ground 

fl oor activities that can spill onto the street.
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University Hill Hotel  |  Written Statement

On the northern edge of the 

Hill commercial district, the 

site becomes a stepped 
transition or threshold into 

the Hill neighborhood.

Lower Plaza looking west from Broadway

Amphitheater seating looking southwest
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2020.09.14

SITE REVIEW

Date No. Remarks

OPEN SPACE

DIAGRAM

L5.0

01
OPEN SPACE DIAGRAM
1"=20'-0"

OPEN SPACE

TYPE OF USE AREA IN SF CENTAGE

SITE PLANTING 4,207 SF 6.9%

BUILDINGS 36,242 SF 59.4%

VICE AREAS 1,837 SF 3.0%

OPEN SPACE 18,764 SF 30.7%

TOTAL 61,050 SF 100.0%

LANDSCAPE NOTES

1. LANDSCAPING SCHEDULE: (A) NOTHING SHALL BE PLANTED BETWEEN OCTOBER 15 AND MARCH 1 WITHOUT

PRIOR WRITTEN APPROVAL OF THE CITY. STOCK, OTHER THAN CONTAINER-GROWN STOCK, SHALL NOT BE

PLANTED BETWEEN JUNE 1 AND SEPTEMBER 1 WITHOUT PRIOR WRITTEN APPROVAL OF THE CITY. BARE ROOT

STOCK SHALL NOT BE PLANTED AFTER APRIL 30 OR IF PLANTS HAVE BEGUN TO LEAF OUT. (B) NOTHING SHALL

PLANTED DURING FREEZING OR EXCESSIVELY WINDY, HOT, OR WET WEATHER OR WHEN THE GROUND

CONDITIONS CANNOT BE PROPERLY WORKED FOR DIGGING, MIXING, RAKING, OR GRADING. (C) NOTHING SHALL

PLANTED UNTIL THE ADJACENT SITE IMPROVEMENTS, PAVEMENTS, IRRIGATION INSTALLATION AND FINISH

GRADING IS COMPLETED. THE CONTRACTOR SHALL TEST THE IRRIGATION SYSTEM IN THE PRESENCE OF THE

DIRECTOR. THE IRRIGATION SYSTEM SHALL BE IN APPROVED, OPERATING CONDITION PRIOR TO ANY PLANTING.

2. SITE PREPARATION AND ALL PLANTING FOR ALL NEW PLANTING AREAS OR DISTURBED AREAS SHALL BE

COMPLETED, AT A MINIMUM, IN ACCORDANCE WITH THE CITY OF BOULDER DESIGN AND CONSTRUCTION

STANDARDS. SITE PREPARATION SHALL INCLUDE TILLING THE SOIL TO A MINIMUM DEPTH OF SIX INCHES BELOW

THE FINISHED GRADE, TOGETHER WITH SOIL AMENDMENTS THAT ARE APPROPRIATE TO ENSURE THE HEALTH

AND SUSTAINABILITY OF THE LANDSCAPING TO BE PLANTED.

3. ALL NEW PLANTING BEDS AND A 3-FOOT DIAMETER RING AT THE BASE OF NEW TREE WITHIN SOD OR SEEDED

AREAS SHALL BE MULCHED WITH ORGANIC MULCH AT LEAST 4” DEEP. WEED BARRIER FABRIC SHALL NOT TO BE

USED IN ANY NEW PLANTING AREAS.

4. GRAVEL, ROCK MULCH, OR CRUSHER FINES SHALL BE REMOVED FROM UNDER STREET TREES AND REPLACED

WITH ORGANIC MULCH. NEW ROCK OR GRAVEL MAY NOT BE USED IN NEW PLANTING AREAS AND MAY ONLY BE

USED AS A SPECIFIC ORNAMENTAL FEATURE IN LIMITED AREAS (SUCH AS AT THE BOTTOM OF A DRAINAGE

SWALE OR DRY RIVER BED) OR AS A PEDESTRIAN PATH OR PATIO.

5. AN AUTOMATIC IRRIGATION SYSTEM SHALL BE INSTALLED FOR ALL NEW LANDSCAPING AND NEW OR EXISTING

STREET TREES IF ONE DOES NOT CURRENTLY EXISTING.  INSTALL A SMART SYSTEM THAT ADJUSTS FOR

RAINFALL, SOIL MOISTURE, AND OTHER WEATHER FACTORS FOR ALL NEW IRRIGATION ZONES.

6. PROTECTIVE MAINTENANCE: AN APPLICANT FOR CONSTRUCTION APPROVAL SHALL PROVIDE MAINTENANCE AND

CARE FOR ALL EXISTING TREES REQUIRED TO BE PROTECTED IN THE PUBLIC RIGHT-OF-WAY ADJACENT TO ANY

PROJECT OR CONSTRUCTION SITE DURING CONSTRUCTION ACTIVITIES AND THE PUBLIC IMPROVEMENT

WARRANTY PERIOD TO ENSURE THAT EXISTING TREES SURVIVE AND ARE NOT DAMAGED. REFER TO CHAPTER 3

OF THE DESIGN AND CONSTRUCTION STANDARDS FOR ALL TREE PROTECTION REQUIREMENTS.

7. ALL NEW TREES SHALL BE LOCATED A MINIMUM OF 10' FROM ANY EXISTING WATER OR SEWER UTILITY LINES OR

FROM LIGHT POLES OR OVERHEAD UTILITY POLES. ALL NEW UTILITY LINES SHALL BE LOCATED A MINIMUM OF 10'

FROM ANY EXISTING PUBLIC STREET TREE.

OPEN SPACE LEGEND

TYPE

SITE PLANTING

BUILDINGS

VICE AREAS

DRIVEWAY

OPEN SPACE

LANDSCAPE REQUIREMENTS TABLE

TOTAL LOT SIZE 61,050 SF

TOTAL BUILDING COVERAGE 36,242 SF

TOTAL LANDSCAPE AREA 4,207 SF

REQUIRED PROVIDED CENTAGE

LENGTH OF STREET FRONTAGE - BROADWAY

N/A

380 FT

N/A
LENGTH OF STREET FRONTAGE - PLEASANT 375 FT

LENGTH OF STREET FRONTAGE - UNIVERSITY 111 FT

TOTAL NUMBER OF BIKE PARKING 70 70

SHORT TERM PARKING 38 38

LONG TERM PARKING 32 32

TOTAL NUMBER OF OVERALL LANDSCAPE TREES 46
N/A

TOTAL NUMBER OF OVERALL LANDSCAPE SHRUBS TBD

TOTAL AMOUNT OF HIGH WATER USE ZONES 50% MAX TBD

TOTAL AMOUNT OF TURF GRASS 25% MAX 0 SF 0%

UPPER

PLAZA

LOWER

PLAZA

WRITTEN STATEMENT

SITUATED AT THE EDGE OF THREE DISTRICTS, THE HILL, THE DOWNTOWN, AND THE UNIVERSITY CAMPUS, THE HILL HOTEL PROJECT WILL PLAY AN IMPORTANT ROLE IN REVITALIZING THE HILL NEIGHBORHOOD IN BOULDER BY ADDING NEW PUBLIC SPACES FOR DAILY ACTIVITY, EVENTS LEISURE, AND COMMERCE IN THE NEIGHBORHOOD. THE PUBLIC PLAZA IS POSITIONED IN BETWEEN THE TWO

PROPOSED BUILDINGS CONNECTING PLEASANT STREET, ON THE HILL, WITH THE INTERSECTION AT BROADWAY STREET AND UNIVERSITY AVENUE.  IT IS A CONTINUOUS PUBLIC PLAZA FORMED BY A SERIES UNIQUE OUTDOOR SPACES, PRIMARILY DUE TO ELEVATION CHANGES, THAT PROVIDE DIFFERENT EXPERIENCES AND MICRO-CLIMATES (SUN AND SHADE).

THE PLAZA IS DESIGNED FOR DAY TO DAY GATHERINGS AND FOR LARGER EVENTS AND IS INTENDED TO BE THE CENTER OF PUBLIC LIFE FOR THE HILL. A CENTRAL GATHERING NEAR PLEASANT STREET, THE UPPER PLAZA, IS FOR MARKETS, ART FESTIVALS, FOOD TRUCKS, AND MUSIC. A KEY FEATURE OF THE UPPER PLAZA IS AN ELEVATED SPACE THAT CAN FUNCTION AS A STAGE FOR MUSIC OR

PERFORMANCES, AND DURING THE DAY CAN ALSO BE USED AS A PLACE FOR LEISURELY GATHERINGS. AT THE EDGES OF THE UPPER PLAZA ARE THE HOTEL'S PRIVATE PATIO SPACES AND RETAIL AND CAFÉ SPACE ALONG THE BROADWAY BUILDING WHICH WILL ADD VIBRANCY TO THE PLAZA. AT THE EDGES OF THE PUBLIC AND PRIVATE SPACES ARE GROVES OF TREES, WITH A RICH LANDSCAPE

UNDERSTORY, THAT WILL PROVIDE SHADE AND COMFORT IN THE SUMMER MONTHS WHILE ALSO MEDIATING THE PUBLIC AND PRIVATE ZONE. NESTLED INTO THE TREES ARE ADDITIONAL PUBLIC BENCHES AND CAFÉ STYLE TABLES FOR GATHERING.

FROM PLEASANT STREET TO UNIVERSITY AVENUE, THE SITE HAS NEARLY SIXTEEN FEET OF VERTICAL ELEVATION CHANGE. THE PLAN CREATES AN AMPHITHEATER-LIKE SEATING AREA TO RESOLVE THE ELEVATION CHANGE AND CREATE A SPECIAL SPACE FOR EVENTS, PEOPLE WATCHING, OR ENJOYING A CUP OF COFFEE. THE LOWER PLAZA IS LINED WITH COMMERCIAL AND RETAIL USES ON THE

GROUND FLOOR THAT WILL SPILL OUT ONTO TO THE PLAZA. THIS SPACE INCLUDES SEATING AND GATHERING AT THE EDGE OF THE PLAZA AND THE BROADWAY STREET SIDEWALK AT THE LOCATION OF THE BROADWAY/ UNIVERSITY BUS STOP.

THERE IS A GENEROUS BUILDING SETBACK ON BOTH PLEASANT AND BROADWAY STREETS RESPECTIVELY WHICH CREATES WIDER AREAS IN THE SIDEWALK ZONE FOR PEDESTRIANS, STREET TREES, AND GROUND FLOOR ACTIVITIES THAT CAN SPILL ONTO THE STREET.

DRIVE/ALLEY

TO LOADING

SIDEWALK

DRIVE TO

BELOW

GRADE

PARKING

2ND & 3RD

LEVEL

BRIDGE

ABOVE

U
P

U
P

U
P
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© COPYRIGHT SHEARS ADKINS ROCKMORE ARCHITECTS The ideas, drawings and specifications contained herein are copyrighted by Shears Adkins Rockmore Architects.  Use without the architects written consent, as constituted by federal law, is strictly forbidden and written authorization is required for any reproduction.
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2020.09.14

SITE REVIEW

Date No. Remarks

OPEN SPACE

DIAGRAM

L5.0

01
OPEN SPACE DIAGRAM
1"=20'-0"

OPEN SPACE

TYPE OF USE AREA IN SF PERCENTAGE

SITE PLANTING 4,207 SF 6.9%

BUILDINGS 36,242 SF 59.4%

SERVICE AREAS 1,837 SF 3.0%

OPEN SPACE 18,764 SF 30.7%

TOTAL 61,050 SF 100.0%

LANDSCAPE NOTES

1. LANDSCAPING SCHEDULE: (A) NOTHING SHALL BE PLANTED BETWEEN OCTOBER 15 AND MARCH 1 WITHOUT

PRIOR WRITTEN APPROVAL OF THE CITY. STOCK, OTHER THAN CONTAINER-GROWN STOCK, SHALL NOT BE

PLANTED BETWEEN JUNE 1 AND SEPTEMBER 1 WITHOUT PRIOR WRITTEN APPROVAL OF THE CITY. BARE ROOT

STOCK SHALL NOT BE PLANTED AFTER APRIL 30 OR IF PLANTS HAVE BEGUN TO LEAF OUT. (B) NOTHING SHALL

PLANTED DURING FREEZING OR EXCESSIVELY WINDY, HOT, OR WET WEATHER OR WHEN THE GROUND

CONDITIONS CANNOT BE PROPERLY WORKED FOR DIGGING, MIXING, RAKING, OR GRADING. (C) NOTHING SHALL

PLANTED UNTIL THE ADJACENT SITE IMPROVEMENTS, PAVEMENTS, IRRIGATION INSTALLATION AND FINISH

GRADING IS COMPLETED. THE CONTRACTOR SHALL TEST THE IRRIGATION SYSTEM IN THE PRESENCE OF THE

DIRECTOR. THE IRRIGATION SYSTEM SHALL BE IN APPROVED, OPERATING CONDITION PRIOR TO ANY PLANTING.

2. SITE PREPARATION AND ALL PLANTING FOR ALL NEW PLANTING AREAS OR DISTURBED AREAS SHALL BE

COMPLETED, AT A MINIMUM, IN ACCORDANCE WITH THE CITY OF BOULDER DESIGN AND CONSTRUCTION

STANDARDS. SITE PREPARATION SHALL INCLUDE TILLING THE SOIL TO A MINIMUM DEPTH OF SIX INCHES BELOW

THE FINISHED GRADE, TOGETHER WITH SOIL AMENDMENTS THAT ARE APPROPRIATE TO ENSURE THE HEALTH

AND SUSTAINABILITY OF THE LANDSCAPING TO BE PLANTED.

3. ALL NEW PLANTING BEDS AND A 3-FOOT DIAMETER RING AT THE BASE OF NEW TREE WITHIN SOD OR SEEDED

AREAS SHALL BE MULCHED WITH ORGANIC MULCH AT LEAST 4” DEEP. WEED BARRIER FABRIC SHALL NOT TO BE

USED IN ANY NEW PLANTING AREAS.

4. GRAVEL, ROCK MULCH, OR CRUSHER FINES SHALL BE REMOVED FROM UNDER STREET TREES AND REPLACED

WITH ORGANIC MULCH. NEW ROCK OR GRAVEL MAY NOT BE USED IN NEW PLANTING AREAS AND MAY ONLY BE

USED AS A SPECIFIC ORNAMENTAL FEATURE IN LIMITED AREAS (SUCH AS AT THE BOTTOM OF A DRAINAGE

SWALE OR DRY RIVER BED) OR AS A PEDESTRIAN PATH OR PATIO.

5. AN AUTOMATIC IRRIGATION SYSTEM SHALL BE INSTALLED FOR ALL NEW LANDSCAPING AND NEW OR EXISTING

STREET TREES IF ONE DOES NOT CURRENTLY EXISTING.  INSTALL A SMART SYSTEM THAT ADJUSTS FOR

RAINFALL, SOIL MOISTURE, AND OTHER WEATHER FACTORS FOR ALL NEW IRRIGATION ZONES.

6. PROTECTIVE MAINTENANCE: AN APPLICANT FOR CONSTRUCTION APPROVAL SHALL PROVIDE MAINTENANCE AND

CARE FOR ALL EXISTING TREES REQUIRED TO BE PROTECTED IN THE PUBLIC RIGHT-OF-WAY ADJACENT TO ANY

PROJECT OR CONSTRUCTION SITE DURING CONSTRUCTION ACTIVITIES AND THE PUBLIC IMPROVEMENT

WARRANTY PERIOD TO ENSURE THAT EXISTING TREES SURVIVE AND ARE NOT DAMAGED. REFER TO CHAPTER 3

OF THE DESIGN AND CONSTRUCTION STANDARDS FOR ALL TREE PROTECTION REQUIREMENTS.

7. ALL NEW TREES SHALL BE LOCATED A MINIMUM OF 10' FROM ANY EXISTING WATER OR SEWER UTILITY LINES OR

FROM LIGHT POLES OR OVERHEAD UTILITY POLES. ALL NEW UTILITY LINES SHALL BE LOCATED A MINIMUM OF 10'

FROM ANY EXISTING PUBLIC STREET TREE.

OPEN SPACE LEGEND

TYPE

SITE PLANTING

BUILDINGS

SERVICE AREAS

DRIVEWAY

OPEN SPACE

LANDSCAPE REQUIREMENTS TABLE

TOTAL LOT SIZE 61,050 SF

TOTAL BUILDING COVERAGE 36,242 SF

TOTAL LANDSCAPE AREA 4,207 SF

REQUIRED PROVIDED PERCENTAGE

LENGTH OF STREET FRONTAGE - BROADWAY

N/A

380 FT

N/A
LENGTH OF STREET FRONTAGE - PLEASANT 375 FT

LENGTH OF STREET FRONTAGE - UNIVERSITY 111 FT

TOTAL NUMBER OF BIKE PARKING 70 70

SHORT TERM PARKING 38 38

LONG TERM PARKING 32 32

TOTAL NUMBER OF OVERALL LANDSCAPE TREES 46
N/A

TOTAL NUMBER OF OVERALL LANDSCAPE SHRUBS TBD

TOTAL AMOUNT OF HIGH WATER USE ZONES 50% MAX TBD

TOTAL AMOUNT OF TURF GRASS 25% MAX 0 SF 0%

UPPER

PLAZA

LOWER

PLAZA

WRITTEN STATEMENT

SITUATED AT THE EDGE OF THREE DISTRICTS, THE HILL, THE DOWNTOWN, AND THE UNIVERSITY CAMPUS, THE HILL HOTEL PROJECT WILL PLAY AN IMPORTANT ROLE IN REVITALIZING THE HILL NEIGHBORHOOD IN BOULDER BY ADDING NEW PUBLIC SPACES FOR DAILY ACTIVITY, EVENTS LEISURE, AND COMMERCE IN THE NEIGHBORHOOD. THE PUBLIC PLAZA IS POSITIONED IN BETWEEN THE TWO

PROPOSED BUILDINGS CONNECTING PLEASANT STREET, ON THE HILL, WITH THE INTERSECTION AT BROADWAY STREET AND UNIVERSITY AVENUE.  IT IS A CONTINUOUS PUBLIC PLAZA FORMED BY A SERIES UNIQUE OUTDOOR SPACES, PRIMARILY DUE TO ELEVATION CHANGES, THAT PROVIDE DIFFERENT EXPERIENCES AND MICRO-CLIMATES (SUN AND SHADE).

THE PLAZA IS DESIGNED FOR DAY TO DAY GATHERINGS AND FOR LARGER EVENTS AND IS INTENDED TO BE THE CENTER OF PUBLIC LIFE FOR THE HILL. A CENTRAL GATHERING NEAR PLEASANT STREET, THE UPPER PLAZA, IS FOR MARKETS, ART FESTIVALS, FOOD TRUCKS, AND MUSIC. A KEY FEATURE OF THE UPPER PLAZA IS AN ELEVATED SPACE THAT CAN FUNCTION AS A STAGE FOR MUSIC OR

PERFORMANCES, AND DURING THE DAY CAN ALSO BE USED AS A PLACE FOR LEISURELY GATHERINGS. AT THE EDGES OF THE UPPER PLAZA ARE THE HOTEL'S PRIVATE PATIO SPACES AND RETAIL AND CAFÉ SPACE ALONG THE BROADWAY BUILDING WHICH WILL ADD VIBRANCY TO THE PLAZA. AT THE EDGES OF THE PUBLIC AND PRIVATE SPACES ARE GROVES OF TREES, WITH A RICH LANDSCAPE

UNDERSTORY, THAT WILL PROVIDE SHADE AND COMFORT IN THE SUMMER MONTHS WHILE ALSO MEDIATING THE PUBLIC AND PRIVATE ZONE. NESTLED INTO THE TREES ARE ADDITIONAL PUBLIC BENCHES AND CAFÉ STYLE TABLES FOR GATHERING.

FROM PLEASANT STREET TO UNIVERSITY AVENUE, THE SITE HAS NEARLY SIXTEEN FEET OF VERTICAL ELEVATION CHANGE. THE PLAN CREATES AN AMPHITHEATER-LIKE SEATING AREA TO RESOLVE THE ELEVATION CHANGE AND CREATE A SPECIAL SPACE FOR EVENTS, PEOPLE WATCHING, OR ENJOYING A CUP OF COFFEE. THE LOWER PLAZA IS LINED WITH COMMERCIAL AND RETAIL USES ON THE

GROUND FLOOR THAT WILL SPILL OUT ONTO TO THE PLAZA. THIS SPACE INCLUDES SEATING AND GATHERING AT THE EDGE OF THE PLAZA AND THE BROADWAY STREET SIDEWALK AT THE LOCATION OF THE BROADWAY/ UNIVERSITY BUS STOP.

THERE IS A GENEROUS BUILDING SETBACK ON BOTH PLEASANT AND BROADWAY STREETS RESPECTIVELY WHICH CREATES WIDER AREAS IN THE SIDEWALK ZONE FOR PEDESTRIANS, STREET TREES, AND GROUND FLOOR ACTIVITIES THAT CAN SPILL ONTO THE STREET.

DRIVE/ALLEY

TO LOADING

SIDEWALK

DRIVE TO

BELOW

GRADE

PARKING

2ND & 3RD

LEVEL

BRIDGE

VE
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University Hill Hotel  |  Written Statement

These two plaza spaces will 

be designed to encourage 

active and passive use.  

Precedent Images and Inspiration
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University Hill Hotel  |  Written Statement

The grade change is an opportunity 

for stepped terracing and local art.

Precedent Images and Inspiration
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University Hill Hotel  |  Written Statement

2. Community Rooms
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University Hill Hotel  |  Written Statement

The Lobby interiors have been dubbed “The Neighborhood Living Room” - and that’s exactly what we 

intend it to be. At the heart of The Hill, we draw inspiration from academia, local artists, and Boulder’s 

surrounding topography to unite it’s residents and visitors alike. The materials nod to the fragmented 

Flatirons and layered textures found in nature. Windows and skylights emphasize connectivity to the 

outdoors, while a large fi replace creates warmth and a sense of home. A mix of seating types meet 

multiple use needs and preferences, and artful layers celebrate local culture. Community, inclusivity, 

and adventure anchor the programmatic and functional development throughout.

MOXY HILL HOTEL | 100% CONCEPT PRESENTATION August 12, 2020 8 

MOOD: OVERALL 1
MOXY HILL HOTEL

MOXY HILL HOTEL | 100% CONCEPT PRESENTATION August 12, 2020 6 

THE NEIGHBORHOOD STUDY
CONCEPT PILLAR

- Communal living with a mix of seating types 

for lounging, studying, and meeting casually

- Approachable, comforting, welcoming, and 

relaxed

- Shared shelving and cozy study hall feel to nod 

to it's location within the University and serve 

students as part of the local crowd

- Programmatic elements like a Sketchbook or 

Notebook Library: discoverable hidden gem or 

on open, public accessibly shelving

- Public art for the neighborhood

MOXY HILL HOTEL | 100% CONCEPT PRESENTATION August 12, 2020 10 

MOOD: OVERALL 3
MOXY HILL HOTEL

MOXY HILL HOTEL | 100% CONCEPT PRESENTATION August 12, 2020 4 

CONCEPT PILLARS

FRAGMANTS OF NATURE THE NEIGHBORHOOD STUDY BE BO(U)LDER

The hotel lobby will off er comfort and inclusivity acting 

as a public living room for the Hill.
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University Hill Hotel  |  Written Statement

Conceptual renderings for programmatic study only, 

not representational of material selection. MOXY HILL HOTEL | PROGRESS SCHEMATIC DESIGN PRESENTATION September 09, 2020 18 

FLO OR PL AN

LOBBY PLAN
HILL HOTEL

SECRET FIREPIT

ART FEATURE

LOCATIONS

SHUFFLEBOARD

COFFEE STATION

GRAB AND GO

HIDDEN BEHIND 

ENTRY FEATURE WALL

CHECK-IN KIOSKS

CENTRAL TREE FEATURE 

OR SCULPTURE TO DIVIDE 

QUIET AND ACTIVE

Hotel lobby to be open and inclusive: 
a communal gather place for the 

neighborhood, students and faculty, 

and visitors - everyone. 

MOXY HILL HOTEL | PROGRESS SCHEMATIC DESIGN PRESENTATION September 09, 2020 29 

V IE WS

GAMES LOUNGE FROM PATIO
HILL HOTEL

SHUFFLEBOARD TABLE

SCULPTURE MOMENT

INSET ACOUSTIC CEILING TREATMENT 

ANCHORS LOUNGE AREA - TO BE 

DEVELOPED

MOXY HILL HOTEL | PROGRESS SCHEMATIC DESIGN PRESENTATION September 09, 2020 26 

V IE WS

BAR CAFE - VARIATION A 
HILL HOTEL

ACOUSTIC CEILING AND PENDANTS

PLANT BUFFER TO FACADE

LONG CASUAL BANQUETTE

MOXY HILL HOTEL | PROGRESS SCHEMATIC DESIGN PRESENTATION September 09, 2020 28 

V IE WS

BAR & GAMES FROM ELEVATOR
HILL HOTEL

INSET ACOUSTIC CEILING TREATMENT 

ANCHORS LOUNGE AREA - TO BE 

DEVELOPED

SHUFFLEBOARD TABLE

COVERED PATIO OPEN

TO PLAZA BEYOND
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University Hill Hotel  |  Written Statement

MOXY HILL HOTEL | PROGRESS SCHEMATIC DESIGN PRESENTATION September 09, 2020 5 

FRAGMENTS OF NATURE
CONCEPT PILLAR

- A nod to the Flatirons and their fragmented 

aesthetic

- Playing up textures found in nature

- Use of natural and raw materials 

- Architectural detail play with "fragments" in 

planar and modular pieces 

- Change and intersection of materials within 

materials 

- Blurred line between indoor and outdoor

-  Embracing plants and natural elements  

MOXY HILL HOTEL | PROGRESS SCHEMATIC DESIGN PRESENTATION September 09, 2020 9 

MOOD: OVERALL 2
MOXY HILL HOTEL

The indoor and outdoor 

program elements will be 

intertwined - biophilic design 
will be used to connect to 

nature.

Precedent Images and Inspiration
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University Hill Hotel  |  Written Statement

3. Neighborhood Confl uence
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University Hill Hotel  |  Written Statement

University Hill
Boulder, Colorado

Like many other college town commercial districts, The University 

Hill has a blend of character: well-educated neighborhood residents, 

authentically gritty college students, the Greek sorority and fraternity life, 

live music fanatics, a love of all things outdoors, and uniquely Boulder.
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University Hill Hotel  |  Written Statement

A deeply rooted history of culture & community

“A City in Itself - That 
is the University 
Hill of Today. Thirty 
Years Ago It Took 
Courage to Start a 
Store; Today There 
Are Dozens of Them, 
and Others Are Being 
Added Regularly.”
Richard Nossaman
Boulder Daily Camera
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University Hill Hotel  |  Written Statement

221

6 7 8

12 13

18 19

3 4 5

9 10 11

14 15 16 17

20 21 22 23

Our site (1) is part 

of a unique network 

of structures along 

the 13th street 

commercial corridor. 

This thoroughfare 

has helped support 

the local community 

for over a century.  

Today, many of these historic 

buildings remain unchanged, 

while some have been 

modifi ed and updated to 

accommodate the demand 

associated with changes 

in use. The diversity and 

inconsistency of style, form, 

material, and function is 

what makes this district so 

interesting and lively.  

THEN

NOW

1

2

3

5

6

7

8

10

11

13

16

18

20

4

9

12

14

15

17

19

21 22 23

The Hill

SITE CU 
Campus

B
R

O
A

D
W

A
Y

221

6 7 8

12 13

18 19

3 4 5

9 10 11

14 15 16 17

20 21 22 23

URBAN

EDGE

Historic Context on the Hill

College Ave.

Pennsylvania Ave.

13
th

 S
tre

e
t

12
th

 S
tre

e
t

Pleasant St.
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University Hill Hotel  |  Written Statement

03.26

Preliminary Plans    |    University Hill Hotel  &  CU Conference Center Hotel

40’ 60’

CU CONFERENCE 
CENTER & HOTEL

GRANDVIEW AVE.

B
R

O
A

D
W

A
Y

UNIVERSITY AVE. 

PLEASANT ST.

UNIVERSITY 
HILL HOTEL

1
2

th
 S

T
.

1
5

th
 S

T
.

1
1

th
 S

T
.

Companion projects contributing to culture & economic vitality
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University Hill Hotel  |  Written Statement

~14ft - 16ft (plus 4ft - 6ft lower walkway) 

to face of building from back of curb 

Loading Zone

(Lower Walkway)

Amenity Zone / Tree Lawn

Sidewalk

Outdoor Patio

~18ft - 19ft 

to face of building from back of curb 

On-Street Parking

Amenity Zone / Tree Lawn

Sidewalk

Outdoor Patio

~13ft - 15ft 

to face of building from back of curb 

On-Street Parking

Amenity Zone / Tree Lawn

Sidewalk

Outdoor Patio

~18ft - 20ft 

face of building from back of curb 

Hotel Drop-off 

Amenity Zone / Tree Lawn

Sidewalk with Canopy

The Hill West End BoulderadoThe Hill College Ave Pearl Street 13th Street13th Street

Contextual right-of-way development pattern.

10.14.2020 DAB Meeting Packet - page 38 of 83



26

University Hill Hotel  |  Written Statement

Broadway ROW Section Looking North
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canopy slope to drain 

towards building

Proposed right-of-way 
development patterns 

discussed with City 

staff .
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University Hill Hotel  |  Written Statement

• Vertical proportions

• Paired groupings of windows

• Masonry between paired windows

• Recessed masonry header

• Pronounced sill

University Hill
Fenestration Patterns

10.14.2020 DAB Meeting Packet - page 40 of 83



28

University Hill Hotel  |  Written Statement

Kappa Kappa Gamma on University  - the Hill

Old Main - CU campus Hellems - CU campus 13th St. storefront - the Hill

Pennsylvania storefront - the HillThe Sink on Pennsylvania - the Hill

Contextual 

material use 
and fenestration 

patterns. 
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University Hill Hotel  |  Written Statement
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PROPERTY

Site section through plaza looking west

The property introduces some challenges

• The property is deep and a unique shape.

• There exists 16 feet of elevation change south to north.

• Auto and service access is limited to Pleasant Street. 

• The service alley dead ends.

• Existing city infrastructure in ROW - shallow sanitary line at 

low end of site and waterline below existing tree lawn.

These challenges, call them constraints or 

opportunities, infl uence the design concept.

10.14.2020 DAB Meeting Packet - page 43 of 83



31

University Hill Hotel  |  Written Statement

10:00 am

10:00 am

12:00 pm 2:00 pm

W
in

te
r 

S
o

ls
ti

c
e

D
e

c
e

m
b

e
r 

2
1

s
t

December 21st

Existing Site

S
u

m
m

e
r 

S
o

ls
ti

c
e

Ju
n

e
 2

1
s

t

E
q

u
in

o
x

M
a

rc
h

/
S

e
p

te
m

b
e

r 
2

1
s

t

Adjacent Neighbor
Kappa Kappa Gamma

Adjacent Neighbor
1137 Pleasant St

south deck
south patio

east patio

Adjacent Rooftop / Shadow

Proposed Building / Shadow

Protect solar access 
for adjacent rooftops 

9.9.17 Solar Access Area III

10.14.2020 DAB Meeting Packet - page 44 of 83



32

University Hill Hotel  |  Written Statement

4. Architectural Authenticity
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Retail

Micro Unit

Hospitality

Hospitality - Larger Room

Hospitality - Atypical

Lobby

Meeting

Fitness

Circulation

BOH

Parking

University Hill Hotel 

Program
Site Area: 62,765 SF

Gross Building Area: 116,350 SF

Proposed Floor Area: 100,364 SF

                 Hotel Area:   90,790 SF

                 Retail Area:     9,574 SF

Allowable FAR: 1.85

FAR Floor Area / Site Area: 100,364 SF / 62,765 SF

Provided FAR: 1.60

187 guestroom

50 below grade parking spaces

76 bicycle parking spaces

Refer to architectural drawings for additional program 

information and break down.

Floor Plan LEVEL B1
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Retail

Micro Unit

Hospitality

Hospitality - Larger Room

Hospitality - Atypical

Lobby

Meeting

Fitness

Circulation

BOH

Parking

Floor Plan LEVEL 1
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Micro Unit
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Hospitality - Larger Room
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Lobby

Meeting

Fitness

Circulation

BOH

Parking

Floor Plan LEVEL 2 & 3

Level 3 variation
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Red brick blend at Main Building Grey brick blend at Broadway Building

Substantially masonry and glass with some wood and metal
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1/32” = 1’-0”
EAST ELEVATION - MAIN BUILDING

1/32” = 1’-0”

NORTH ELEVATION - MAIN BUILDING

Red brick blend at 

Main Building

Grey brick blend at 

Broadway Building

10.14.2020 DAB Meeting Packet - page 50 of 83



38

University Hill Hotel  |  Written Statement

�������

������	��
��
�������

�������

������	

�������

������	

����

������	

����
 ����� ����� �� �� N �� �� ����
 ����� �����

 �#�� �� �� ����� �� ��
 �#��

�� ��

��!(��)"�&��#�� !���#���%&� !"����#�$�������'���

�"��� ����� ��"!�"���

�����
&����#����������#���#!�� (������#���#!���

 ���'�$��'�'��� 
�"��� �����
�����'�!�#�&%

(����� ��#���

 ����������"# �%���(�

�����'�&�����#��
!�##�!���#

�������

������	��
��
�������

�������

������	

�������

������	

����

������	

��������

�����	

����
 �����

����
 �� �� ����� ��� �� �� �� !�"��

����� ����
 ����� �� ��

!#!�� �#�������

!#!�� !�"�� �����

��!(��)"�&��#�� !���#���%&�

�� (� !���#��#�����

�"��� ����� ��"!�"���

 ����!�J���'�#���#���#!��

���  ��"��'�����

!�"� ����$����

�����������	�
�

���
����
�
	�����
��� �����


�����  "��������!�� ��*� ����%�
��"#���#����*�'����&�$��������#


����
���  ����(��� �#�%���"##�#��
��#'
��������!�����'�������

���
����
�
	�����
��� �����


�����  "��������!�� ��*� (�����'�
����#����*�&�"������#����*����#%�����#


����
���  ����(��� �#�%���"##�#��
��#'
��������!�����'�������


�

���������
����
��� 
����

������!(���#����"#'���!�


����� ���#%


����
�������"#'���!�� ����(�� ��!����#'

��
����
� ����%�� ����!��+����'�#������ 


��� �
 ���
��
�

����� 


��


����
��� �,&� �'���!(���!�"����
 ����(���#� (
��
����
� �,&� �'�!��"�# 

���
���������
��� ��
��

���� �����!���� ��#����#�������# !���#


����� ���!�


����
��� �������������

��
����
� �,�����������%��#'���������

������
��
���
���������� ������


����� ���%


����
��� ��� � % ���-
�!�%��!� �"!!���� ��+���#� (�!��� �$��(�
�#����������#���!�#���� (

�������������
��� ������

���� &"�����������


����� ���!�


����
��� ��������������!�#!����'�
�� ��#�� 

��������������������� ����

������!!�%��$��'� �'�#�

��
����
���,������� ����� ����-��!&� 

�����
������������������ �����


����� ���!�


����
�������!�� ����#�

��
����
-��� !��������#'�'������#�

	��������������

�������
�
	�� 	����

���� �#'�� �#���$��� ���� "#����.�#�


����� !����


����
������$���� �"#' ��'"!�#��
���  ���%&����
&"#!(�'��&�#�#� 

	�����������������
�	����
	��
������

��������
����
�����
������ 	����

����  �������#���


����� !�����/�!����


����
������$��

���������������������
��� �����

���� ��'


����� ���!�


����
��� �����!��� ���&�'� ���&� 

��
����
� ����'$�%�����$�#'�$�
���"&�#� 

��� �!�
����	������������������
���

����"�

���� �����'���� ����
���"��� �����$����
&�#��


����� ���%


����
��� �''�&�������#!��!����#�

��
����
� ��!(������ !���#

���
��
	��������������
��� ����#


����� ���!�


����
�������!�� ����#�

��
����
-��� ������%�+���������#���#!�

�01232453-

#�������
!�# ��"!���#

6�!�&%���(�� (��� ��'��# ���!��������!(���!� �70�28093��8:9;25<3�958�3=0>2?2>9@2453�>45@92508�70:025�9:0�>4=A:2<7@08�BA� 709:3��8C253��4>CD4:0��:>72@0>@3���"30�;2@74E@�@70�9:>72@0>@ 3�;:2@@05�>45305@��93�>453@2@E@08�BA�?080:9G�G9;��23�3@:2>@GA�?4:B28805�958�;:2@@05�9E@74:2H9@245�23�:0IE2:08�?4:�95A�:0=:48E>@245�

�
J�
�
J�
�
�
�
��
-�
�
-�
�
�&
�

!
-K
�
0
1
2@
K�
�


�
�(
2GG
�(
4
@0
G�
��
�
�
�#
�

�
�
�
�
��
��
#
�
$
L
9
D
>
>
9
5
5
�:
1
@

"
5
21
0
:3
2@A
�(
2GG
�(
4
@0
G

�
�
�
�
��
:4
9
8
;
9
A
��
�
4
E
G8
0
:�

!
4
G4
:9
8
4
��
�
�
�
�

���������


��������# 

��


 ���������$

�J��	�M�����	��


 �"�(���������#�� ���#��"��'�#��

�J��	�M�����	��


$� ����������#�� ���#��"��'�#�

�$%& 
'( �&)$*+,

1/32” = 1’-0”
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WEST ELEVATION - MAIN BUILDING

SOUTH ELEVATION - MAIN BUILDING

Red brick blend at 

Main Building

Grey brick blend at 

Broadway Building
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WEST ELEVATION - BROADWAY BUILDING NORTH ELEVATION - BROADWAY BUILDING

EAST ELEVATION - BROADWAY BUILDINGSOUTH ELEVATION - BROADWAY BUILDING

Red brick blend at 

Main Building

Grey brick blend at 

Broadway Building
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East Fenestration at Main Building

South Fenestration at Broadway Building

East Fenestration at Broadway Building Pleasant St looking north

Southern upper plaza is on axis with the proposed 
alley improvement from the commercial core of 

The Hill to the south.
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Hotel Entry on Pleasant St Covered hotel patio 

Pleasant St looking north
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Broadway looking west

Broadway looking northwest

SKIP

The architecture of the Broadway 

Building responds to the more 

commercial activity along 

Broadway.  The ground level retail 

activates all four sides.  
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Broadway looking west at Lower Plaza Lower Plaza looking at Amphitheater

Amphitheater looking northeastUpper Plaza Gallery looking north
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Precedent Images and Inspiration

Street-activated retail, 

complementary to existing 
uses on The Hill, with 

maximum transparency 

contributing to activity 

along both Broadway and 

Pleasant.
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Unique opportunities for art by Boulder artists or 

architectural craftsmanship to embrace the Hill culture 

- education, music, climbing - and it will reinforce the 

identity of the place - funky, college town vibes.
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Precedent Images and Inspiration
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Welcoming gestures from the 

north from downtown Pearl 

Street and CU’s Conference 

Center & Hotel.

View from upper fl oor at CU Conference Center and Hotel 

Broadway & University looking southwest Broadway looking southwest
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Aerial  image looking west

before
Aerial view looking west

after

The vibrant mixed-use development 

will revitalize the University Hill.
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Energy: 
Perform energy modeling early and often to evaluate 

building performance. Anticipate incorporation of on-site 

renewable energy.

Water: 
Reduce overall use, utilize site features for water quality

Materials: 
Limit Red-List materials, pursue Declare labeled 

products, bias to local and responsibly sourced products, 

consider biophilic opportunities

Indoor Air Quality  & Daylighting: 
Model daylighting, maximize views, spec appropriate 

materials and ventilation

Connectivity: 
Accommodate bike commuting, enhance pedestrian and 

transit connectivity, minimize parking footprint

Life Cycle: 
Evaluate embodied and operational carbon and end of 

cycle reuseShears Adkins Rockmore Architects 

supports the AIA 2030 commitment, 

with a goal of designing all projects to be 

carbon neutral within the next ten years
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Energy modeling and climate 

analysis is integral to the 

design phases of the project.
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5. Mobility  |  micro and macro
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The site is at an intersection 

in the community, and 

complements the circulation 
patterns of the neighborhood.
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Kappa 
Kappa 

Gamma

Hotel Valet Service 

LoadingGarage 

Access

University Ave

Pleasant St

Alley

B
ro

ad
w

ay

brid
ge above

tunnel below

bus stop

bus route

service/loading 

off  alley

service tunnel 

below grade

SU-40 

loading zone

existing trees to 

remain (dashed)

Alley looking southeast

University looking southeast
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A 24/7 valet will service the 

50 parking spaces (utilizing a 

stacking system for 48 cars, 

plus 2 accessible spaces), 

satisfying the requirements for a 

hotel of this size in this location.

HARDING STEEL, INC.   730 17th Street #650   Denver, CO 80202   (800) PARK-DBL   www.hardingsteel.com

is the most popular product in the American parking lift industry. This inno
vative machine is designed to accommodate an expansive array of vehicles including SUVs, crossovers, 
sedans, collector cars, and exotic vehicles. Harding Steel's SUV and SUV-XL models are the only lifts to 

steel construction with dual-hydraulic lifting cylinders and steel-on-
steel safety locks.

-lift models comprise 80% of our total sales and installations. Harding Steel specifically designed these 

ls with the needs of real estate developers, architects, engineers, automotive dealers, and commercial 

parking operators in mind. We can install the SUV lift on a standard 8' parking space, and accommodate most 

cars and light trucks on the market today. These lifts operate in both outdoor and indoor locations are particu

larly well suited for high-humidity or damp locations.

Harding Steel's newest product is the SUV-XL, six inches wider and longer than our standard SUV-lift. The SUV-

is ideal where parking regulations require spaces to be 8'6" wide, or for self-parking applications where the 

extra width and length provides easier parking and maneuverability. The new SUV-XL will accommodate larger 

ks such, as the new Toyota Tundra, in the lower space. High performance cars and racing vehicles with wide 

wheel bases fit beautifully on the extra wide steel platform of the SUV XL.

ls can be configured for drive-through and tandem parking applications. Our SUV-lifts can be 

lized in areas where ceiling clearances are as low as 10'6".
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Level B1
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6. Boulder Engagement
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Community Engagement

2020

February

March

April

May

June

July

August

Plan Boulder

University Hill Neighborhood Association (UHNA)

Planning Board Concept Hearing

Kappa Kappa Gamma Sorority 

• Project schedule 

• Ongoing Communication

• Building Separation / Privacy 

• Shade / Solar Access

• Construction Impacts

• Hotel operations and maintenance

• Alley management

University Hill Commercial Area 

Management Commission (UHCAMC) 

• Comfortable with building mass 

and scale, good fl ow, represents an 

important upgrade

• Include retail (e.g. coff ee shop) 

or other commercial space (e.g. 

coworking space) on ground fl oor

• Prioritize Alley Enhancements Plan 

• Implementation and community 

benefi ts.

• Alley managementConcept Plan Presentation to City Council  

Vibe of the Hill (meeting with 

Hill merchants, neighbors and 

infl uencers)

• Preserve the Hill’s identity. 

• Currently lacks diversity, 

commercial tenants, too seasonal.

• Needs additional healthy 

restaurants, return of music scene 

indoor and outdoor, boutique 

retail, places to meet, pedestrian 

friendly. 

CU ENVD Student Session

• Ensure compatibility with existing 

culture on the Hill

• Make plaza inclusive for non hotel 

guests with public amenities

• Open hotel lobby to community

• Open hotel meeting rooms to CU

• Retail: include coff ee shop and co-

working spaces

CU Real Estate Webinar

BMOCA
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Tenant Relocation
$200k in assistance fund

Public Plaza/Open Space
25% Open space 

Full depth tree planting (no garage)

Transportation Demand Management
EcoPass, Charge Parking, 

Bike Parking, BCycle

Student Opportunities
Work study & management 

training in hospitality

Community Access & CU Partnership
Student friendly public lobby/preferred rates 

for faculty and CU visitors

Hill Revitalization
Year-round economic vitality

Community Benefi t Project Schedule

2020

18.5 month duration

Note: estimated project schedule 

is subject to change.

2021

2022

Concept Design

Schematic Design

Design Development

Construction Documents

Construction Starts

Nov 2020 - Mar 2021

Dec 2021

Aug 2020 - Nov 2020

May 2020 - Aug 2020

Nov 2019 - Feb 2020
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1.07 Adapting to Limits on Physical Expansion

1.21 Channeling Development to Areas with Adequate Infrastructure

2.03 Compact Development Pattern

2.09 Neighborhoods as Building Blocks

2.10 Preservation & Support for Residential Neighborhoods

2.14 Mix of Complementary Land Uses

2.16 Mixed Use & Higher-Density Development

2.17 Variety of Centers

2.19 Neighborhood Centers

1. Meet every day needs of neighboring communities.

2. Ensure appropriate scale transitions to neighboring residential 

uses

3. Encourage a richness of transportation amenities.

4. Encourage parking management strategies.

5. Ensure comfort and safety.

2.20 Role of the Central Area

2.24 Commitment to a Walkable & Accessible City

2.33 Sensitive Infi ll & Redevelopment

2.36 Physical Design for People

2.37 Environmentally Sensitive Urban Design

2.38 Importance of Urban Canopy, Street Trees & Streetscapes

2.41 Enhanced Design for All Projects

4.07 Energy-Effi  cient Land Use

5.01 Revitalizing Commercial & Industrial Areas

5.03 Diverse Mix of Uses & Business Types

5.04 Vital & Productive Retail Base

5.05 Support for Local Business & Business Retention

5.06 Aff ordable Business Space & Diverse Employment Base

5.07 Industry Clusters

5.09 Role of Tourism in the Economy

5.10 Role of Arts, Cultural, Historic & Parks & Recreation Amenities

5.14 Responsive to Changes in the Marketplace

5.15 Economic Resilience

6.11 Access Management & Parking

6.12 Transportation Impacts Mitigated

6.14 Integrated Planning for Regional Centers & Corridors

6.18 Neighborhood Streets & Alleys Connectivity

The University Hill Hotel redevelopment project is supportive of the following key policies:

BVCP Policies
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Site Review Criteria Response
1. Boulder Valley Comprehensive Plan

(A) The proposed site plan is consistent with 

the land use map and the service area map 

and, on balance, the policies of the Boulder 

Valley Comprehensive Plan.

The land use map for the area associated with this proposal, designates the entire property as Mixed Use Business (MUB). The proposed mix of uses include 

a hotel, restaurant space(s), commercial offi  ce, and commercial retail space which will anchor the furthest north portion of the MUB land use designated 

area on the hill, will act as a gateway to the University Hill General Improvement District (UHGID), and will reinvigorate and annually support the hill’s various 

business and economy.  The project is in conformance with many BVCP Policies as identifi ed in the BVCP Policy Analysis and supports the BVCP’s Core 

Values in the following ways:

Sustainability: From green building strategies, to building materials, to site sustainability with extensive open space throughout, and community economic 

stabilization, and multi-modal transportation options, University Hill Hotel is a development in which this policy is evident.

Culture of Creativity and Innovation: With a truly mixed-use development, in which creativity and diff erence were set forth early on in the programming and 

site design, the culture is sure to inspire innovation amongst the users and site visitors; specifi cally those visiting the plaza areas. A mix of ground fl oor retail 

and dining uses throughout the project along with the two open and public plazas will create a unique and activating environment for travelers, neighboring 

residents, students, shoppers, diners, entrepreneurs, and small businesses.

Identity and Sense of Place: With extensive design ideas and thought over the entirety of the concept phases for the project, the theme of the development 

became not just how the design might evolve around the two plazas, but also how the Hill’s urban pattern would inform the fl ow into the exterior and around 

the exterior of the site. It’s become an overarching goal for this development to create something diff erent, that provides community benefi t, absolutely has 

identity and undoubtedly creates a sense of place that is a true destination for Boulder.

Compact, Contiguous Sustainable Urban Form: The development is designed on urban principles and the density proposed has been compacted to allow 

for greater open space (plaza) enjoyment, which creates a sustainable community and the mix of uses allows for cross interaction amongst the users.

Open Space Preservation: This urban infi ll redevelopment project will not encroach upon nor impact any existing open space.

Neighborhoods and Public Spaces: The project will provide public gathering spaces for the University Hill neighborhood, it’s visitors, and the larger Boulder 

community. All of the spaces have been designed to create a sense of place and belonging. The large majority of usable open space within this development 

will be publicly accessible and designed for both active and passive recreation, as well as allow for larger gatherings and more intimate private spaces.

Environmental Stewardship and Climate Stewardship: This development is committed to green building principles, innovative and educational stormwater 

strategies and spaces, and a conscious eff ort to layout buildings and open spaces to maximize passive environmental appreciation. In addition, all buildings 

will meet the high energy standards of the recently adopted City of Boulder building code.

Economy: The mix of uses proposed includes hotel, retail, restaurant and offi  ce, which provides for a rich balance of economic engines. These uses work 

in conjunction with each other to allow for interaction and dependencies on one another without relying on unnecessary vehicular travel. The design of the 

spaces, the mix of uses, and integrated design will support walkability and other means of alternative transportation. The area, already recognized as one of 

the major regional and neighborhood centers within Boulder, can benefi t from reactivation to help return the economy to the existing retail/restaurant and 

offi  ce located nearby and in turn the new development can attract users nearby to enjoy the plaza and open spaces provided in this type of redevelopment.

Housing: While no housing units are proposed on the property, the project will directly support the City’s aff ordable housing goals via the linkage fees. 

Transportation: The project features a robust Transit Demand Management Plan that strives to meet the needs of the project and the UGHID area.

Health, Safety, and Well-Being: Social interaction and healthy living are primary goals of more compact mixed-use developments. The creation and design of 

the plaza can provoke emotion and overall physical well-being amongst users by drawing them out into the outdoors. 
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Site Review Criteria Response
(B) The proposed development shall not 

exceed the maximum density associated 

with the Boulder Valley Comprehensive Plan 

residential land use designation. Additionally, if 

the density of existing residential development 

within a three-hundred-foot area surrounding 

the site is at or exceeds the density permitted 

in the Boulder Valley Comprehensive Plan, then 

the maximum density permitted on the site 

shall not exceed the lesser of:

Not applicable - The BVCP land use designation for the property is Mixed Use Business (MUB) which falls within the BVCP’s business category.   

(C) The proposed development’s success in 

meeting the broad range of BVCP policies con-

siders the economic feasibility of implemen-

tation techniques require to meet other site 

review criteria.

The proposal is fully committed to considering the economics when implementation can be so critical to the developments success. While it is challenging to 

balance the revenue and costs, whether it be due to commercial density restrictions, hotel room counts, or engineering requirements, the project has been 

focused on how it can best provide community benefi ts. In doing so, the project feels it is providing a contributing mix of uses in intensity while creatively 

enhancing the community vitality of the University Hill neighborhood.

2. Site Design

Projects should preserve and enhance the 

community’s unique sense of place through 

creative design that respects historic character, 

relationship to the natural environment, multi-

modal transportation connectivity and its 

physical setting. Projects should utilize site 

design techniques which are consistent with the 

purpose of site review in subsection (a) of this 

section and enhance the quality of the project. 

In determining whether this subsection is met, 

the approving agency will consider the following 

factors:

Creative design is the framework from which University Hill Hotel has developed. Sense of place is critical to the long-term success of any project. Careful 

thought has been given to various site characteristics as mentioned throughout the written statement.

(A) Open Space: Open space, including, 

without limitation, parks, recreation areas, and 

playgrounds:

(i) Useable open space is arranged to be 

accessible and functional and incorporates 

quality landscaping, a mixture of sun and shade 

and places to gather;

The connected southern and northern plaza areas are available for pubic access and use. Arrangement of the open space, as shown on the submitted 

drawings, has been carefully addressed to provide both active and passive areas for gathering. Landscaping has been used extensively to soften the 

buildings and hardscape, as well as to enhance or defi ne appropriately scaled spaces throughout the development. The north to south orientation of the 

open spaces will allow for a balance of sun and shade to maximize use and allow for gathering areas in a variety of climate conditions. The relationships 

between exterior and interior spaces are designed to fl ow together so that a sense of place and character are easily defi ned and refl ective of the spaces 

that people desire.

(ii) Private open space is provided for each de-

tached residential unit;

Not applicable as this mixed-use project does not incorporate residential uses. The Hotel use is categorized as a lodging use. 
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Site Review Criteria Response
(iii) The project provides for the preservation 

of or mitigation of adverse impacts to natural 

features, including, without limitation, healthy 

long-lived trees, signifi cant plant communities, 

ground and surface water, wetlands, riparian 

areas, drainage areas and species on the 

federal Endangered Species List, “Species of 

Special Concern in Boulder County” designated 

by Boulder County, or prairie dogs (Cynomys 

ludiovicianus), which is a species of local 

concern, and their habitat;

All of the site is currently fully developed; however this redevelopment project is mitigating its environmental impact by preserving the existing healthy and 

long-lived street trees.

(iv) The open space provides a relief to the den-

sity, both within the project and from surround-

ing development;

As stated, the site design provides more open space than is required and provides less overall density than allowable under the proposed zoning. Within 

the development, the open space is not only centrally located within the site, but also provides open space buff ering adjacent to each building. The design 

refl ects the use and intent of each space with regard to the interior of the buildings. With a wide variety of uses on site, each space, including the streetscape 

along Broadway and University, gives an opportunity for interaction amongst the visitors, tenants, patrons, and the greater public to add the social benefi t 

of community. From the surrounding development, careful attention has been given to placement and type of circulation as well as balancing the form 

and massing of buildings with the character of the open space for permeability. By placing all parking below grade, the allowance for the open space to be 

dominated by pedestrians is a premium, and due to the majority being public it becomes an inviting element for community benefi t.

(v) Open space designed for active recreational 

purposes is of a size that it will be functionally 

useable and located in a safe and convenient 

proximity to the uses to which it is meant to 

serve;

While providing an extensive amount of open space within the development, careful consideration in the design has been given to how users might interact 

with the spaces. Day to day, large expansive areas without any defi ned reason to be there or that might feel uncomfortable and out of scale should be 

avoided. This does not mean active uses are not encouraged, as places for play are still evident in the plans and take advantage of the urban environment 

that is created. The project has appropriately scaled spaces for day to day activity and interaction, but has intended for areas to become convertible for 

larger, and generally less common, programmable events.

(vi) The open space provides a buff er to protect 

sensitive environmental features and natural 

areas;

The project strives to protect and buff er all environmental and natural areas; however, as this is an urban infi ll/redevelopment project, there are no adjacent 

nor on site natural areas that haven’t already been developed.

(vii) If possible, open space is linked to an area- 

or city-wide system.

Not applicable as no existing or planned open space is located near the property.

(B) Open Space in Mixed Use Developments 

(Developments that contain a mix of residential 

and non- residential uses)

(i) The open space provides for a balance of 

private and shared areas for the residential uses 

and common open space that is available for 

use by both the residential and non-residential 

uses that will meet the needs of the anticipated 

residents, occupants, tenants, and visitors of 

the property;

Not applicable as this mixed-use project does not incorporate residential uses. The Hotel use is categorized as a lodging use. 
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Site Review Criteria Response
(ii) The open space provides active areas and 

passive areas that will meet the needs of the 

anticipated residents, occupants, tenants, and 

visitors of the property and are compatible with 

the surrounding area or an adopted plan for the 

area.

Not applicable as this mixed-use project does not incorporate residential uses. The Hotel use is categorized as a lodging use. 

C) Landscaping:

(i) The project provides for aesthetic enhance-

ment and a variety of plant and hard surface 

materials, and the selection of materials pro-

vides for a variety of colors and contrasts and 

the preservation or use of local native vegeta-

tion where appropriate;

The soft and hardscape have been designed to provide interest and defi ne spaces while giving enhancement to buildings and an overall high aesthetic quali-

ty to the development. Plant selections have been chosen to provide color and texture interest and can be found on the Plant Schedule within the drawings.

(ii) Landscape design attempts to avoid, min-

imize, or mitigate impacts to important native 

species, plant communities of special concern, 

threatened and endangered species and habitat 

by integrating the existing natural environment 

into the project;

The site is largely impervious and little vegetation exists. Extensive planting both within and around the open space will mitigate the lack of existing plant 

material and is vital to the overall aesthetics of the development. One unique aspect of the development is that while the parking has all been placed be-

low-grade, which can prohibit natural tree planting and is usually extended to all sides within the property to maximize the footprint, the proposed site layout 

provides numerous areas on-site for natural planting depth by not expanding the garage to the full extent of the site.

(iii) The project provides signifi cant amounts of 

plant material sized in excess of the landscaping 

requirements of sections 9-9-12, “Landscaping 

and Screening Standards” and 9-9-13, “Streets-

cape Design Standards,” B.R.C. 1981;

In both the streetscape and internal site areas there are signifi cantly more shrubs proposed than the quantities required which will achieve the aesthetic 

desires of this development as well as provide for suffi  cient plant material in the extensive open space.

(iv) The setbacks, yards, and useable open 

space along public rights-of-way are landscaped 

to provide attractive streetscapes, to enhance 

architectural features, and to contribute to the 

development of an attractive site plan.

Full detail and attention regarding landscape has been paid to all visible areas of the University Hill Hotel project including the streetscape, setbacks, and 

open space.

(D) Circulation: Circulation, including, with-

out limitation, the transportation system that 

serves the property, whether public or private 

and whether constructed by the developer or 

not:

(i) High speeds are discouraged or a physical 

separation between streets and the project is 

provided;

Connections required by this project to the site are not meant to encourage high speeds and all traffi  c within the site will be by foot as no new streets are 

proposed on site. Around the perimeters of the site where higher speeds are supported by existing streets, physical separation is provided with wide plant-

ing areas and wide sidewalks.
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Site Review Criteria Response
(ii) Potential confl icts with vehicles are mini-

mized;

In trying to minimize potential confl icts with vehicles, the site design is encouraged to draw pedestrians into the site’s plazas and away from the high-traffi  c 

Broadway. Street trees along Broadway and University will continue to provide additional safety from pedestrians traveling along these streets.

(iii) Safe and convenient connections are 

provided that support multi-modal mobility 

through and between properties, accessible 

to the public within the project and between 

the project and the existing and proposed 

transportation systems, including, without 

limitation, streets, bikeways, pedestrian ways 

and trails;

Due to the existing urban pattern on the Hill, particularly to the south, the plazas have been oriented to draw pedestrians into the site and away from 

high-traffi  cked Broadway. Wide walks around the property will remain providing safe and adequate circulation around the perimeter of the site. The site is 

ADA compliant through various access points and ramps.

(iv) Alternatives to the automobile are promoted 

by incorporating site design techniques, land 

use patterns, and supporting infrastructure that 

supports and encourages walking, biking, and 

other alternatives to the single-occupant vehi-

cle;

With 50 parking spaces located entirely underground, walking and other alternative transportation modes are strongly encouraged within the project’s Trans-

portation Demand Management Plan. 

(v) Where practical and benefi cial, a signifi cant 

shift away from single-occupant vehicle use to 

alternate modes is promoted through the use of 

travel demand management techniques;

A robust Transportation Demand Management Plan is included in this submittal that promotes alternative transportation modes. 

(vi) On-site facilities for external linkage are 

provided with other modes of transportation, 

where applicable;

Not applicable as the City’s Transportation Master Plan does not depict any proposed or missing links on the property.

(vii) The amount of land devoted to the street 

system is minimized;

No land is being devoted to the street system. 

(viii) The project is designed for the types of 

traffi  c expected, including, without limitation, 

automobiles, bicycles, and pedestrians, and 

provides safety, separation from living areas, 

and control of noise and exhaust.   

The two plazas areas and the perimeter circulation pattern are appropriately designed for the pedestrian experience and his/her safety; ADA considerations 

have been taken into account in the form of ramping. Vehicle access into the below-grade parking area is located in the corner of the site with access being 

taken from the least-traffi  cked street where potential vehicle-pedestrian confl ict is lowest. Noise and exhaust related to circulation will not be increased as a 

result the project.

(E) Parking:

(i) The project incorporates into the design of 

parking areas measures to provide safety, con-

venience, and separation of pedestrian move-

ments from vehicular movements;

The drive to the parking area has been designed and located to quickly enter and exit the development and all of the parking has been located in a below-

grade garage. The entire open space network and streetscape has been linked by pedestrian walkways separate from the vehicular movements.
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Site Review Criteria Response
(ii) The design of parking areas makes effi  cient 

use of the land and uses the minimum amount 

of land necessary to meet the parking needs of 

the project;

All parking is located below-grade to maximize the effi  ciency of open space and optimize building placement. While all parking is below grade, the design has 

kept the footprint of the garage as minimal as is effi  cient in order to maximize natural planting areas and only provide the required parking.

(iii) Parking areas and lighting are designed 

to reduce the visual impact on the project, 

adjacent properties, and adjacent streets;

Due to all parking located below-grade, the site lighting design is associated with pedestrian safety and building lighting requirements which will reduce im-

pacts on adjacent parcels signifi cantly versus the lighting generally associated with surface parking lots.

(iv) Parking areas utilize landscaping materials 

to provide shade in excess of the requirements 

in Subsection 9-9-6 (d), “Parking Area Design 

Standards,” and Section 9-9-14, “Parking Lot 

Landscaping Standards,” B.R.C. 1981.

Landscape plant material has been designed to provide a mix of sun and shade and located throughout the site for optimal growth. The design responds to 

the open spaces and buildings for aesthetic qualities, but also proposes landscape which will reduce visual impacts of the internal required drives and pro-

vide shade to reduce heat island eff ect.

(F) Building Design, Livability, and Relationship 

to the Existing or Proposed Surrounding Area:

(i) The building height, mass, scale, orientation, 

and confi guration are compatible with the 

existing character of the area or the character 

established by an adopted plan for the area

The building facades are composed substantially of masonry and glass with some wood and metal to best blend into the existing character of the Hill while 

incorporating modern elements.  A unique mural art by Boulder artists will embrace the Hill culture - education, music, climbing - and it will reinforce the iden-

tity of the place - funky, college town vibes. The street-activated retail, complementary to existing uses on The Hill, with maximum transparency contributes 

to the activity along both Broadway and Pleasant. Building orientation and plaza design located to best accommodate and strengthen the pedestrian experi-

ence within the Hill’s existing urban fl ow. A height increase is requested as the site is located within an area the City permits height increases.

(ii) The height of buildings is in general 

proportion to the height of existing buildings and 

the proposed or projected heights of approved 

buildings or approved plans for the immediate 

area;

A height increase is requested as the site is located within an area the City permits height increases.

(iii) The orientation of buildings minimizes 

shadows on and blocking of views from 

adjacent properties;

The site’s location on a southwest corner of the intersection and the buildings’ mass and scale limit the negative viewing impacts others will have of the 

mountains and fl atirons. A shadow study was conducted and is included in the submitted documents.

(iv) If the character of the area is identifi able, the 

project is made compatible by the appropriate 

use of color, materials, landscaping, signs, and 

lighting;

As mentioned in (F)(i), the character of the buildings, plazas, and overall site appropriately refl ects the existing character of the Hill area. 
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Site Review Criteria Response
(v) Projects are designed to a human scale 

and promote a safe and vibrant pedestrian 

experience through the location of building 

frontages along public streets, plazas, sidewalks 

and paths, and through the use of building 

elements, design details and landscape 

materials that include, without limitation, the 

location of entrances and windows, and the 

creation of transparency and activity at the 

pedestrian level;

With the overriding theme of the development related to creating a destination that is focused on visitor experience and University Hill revitalization, the 

pedestrian is thought of fi rst in all aspects of the design. A mix of uses have been envisioned for the street frontage which provides transparency, pedestrian 

activity, and multiple building entrances. Outdoor dining areas, passive seating areas, and walkways for strolling that fl ow into the streetscape and plaza 

areas provide opportunities for highly vibrant social interaction. 

(vi) To the extent practical, the project provides 

public amenities and planned public facilities;

The plaza has been designed as a public amenity.

(vii) For residential projects, the project assists 

the community in producing a variety of housing 

types, such as multifamily, townhouses and 

detached single family units, as well as mixed lot 

sizes, number of bedrooms and sizes of units;

Not applicable. 

(viii) For residential projects, noise is minimized 

between units, between buildings, and from 

either on- site or off -site external sources 

through spacing, landscaping, and building 

materials;

Not applicable. 

(x) A lighting plan is provided which augments 

security, energy conservation, safety, and aes-

thetics;

See the submitted photometric and lighting plan which expands on this with the proposed design. Lighting for nighttime use is important to a mixed-

use development where businesses require visibility and visitors require safe, well-lit environments. Careful attention to the selection of LED or high-

effi  ciency fi xtures will adhere to a safe, secure, and aesthetic quality desired by all uses proposed on-site. As with all other aspects of sustainability, energy 

conservation is at the core of both fi xture selection and desired lighting levels that still meet the desired levels in an urban environment.

(xi) The project incorporates the natural 

environment into the design and avoids, 

minimizes, or mitigates impacts to natural 

systems;

Two plazas featuring natural elements help maintain a natural-urban feel of the development, while existing street trees are preserved to limit negative natu-

ral impacts the redevelopment project may have. 
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(xii) Buildings minimize or mitigate energy use; 

support on-site renewable energy generation 

and/or energy management systems; 

construction wastes are minimized; the project 

mitigates urban heat island eff ects; and the 

project reasonably mitigates or minimizes water 

use and impacts on water quality.

The project team is exploring all opportunities related to Green Building principles to be sure that their associated benefi ts are proven and justifi ed for this 

site. While stormwater, mechanical, and water use strategies will all be eff ective in minimizing energy usage, certain elements such as reducing construction 

waste will be sought. Light colored rooftops and heavy landscape within the hardscape areas will help to reduce the heat island eff ect. Solar panels are also 

being used for on-site energy generation.

(xiii) Exteriors or buildings present a sense of 

permanence through the use of authentic 

materials such as stone, brick, wood, metal or 

similar products and building material detailing;

As is synonymous with authentic materials, so too is proper proportions in the design of buildings. The project has proposed buildings, which incorporate 

authentic materials into the building facades recognizing that with such presence on streets, all sides need to be treated like a highly visible façade. More 

importantly, the buildings have been designed to be simple and elegant, without a need to be consistently diff erent or repetitive. The buildings proposed off er 

a variety of façade articulations and aesthetic visual cues so that the development does not look the same throughout. Subtle architectural diff erences have 

been applied to the mix of uses in a manner that is consistent with the permanence and theme of this community.

(xiv) Cut and fi ll are minimized on the site, the 

design of buildings conforms to the natural 

contours of the land, and the site design 

minimizes erosion, slope instability, landslide, 

mudfl ow or subsidence, and minimizes 

the potential threat to property caused by 

geological hazards;

The site will require cut to connect to the property to the east. Additionally, the cut and fi ll is aff ected most by the desirability to build all parking underground. 

Proper techniques will be used to minimize erosion and instability during construction and special care will be given when considering all waste diversion for 

any soil not repurposed on site.

(xv) In the urbanizing areas along the Boulder 

Valley Comprehensive Plan boundaries between 

Area II and Area III, the building and site design 

provide for a well-defi ned urban edge; and

Not applicable. The project is located in Area I well within the City’s boundaries.

(xvi) In the urbanizing areas located on the major 

streets shown on the map in Appendix A of this 

title near the Boulder Valley Comprehensive 

Plan boundaries between Area II and Area III, the 

buildings and site design establish a sense of 

entry and arrival to the City by creating a defi ned 

urban edge and a transition between rural and 

urban areas.

Not applicable. The project is located in Area I well within the City’s boundaries.
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(G) Solar Siting and Construction: For the 

purpose of ensuring the maximum potential 

for utilization of solar energy in the City, all 

applicants for residential site reviews shall 

place streets, lots, open spaces, and buildings 

so as to maximize the potential for the use of 

solar energy in accordance with the following 

solar siting criteria:

(i) Placement of Open Space and Streets: Open 

space areas are located wherever practical 

to protect buildings from shading by other 

buildings within the development or from 

buildings on adjacent properties. Topography 

and other natural features and constraints may 

justify deviations from this criterion.

The plazas have been designed as a public amenity to best fl ow with the existing pedestrian experience on the Hill. While minimal shading of the plaza 

may exist during some times throughout the year, building placement should not have a negative shading eff ect on other buildings. Site topography and 

downward sloping to the north do cause some shading during certain times of the year.  

(ii) Lot Layout and Building Siting: Lots are 

oriented and buildings are sited in a way which 

maximizes the solar potential of each principal 

building. Lots are designed to facilitate siting a 

structure which is unshaded by other nearby 

structures. Wherever practical, buildings are 

sited close to the north lot line to increase yard 

space to the south for better owner control of 

shading.

The plazas have been designed as a public amenity to best fl ow with the existing pedestrian experience on the Hill. The buildings have been oriented in a 

mostly north to south confi guration to allow maximum solar potential for the open spaces which occur in between. Careful thought has been given to the 

width of these open spaces in relation to the height and massing of buildings to allow for a mix of sun and shade within the space, but so as not to fully shade 

the adjacent buildings.

(iii) Building Form: The shapes of buildings are 

designed to maximize utilization of solar energy. 

Buildings shall meet the solar access protection 

and solar siting requirements of section 9-9-17, 

“Solar Access,” B.R.C. 1981.

The form of these buildings has considered all aspects for balancing the utilization of solar energy, the special attention giving to the open space in prioritizing 

the pedestrian, and developing a site plan which adheres to many principles of good urban design where buildings address the streets.

(iv) Landscaping: The shading eff ects of pro-

posed landscaping on adjacent buildings are 

minimized.

The project is striving to preserve existing street trees. These healthy and long-lived trees may generate some shade on the new buildings. The benefi ts of 

tree canopy should help reduce the site’s heat island eff ect.

Criteria for sections (H), (I), (J), (K), & (L) Not applicable. 
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1. Consistency with Zoning and Non-

Conformity: 

The use is consistent with the purpose of 

the zoning district as set forth in Section 9-5-

2, “Zoning Districts,” B.R.C. 1981, except in 

the case of a non-conforming use;

The entire property is zoned Business Mainstreet which the City defi nes as “Business areas generally anchored around a main street that are intended to 

serve the surrounding residential neighborhoods. It is anticipated that development will occur in a pedestrian-oriented pattern, with buildings built up to 

the street; retail uses on the fi rst fl oor; residential and offi  ce uses above the fi rst fl oor; and where complementary uses may be allowed.” This proposed 

mixed use development will anchor the northern end of the University Hill General Improvement District in a welcoming and pedestrian-oriented 

manner where all parking is located below grade. The mix of uses includes ground fl oor retail and restaurants to provide additional opportunities for the 

surrounding residential neighborhoods and the University (CU) visitors, while the hotel provides needed accommodations for on-campus CU events 

as well as future events at the planned and nearby CU conference center. This northern edge anchor to the University Hill area provides additional and 

needed resources that will help revitalize the University Hill area.

2. Rationale: 

The use either: 

a. Provides direct service or convenience 

to or reduces adverse impacts to the 

surrounding uses or neighborhood; 

b. Provides a compatible transition between 

higher intensity and lower intensity uses; 

c. Is necessary to foster a specifi c city 

policy, as expressed in the Boulder Valley 

Comprehensive Plan, including, without 

limitation, historic preservation, moderate 

income housing, residential and non-

residential mixed uses in appropriate 

locations, and group living arrangements for 

special populations; or 

d. Is an existing legal non-conforming use 

or a change thereto that is permitted under 

Subsection (f) of this Section;

The proposed non-residential mixed use urban infi ll redevelopment project will foster several key BVCP policies related to the revitalization of the 

University Hill and the importance of Regional and Neighborhood Centers. The project helps support BVCP Policy 2.20 Role of the Central Area in that 

project helps the area remain as a primary active center and focal point within the Boulder Valley, while the hotel, the other uses, and the plaza provides a 

wide range of activities, creates a unique sense of place, and draws from the City, from within the City, and from a 15-minute walking neighborhood.

The project supports Policy 2.33 Sensitive Infi ll & Redevelopment in that the property has been identifi ed as both within the regional and neighborhood 

center, as opportunity site, and as a catalyst site as a part of the University Hill Moratorium Study. The project will strengthen existing assets and 

opportunities to fi ll in missing service and economic gaps and will create an anchor for the business district.

The project supports Policy 5.01 Revitalizing Commercial & Industrial Areas in that the proposed project is planned as a redevelopment in a location 

identifi ed as “catalyst site” for the University Hill Revitalization Strategy. This policy specifi cally targets the University Hill commercial district as an area that 

is intended for revitalization of the commercial area. The mix of uses featuring lodging will help revitalize the area.  
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3. Compatibility

The location, size, design, and operating 

characteristics of the proposed 

development or change to an existing 

development are such that the use will 

be reasonably compatible with and have 

minimal negative impact on the use of 

nearby properties or for residential uses 

in industrial zoning districts, the proposed 

development reasonably mitigates the 

potential negative impacts from nearby 

properties; 

The development is appropriately located within business district adjacent to other commercial and retail uses. The mix of uses development features 

will strongly support the high density residential neighborhood (RH-5) that lies west of the property and will strongly support events on CU’s campus and 

events at the future CU convention center located nearby. The design features welcoming, open, and public plazas that draw pedestrians into the site 

and away form the high-traffi  ced Broadway Ave (state highway). 

4. Infrastructure

As compared to development permitted 

Section 9-6-1, “Schedule of Permitted 

Land Uses,” B.R.C. 1981, in the zone, or as 

compared to the existing level of impact 

of a nonconforming use, the proposed 

development will not signifi cantly adversely 

aff ect the infrastructure of the surrounding 

area, including, without limitation, water, 

wastewater, and storm drainage utilities and 

streets; 

A site review application has also been submitted to ensure suffi  cient services are provided and planned with the City.

5. Character of Area

The use will not change the predominant 

character of the surrounding area; 

The predominant character of University Hill will remain the same. The public plaza supports the existing high-traffi  c pedestrian nature of the area, while 

the mix of uses adds to the existing mix of uses present in the UHGID area. 

6. Conversion of Dwelling Units to 

Non-Residential Uses.

Not Applicable. 
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Management Plan
Hours of Operation

The hotel will operate 24 hours a day.  On site property management will be present Monday – Friday 

from 9am to 5pm while a 24 hour concierge service will be present at all times.  The hotel will be 

operated by an estimated 30 part and full time employees.

Guest Arrival and Departure Times

Traditional hotel check in / check out times are expected.  Arrival check in times will take place after 

4pm and departure check out times before 11am.  Guests are welcome to come and go as they 

desire.  The 24 hour concierge service and day time on-site property management will ensure guest 

and property safety are maintained.  Guests will have access to the hotel at all times.

Parking Management

Guest parking will be provided in the form of curb-side valet services 24 hours a day.  The valet 

services location is provided by 2 on street parking spaces that are paid for by the hourly rate that 

matches the on street prevailing rate in this district.  Vehicle parking for those who use the hotels valet 

service is to be located in the hotel’s 50 below grade spaces as well as additional off  site valet parking 

as necessary to service demand.  

Amenities Off ered

• Kitchen: Food prep equipment in the kitchen will be limited to a single convection microwave used 

to heat the limited grab and go food off erings available in the hotel’s lobby.  There will be no on site 

kitchen available for guest use.

• Laundry: There will be no on site laundry facilities.

• Bicycle Parking: Bicycle parking will be provided at a ratio of 1 bicycle parking space per 3 guest 

rooms plus another 1 bicycle parking space per 750 sf of leased retail space in the project.  This 

equates to a total of 35 long term bicycle spaces plus another 41 short term bicycle spaces.

• Gym: A small onsite exercise room will be provided to guests.  This room will be inspected daily by 

the management team to ensure overall cleanliness and equipment safety.

• Meeting Space: There will be 5700 sf of meeting space that can be reserved for functions.

Coordinated Times for Deliveries and Trash Collection

Deliveries to the Hill Hotel will include mail, consumable supplies, and some larger equipment.  Mail 

deliveries may be expected on as many as 6 days per week (per USPS) and deliveries by Fedex/UPS 

up to 5-6 times per week.  Trash, compost and recycling pickups will take place once per week per 

Western Disposal’s collection schedule.  All dumpsters will be located in the rear of the building to 

ensure all trash is properly contained.

Techniques and Strategies to Mitigate Impacts

The on-site property management and 24 hour concierge staff  will ensure loitering does not take place 

and that property / facility security are maintained.  Employee staff  will be responsible for preventing 

littering and maintaining an orderly appearance of the property and facility.

Security Plan

On-site employees and on-site cameras will provide continual surveillance and monitoring of the 

property and guest safety.  All individual hotel rooms will be locked and made accessible to guests in 

accordance with standard hotel practices.

Drug and Alcohol Policy

The hotel is a smoke free hotel and does not permit smoking of any kind anywhere on the premises.  

The hotel will have a full bar.

Neighborhood  Outreach and Communication

The Hill Hotel is committed to being a good neighbor to the surrounding community.  We plan on 

continuing to engage in an active dialogue with surrounding community members and the City of 

Boulder to provide timely and transparent information regarding the construction and operation 

of the hotel.  Proper engagement methods and best practices include maintaining open lines of 

communication while implementing an open door policy with our neighbors that builds face to face 

relationships and alleviates any issues that may arise.  Using our proposed engagement framework, Hill 

Hotel intends to develop long lasting relationships that strengthen the Hill community.

Sustainability Initiatives

The Hotel will implement multiple sustainability measures as feasible to reduce the overall 

environmental impact.  Sustainability initiatives will include water conservation, effi  cient lighting and 

mechanical systems, on site solar power generation and onsite water quality treatment.
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