
 
 

 

MEMORANDUM 
 
To:    Planning Board  
 
From:    Karl Guiler, Senior Planner/Code Amendment Specialist 
 
Re: Pilot Form-Based Code (FBC) for Boulder Junction update 
 
Date: March 17, 2016 
______________________________________________________________________________ 
 
Planning Board discussed the pilot Form-Based Code (FBC) for Boulder Junction Phase I at a public 
hearing on Oct. 29th and provided substantial input on the content of the FBC. Staff returned on Dec. 17, 
2015 to follow up on items related to affordable housing requirements and energy code considerations. 
Staff felt an update to the Planning Board was prudent given the amount of time passed since these 
discussions. 
 
Staff and the consultant have been working on revisions to the FBC as well as an ordinance to adopt and 
make the FBC part of the Land Use Code with the goal of returning to Planning Board on April 14, 2016. In 
this time, staff has been working on the following: 
 

 Intensive editing of the FBC- changing language to be more regulatory like the Boulder Revised 

Code (BRC) 

 Trouble shooting of code standards –  

o trying not to lose effective implementation techniques that work through Site Review 

o removing conflicts with current code and Design & Construction Standards (DCS) 

o increasing the level of understanding of the new standards  

o determining what should stay and what should go 

 Coordination with Public Works on the content of the FBC Public Realm section and Transit Village 

Area Plan (TVAP) changes 

 Coordination with the consultant on re-formatting of FBC and updates to FBC graphics 

 Coordination with city attorney’s office (CAO) on draft ordinance to link FBC with current code 

 Consulting with design staff on Building Design requirements 

 Coordination with Mapping staff on TVAP changes 

The general content of the FBC will be similar to that previously reviewed by the Planning Board with the 
following changes: 
 

 Legal wording and format like the BRC; 
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 Addition of “alternative compliance” standards to allow additional flexibility to specific standards in 

the FBC; 

 Clarification to “intent” statements so that the basis of the regulations is better understood; 

 Clarification to code graphics and written content; 

 The Public Realm section has been revised to be a Site Design section that eliminates some 

infrastructural elements in the public right-of-way that conflict with the DCS and continues to 

include the following elements: 

o Requirements for public ways, including new design standards for paseos breaking up 

blocks; 

o Streetscape design requirements for sidewalks, bulb-outs and sight triangle requirements; 

o Outdoor space requirements similar to previous iteration; 

o Site access requirements (e.g., alley access, frontage considerations), and 

o Elements of the public realm map have been added to the Regulating Plan 

 Three-story maximum requirement added to buildings west of Junction Place and north of Goose 

Creek in order to be more compatible with existing development at Steel Yards; 

 Addition of requirements to encourage multiple cap types; 

 Restriction on the location of towers compared to the previous version, and 

 Update to building design and material requirements to address Planning Board and urban design 

staff suggestions. 

In addition, staff has continued to work with Dave Thacker, the City Building Official and Kendra Tupper, 
the city’s Energy Services Manager on the possibilities of adding enhanced energy code standards in the 
FBC. Staff continues to believe that it is advisable to use the application of the city adopted building and 
energy codes, instead of the FBC, as the mechanism for addressing energy efficiency requirements (see 
this link for the previous memo: LF8Prod2  > Central Records  > Boards & Commissions  > Planning Board  

> 2015  > 12 DEC  > 12.17.15 ).  Staff has already undertaken and in-depth study of potential changes and 
engaged an energy consultant to assist with the analysis.     
 
Staff has already set up the timeline for moving forward on the changes and this is found in Attachment A. 
Further, Dave Thacker and Kendra Tupper are planning to attend the April 14th public hearing on the FBC 
to answer any questions on the matter.  
 
In the meantime, staff is moving forward on finalizing the latest draft of the FBC, working with architects on 
the testing, drafting the proposed ordinance and conducting additional public outreach. Should Planning 
Board have any questions on the FBC pilot project, Karl Guiler, the project manager, can be contacted at 
guilerk@bouldercoloroado.gov or at 303-441-4236. 
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Project Schedule 

Assumes that work will begin Feb 22, 2016, and weekly check in calls will be held for all tasks. 

Also, this schedule is being driven by the need to have the long term strategy developed first, and 

then to make the short term code updates after the 2018 IgCC and IBC codes come out. 

Task 1: Develop special permit application for lighting requirements from the 
Building Performance Ordinance (BPO) 

Tasks/Deliverables Schedule 

Meeting with key city staff to determine needs 1st week of March 2016 

Draft Materials: Permit application materials, including job aides for 
commercial lighting alterations that meet the City's BPO 

March 30, 2016 

Final materials April 30, 2016 

Training for plans examiners May 2016 

Task 2: Develop a long term strategic plan for Commercial and Residential 
Energy Codes (formerly Tasks 3 and 4 in the RFP) 

Tasks/Deliverables Schedule 

Meeting with key city staff to determine scope, needs and key 
stakeholders. Identify what type of information needs to be gathered 
from the open house. 

Week of Feb 22-26th 

Develop materials for the council study session, as well as the open 
house. These materials should include: 

 Interviews with subject matter experts as needed (e.g., with 
other cities who have adopted IgCC to inform the pro and 
cons of options) 

 High level options (plus pros and cons) for residential and 
commercial codes, including what base code is used moving 
forward and the proposed update cycles. 

 Recommended amendments for 2018 adoption (high level). 
Explain what wouldn’t be covered by the base codes and 
why it’s necessary to get on the path to net zero. 

 Need and options for offsite renewables or trade-offs 
necessary to reach ZNE. 

 Develop summary materials for council study session memo 
and Open House presentations (including large poster 
boards for “voting” at the open house. 

 A clear definition of “net zero” for the purpose of the energy 
codes, and justification of the use of this definition versus 
other interpretations. 

Draft to city for review: March 
25, 2016 
Final materials: April 1, 2016 

Gather and summarize initial feedback from stakeholders 

 Noresco organizes open house (in coordination with Climate 
Commitment team) with stakeholders and key advisory 
boards to inform strategic direction. 

 Synthesize feedback and key takeaways from Open House in 

Open House: April 6, 2016 

City Council Study Session:  May 
24, 2016 

Meeting with City staff to 
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Tasks/Deliverables Schedule 

a concise manner for inclusion in the study session memo 

 City staff presents to council at study session (NORESCO 
attends and synthesize feedback) 

 Meet again with key city staff and revise scope of work and 
timeline if necessary. 

discuss and decide on direction: 
May 26, 2016 

 

Develop final strategy materials  

 Develop the strategy and pathway for residential and 
commercial energy codes out to 2031 

 Develop more detailed 5 year implementation plans, 
highlighting key actions that have to happen in the near term 
(including compliance/permit form options) 

 Identify potential conflicts with other city codes and propose 
high level solutions 

 Develop a proposed rebate for net zero buildings (prior to 
2031) in the units of $/additional metric ton CO2 saved. 

 Develop content for a council memo (and accompanying 
slides) that provides background on the purpose, projected 
outcomes and implementation plans and clearly outlines the 
proposed strategy for energy codes out to 2031. 

Draft to city for review: June 30, 
2016 

Final materials for council: July 
17, 2016Go to council under 
matters (for acceptance) – 
Tentative meeting date: Sept 6, 
2016 

 

Task 3: For the 2017 code updates (residential and commercial), develop 
detailed proposed code language updates, and improve implementation and 
field compliance (formerly Tasks 2 and 5 in the RFP) 

Tasks/Deliverables Schedule 

Meeting with key city staff to determine scope, needs 
and key stakeholders.  

Aug 1, 2016 (Held following development of 
final council materials for strategy) 

Conduct needs assessment to understand compliance 
roadblocks. Provide summary of needs assessment 
findings, including performance-based solution ideas for 
each finding. 

Assessments: Aug 2016 
Summary and solutions: December 30, 2016 

Proposed 2017 additions and changes based on the long 
term strategic direction decided on by the team.  

 Provide the city with options of how major 
renovations should be handled, as well as options 
for specific amendments, with justification of why a 
certain change or update should happen in the 2017 
update. 

- This should result in the developing of all 2017 
updates and additions in “layman’s” terms 

 Coordinate with Subject Matter Experts to inform 
specific amendments and appropriate code 
language 

Draft: Nov 1, 2016 
Revision based on city feedback: Dec 15, 
2016 

Assess new 2018 codes and make necessary revisions 

 Review new 2018 codes.  

 Meet with city and revise and finalize (in concept) 

Jan 15, 2017 
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Tasks/Deliverables Schedule 

2017 updates based on the release of the 2018 
codes 

Develop new prescriptive path for commercial buildings, 
and determine who will be able to use this pathway (e.g. 
only small buildings or major renovations).  Review with 
City Staff. 

Draft: Feb 15, 2017 
Final: March 15, 2017 

Draft content for board/council memo including: 

 Clearly outline the proposed changes for 2017 and 
how this fits into the long term strategic plan for 
energy codes. 

 Redlined updates to 2018 building code language, 
historic preservation guidelines, and the city's 
Design and Construction Standards.  

 Proposed code language for any amendments 
beyond the base codes. 

 Updated prescriptive path for commercial buildings 
smaller than 20,000 sf. 

Draft to city for review: March 1, 2017 
Final materials for council and board 
presentations: April 1, 2017 

City attorney review and revisions (No Activity for 
NORESCO, other than to answer clarifying questions if 
needed) 

April 2017 

City staff will present options and recommendations to 
various boards and city council. 

 Noresco will attend the meetings and summarize 
and capture the feedback and key takeaways 

May 2017: Environmental Advisory Board, 
Landmarks Board, Planning Board Meeting 

Present to city council for adoption (No Activity for 
NORESCO) 

July 2017 

Develop content for City to post to website explaining 
the 2017 energy code requirements, highlighting all new 
changes. (No web development will be conducted) 

Aug 2017 

Develop up to five new permit forms and process for new 
code requirements.  Additional forms will be negotiated 
between the City and Consultant. 

Nov  2017 

Implement prioritized compliance improvement solutions 

 Implement new processes etc 

 Develop training and guidance materials for 
service providers, code official, plans reviewers 
and inspectors 

 Deliver at least one training to each of the 
following: plans reviewers, inspectors, and design 
professionals 

Dec 2017 
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