
 
M E M O R A N D U M 

 
July 16, 2014 

 
 
 
TO:  BURA Board of Commissioners 
 
FROM: Jane S. Brautigam, City Manager and BURA Executive Director 
  Liz Hanson, Economic Vitality Coordinator 
 
SUBJECT: July 21, 2014 BURA Special Meeting 
 
 
 
A special meeting of the Boulder Urban Renewal Authority (BURA) will take 
place on Monday, July 21 in 1777 West Conference Room of the Municipal 
Building (1777 Broadway) at 5:00 p.m.   Please contact Liz Hanson 
(hansonl@bouldercolorado or 303-441-3287) if you will be unable to attend. 
  
Included are the following materials for the July 21 BURA Special Meeting: 
 

 This memorandum with background information on the BURA By-laws and 
election of officers 

 Meeting Agenda 
 Memorandum on proposed modification to the 9th and Canyon Urban 

Renewal Plan regarding the Civic Use Requirement 
 
BURA By-Laws 
 
For the BURA Commissioners’ reference, the Boulder Urban Renewal Authority 
(BURA) By-laws are included in this meeting packet.   
 
Election of Officers 
 
The BURA By-laws require an annual election of officers at its first meeting of the 
year.  The last BURA meeting was conducted on February 23, 2011.  Therefore, 
an election of officers will be conducted at the July 21, 2014 meeting. The 
following positions will be elected:  

 Chairperson  
 Vice Chairperson 

 
 
 
 















Boulder Urban Renewal Authority (BURA) 
Board of Commissioners Special Meeting 

 
Monday, July 21, 2014     5:00 p.m. 

 
1777 West Conference Room / Municipal Building / 1777 Broadway 

 
 
 

AGENDA  
 
 
1. Roll Call 
 
 
2. Election of Officers 
 
 
3. Public Participation  
 
 
4. New Business 
 

 Brief Overview of the Boulder Urban Renewal Authority 
 

 Consideration of a modification to the 9th and Canyon Urban Renewal 
Plan regarding the Civic Use Requirement 

 
 
5. Report of Executive Director 
 
 
6. Adjourn 
 
 
 
 
 
 
 
 



M	E	M	O	R	A	N	D	U	M	

July	16,	2014	
 
 
TO:  BURA Board of Commissioners 
  
FROM: Jane Brautigam, City Manager and BURA Executive Director 
  David Driskell, Executive Director, Community Planning and Sustainability 
  David Gehr, Deputy City Attorney 

Molly Winter, Director, Downtown and University Hill Management Division 
and Parking Services 
Sam Assefa, Senior Urban Designer, Community Planning and Sustainability 
Liz Hanson, Economic Vitality Coordinator, Community Planning and 
Sustainability 

 
SUBJECT: Modifications to the 9th and Canyon Urban Renewal Plan regarding the Civic Use 

Requirement 
 

Executive	Summary 
The purpose of this agenda item is to present modifications to the 9th and Canyon Urban 
Renewal Plan (URP) (Attachment A) and request BURA’s approval.  These modifications 
facilitate the realization of the plan’s civic use requirement and allow a proposal for negotiations 
for a public private partnership between the city and St Julien Hotel. The proposal’s vision 
creates a facility with both civic and hotel uses on the civic use pad adjacent to the St Julien 
Hotel.  The concept is recommended by staff, the Civic Use Task Force IV (CUTF IV) and St 
Julien Hotel, and supported by City Council.   
 
Two sections of the URP need to be modified in order to support the further exploration of this 
concept:  Section III.B. 1 allowing flexibility of the amount of civic use required as part of the 
development, and Section III.E.2 which would align the amount of floor area ratio (FAR) 
allowed with existing zoning standards in the downtown for this site. (Attachment B)  
 
Simultaneously, the city is developing a Memorandum of Understanding between the city and St 
Julien which outlines the next steps in the development of the civic use concept prior to entering 
into a final management agreement.    
 
There are two types of plan modifications under the urban renewal statute:  substantial 
modifications and modification.  The proposed changes fall into the modification category and 
can be approved as part of simple three step process. The process for modification of an urban 
renewal plan starts with an approval by BURA.   After approval by BURA, there is a 
requirement that the plan modification be reviewed by the planning board to ensure that it is 
consistent with the Boulder Valley Comprehensive Plan.   Once those two steps have been 
completed, the plan modification is presented to the city council for final approval.  As was done 



with the original plan approval in 1988 and its modification in 1995, the modifications will be 
approved by an ordinance of the Boulder City Council.   
 
The concept proposes a facility on the civic use pad including 8,000 square feet of event space 
for shared hotel and “civic use” on the first floor, upper floors of hotel uses, and a multi-purpose 
roof deck.  Incorporated in the vision is a potential pedestrian connection across Canyon 
Boulevard to a future cultural facility at the current main library location which supports the 
Civic Area Plan.   
 
The civic use pad is owned as a limited common element of the Hotel.  The original agreement 
in the condominium declaration included a provision that if an acceptable civic use was not 
established on the property on or before Jan. 1, 2020, that the owner of the hotel would have the 
right to convert the civic use site from a limited common element to another unity or to 
reallocate the civic use site to another use on the site.  In other words, the civic use pad can be 
put to other purposes under the terms of the condominium declaration after Jan. 1, 2020. 
 
In the opinion of the Task Force and staff, after the exhaustive 15 year process of exploring civic 
use options, this collaborative partnership represents the most workable, exciting and viable path 
to achieving the requirement for civic use set out in the 9th and Canyon Urban Renewal Plan  
 
The CUTF IV and staff are formally exploring a collaborative partnership to understand its 
constraints, challenges, opportunities, benefits and issues of the concept. The areas for further 
analysis, study, potential change and negotiation include:  existing legal agreements associated 
with the site including the Urban Renewal Plan and Condominium Association; planning and 
zoning regulations; building design and compatibility with the hotel and garage; financing; lease 
and user options to support civic use of the event space and multi purpose roof deck for the 
community; and the negotiations with St Julien to define the facility management and parameters 
of the public/private partnership.  The final development and management agreement will be 
negotiated and purposed to City Council for their final approval.  

Background	

The	Urban	Renewal	Plan	
As outlined in Attachment C, Urban Renewal: An Overview, the city of Boulder has undertaken 
only two urban renewal projects the redevelopment of Crossroads Mall in the early 1980’s and 
the 9th and Canyon redevelopment. An urban renewal plan adopted in 1988 for the 9th and 
Canyon site in downtown Boulder called for hotel and convention facilities, including retail, 
restaurants, entertainment, transportation facilities and underground parking.  In 1995, City 
Council modified the plan to include design guidelines for the site, as well as requiring that a 
minimum of 20 percent of the gross floor area be committed to civic uses.   

9th	&	Canyon	Hotel	and	Parking	Garage 
The two property owners on the 9th and Canyon site – St. Julien Partners and the downtown 
parking district, Central Area General Improvement District (CAGID) - entered into a 9th and 
Canyon Condominium Association and built the project that exists today. The underground 
CAGID parking garage opened in November 2002 and the St. Julien Hotel opened in February 
2003.  Incorporated in the mixed use project is an 11,000 square foot pad east of the hotel 



constructed with  a concrete structural deck capable of supporting a building (“the civic use 
pad”).   
 
 The major requirements of the URP plan were addressed: the hotel is located on Walnut Street, 
open space was created on Canyon, a pedestrian walkway connects Pearl Street and the Civic 
Area, all the parking is underground and a pad east of the hotel was designated for a future civic 
use.  Tax increment financing was used for the public parking.  As stipulated in the 9th and 
Canyon Condominium Declaration, the Condominium Association has the right to lease the civic 
use pad at the southeast corner of the site in accordance with the civic use lease up until January 
1, 2020. After such time, the civic use restriction will end and St. Julien Partners may develop 
the site as they see fit within existing zoning regulations.  At the time, there was a potential 
partnership of two non-profit groups to use the civic use pad.  The original civic us lease was 
drafted in anticipation that proposal.   Ultimately, that project did not get constructed.  Changes 
to the original civic use lease must be approved by the owner of the hotel unit (St. Julien 
Partners) and CAGID.  

Efforts	to	Put	the	Civic	Use	Pad	to	Productive	Use 
The civic use component of the project first came under consideration in 1998 when a citizen 
task force comprised of city board, downtown and community members was appointed to review 
submitted proposals and make a recommendation to City Council. The civic use criteria 
approved by the City Council in 1998, and currently applicable to the civic use pad, are: 

 Financial ability to construct and/or operate and maintain a use over time. 
 Acceptance as civic use defined by attraction/benefit to the cultural or scientific or 

educational or entertainment or artistic or humanistic or civic life of the community. 
 Compatibility to the other urban renewal site uses, i.e. the hotel, the parking garage and 

open space. 
 Enhancement to the vitality of the downtown by generating interest in coming downtown, 

diversifying the downtown experience for citizens, visitors and downtown users or 
complementing other downtown uses. 

 
Subsequently, three different task forces have sought solutions and approaches to achieve a civic 
use on the site, but without success. These first three task forces considered a wide variety of 
ideas and formal proposals including location for the Depot, a children’s museum and 
community dance facility, the Boulder History Museum, a 500 foot performance venue, a 
community dance facility with hotel meeting space, and the entry of a conference facility 
connected to buildings to the east.  
 
In February 2000, Planning Board approved a Site Review Amendment to approve a building on 
the civic use pad to house the Collage Children’s Museum and the Village Arts Coalition dance 
organization.  Due to financial challenges, this approved civic use building was not constructed. 

Civic	Use	Task	Force	IV 
In 2009, City Manager Jane Brautigam appointed a 4th Civic Use Task Force with the charge to: 

 Assess the challenges that have been identified through past efforts and make 
recommendations that would increase the likelihood of a successful endeavor; 

 Review the civic use criteria to ensure they reflect the current city priorities and goals and 
needs of the community; and  



 Assist in the development of a proposal solicitation strategy and process.   
 
The members of the CUTF IV are:   

 Boulder City Council Members Mary Young, George Karakehian and Lisa Morzel;  
 Michael Smith, the Boulder Arts Commission;  
 Susan Connelly, Boulder Convention and Visitors Bureau Advisory Board and former 

member of the Boulder Urban Renewal Authority and vice chair of the task force;  
 Fern O’Brien, Downtown Boulder Business Improvement District;   
 Matt McMullen, Downtown Management Commission and chair of the task force;  
 Josie Heath representing non-profits;  
 Wendy Reynolds representing the financial sector; and  
 Cindy Carlisle representing the community sector.   
 Bruce Porcelli from the St. Julien was invited to join the task force in May 2012.  
 City Council members KC Becker and Suzanne Jones served on the task force.  

 
The CUTF IV conducted a thorough and comprehensive investigation of the challenges, options 
and possibilities presented by the civic use requirement.  The following is a summary of their 
efforts and accomplishments.   

 Analyzed the opportunities and constraints of the site and its legal agreements which 
govern the outcome.  These include the 1988 Urban Renewal Plan (Attachment B) 
(amended in 1995) and documents associated with the Condominium Association.  

 Developed vision and performance criteria to evaluate reasonable and feasible 
opportunities for civic use based on the current realities. 

 Communicated with dozens of Boulder-based organizations and thought leaders in the 
community about the opportunities for the civic use pad; conducted focus groups with 
non-profit organizations serving the Boulder Area; and discussed opportunities with 
UCAR, NCAR, the Climate Center, the Fort Collins Museum, CU Museum of Natural 
History and the Exploratorium.  

 Created a video promoting the site.  
 Determined that a 500 seat music/performance theatre is not a realistic fit for this site.  
 Commissioned a property valuation of the pad and associated constructed site 

improvements. 
 Explored the possibility of a mixed use, “layer cake” approach with both civic and 

commercial uses:  hotel functions, meeting space and an art house cinema. 
 Commissioned a market and financial feasibility analysis of the “layer cake” mixed use 

approach.  
 Enhanced the relationship with St. Julien Partners; Bruce Porcelli joined the task force in 

2012.  
 Issued a Request for Information (RFI) to developers seeking the expertise and 

perspective of the local private development community to identify obstacles to financing 
and development of the site, and identifying incentives desirable for a successful project.  

 No responses to the RFI were received. 
 
Based on the accumulation of feedback, analysis and discussion, the CUTF IV concluded the 
following:  



 A single user concept is unrealistic given the size, character and financial resources of 
Boulder. 

 Based on the feedback from the community, the required building space - 20% of the 
existing building equates to 37,000 square feet - is too much for any one user to afford, 
the Task Force recommends the Urban Renewal Plan be modified to meet the realities 
and needs of the current proposal.  

 A redefinition of “civic use” as a specific building or portion of a building to “civic 
benefit” within the context of a public private partnership. As noted above, the 
expectation of a stand-alone facility is not realistic for civic and non-profit entities within 
our community.  However, there is a periodic need for many organizations to share a 
venue; hence the concept of civic benefit rather than a single use.    

 Coordination with the Civic Area Planning effort provides a design synergy within the 
broader context of the area and opportunity for a viable and dynamic use for the site.  

 A public private partnership with the St. Julien will be necessary to achieve a successful 
result and achieve the civic use concept prior to the expiration date. 

  
After the Task Force’s comprehensive review of the options and thorough outreach to the 
community, a key breakthrough came with the realization that partnering with the St. Julien 
Partners offered the most viable, realistic and sustainable approach to achieving the goal of a 
civic benefit on the pad within the shrinking window of opportunity.  Having Bruce Porcelli join 
the Task Force created the opportunity to jointly develop a mutual vision with shared benefits.  

Review	Process 
Multiple city boards and commissions play a role in reviewing the URP changes and MOU.  The 
role of the Boulder Urban Renewal Authority is to approve the modification to the URP.  Once 
this step is completed, the final approval may be done by the Boulder City Council 
 
The Planning Board will review the URP changes within the context of compliance to the 
Boulder Valley Comprehensive Plan and make a recommendation to City Council at their 
meeting on July 31, 2014.   
 
The Downtown Management Commission, representing CAGID, provides a recommendation to 
City Council representing the interests of CAGID, one of the property owners in the 9th and 
Canyon Condominium Association at its meeting on August 4, 2014.    
 
City Council makes the final decision on the URP ordinance approving the URP plan 
modifications.  The city council also will need to approve the MOU that will result in the further 
exploration of the proposed new civic use concept. The consideration of authorizing the manager 
to execute the MOU and the second reading and public hearing is planned for September 2014. 

Analysis	

URP	Modifications	
The first modification to the URP, Section III.B.1, adding the language “pursuant to a plan, 
agreement or other arrangement approved by the city”, allows the flexibility to modify the 20% 
of the gross square footage of development (which translates to 37,000 square feet) for civic use.  
As past experience has shown since the initial efforts began in 1998, it has been difficult to find 



the organizations or entities to construct and operate a stand-alone building of that size.  The new 
language allows BURA and the City Council more latitude to approve a project that meets the 
civic use guidelines, is feasible financially, and meets community needs and benefit.   
 
The changes to Section III.E.2 with the addition of the language, “that appropriately utilizes the 
land and does not exceed the amount permitted by underlying zoning” aligns the floor area ratio 
(FAR) with the existing DT-5 zoning district in the Land Use Code which is intended for “higher 
intensity uses” and an area where the city has anticipated the highest potential for 
redevelopment.  
 
Overall Project Analysis 
Please see Attachment D for a thorough analysis of the site’s context within the Civic Area Plan 
(CAP), civic space utilization survey of community organizations, potential building mass 
feasibility study, preliminary planning and zoning issues and necessary legal agreements.   
 
Boulder Valley Comprehensive Plan Analysis 
Planning staff has reviewed the URP modifications regarding allowing flexibility of the amount 
of civic use required as part of the development, and Section III.E.2 which would align the 
amount of floor area ratio (FAR) allowed with existing zoning standards in the downtown for 
this site and found them in compliance with the Boulder Valley Comprehensive Plan.  
(Attachment E) Planning Board will review the staff recommendation and take action at their 
meeting on July 31, 2014.  
 
Recommendation 
Staff recommends that BURA adopt the following modifications to the 9th and Canyon Urban 
Renewal Plan Sections III.B.1 and III.E.2 as presented in attachment B, and finds that these 
changes are instrumental to the realization of the URP goal of civic use on the site.   
 
Attachments 
Attachment A:   9th and Canyon Urban Renewal Plan 
Attachment B:  Ordinance modifying the 9th and Canyon Urban Renewal Plan 
Attachment C:  BURA Urban Renewal Overview 
Attachment D:  Study Session Memorandum January 2014 
Attachment E:  CP&S Staff Analysis of URP Plan changes to the Boulder Valley Comprehensive  
                         Plan  
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ORDINANCE NO. ____ 
 
 

AN ORDINANCE MODIFYING THE URBAN RENEWAL PLAN FOR THE 
NINTH STREET AND CANYON BOULEVARD PROJECT AREA; AND 
SETTING FORTH DETAILS IN RELATION THERETO. 
 
 

WHEREAS, THE CITY COUNCIL  OF THE CITY OF BOULDER, COLORADO FINDS AND 

RECITES: 

 
A. The city council has adopted the "Boulder Urban Renewal Plan, Ninth andCanyon" (hereinafter called the 

"Plan") effective October 5, 1988 pursuant to Ordinance No 5133 and modified the Urban Renewal Plan in 1995 
pursuant to Ordinance No. 5714. 

 
B. The 1995 Urban Renewal Plan amended the 1988 Urban Renewal Plan by replacing it.  
 
C. The city council has determined that certain modifications to the land use, design, building requirements, 

and procedures are appropriate to update the Plan based upon current city purposes and desires.  
 

D. The Plan modifications have been approved by the Board of Commissioners of the Boulder Urban Renewal 
Authority. 

 
E. Planning Board reviewed the proposed modifications and determined that such modifications conform with 

the Boulder Valley Comprehensive Plan, as amended. 
 

 
F. The city council has held a public hearing for the proposed plan modifications, providing a full opportunity 

for all residents and taxpayers of the city and other interested persons to be heard.  
 

 
NOW, THEREFORE, BE IT ORDAINED BY THE CITY COUNCIL OF THE CITY OF BOULDER, 

COLORADO: 

 
Section 1. The revised plan, with the changes shown in Section 2 below for the project area, having been duly 

reviewed and considered is hereby approved. 

 
Section 2.  The following provisions of the Urban Renewal Plan, adopted as an exhibit in Ordinance No. 5717 

are amended to read: 

 
III. DEVELOPMENT PLAN 
 

B. GENERAL DESCRIPTION OF THE DEVELOPMENT PLAN 
 
The Development Plan will require the redevelopment of the project area to address the following: 
 

1.  Mixed and/or multi-use development that incorporates a combination of hotel and ancillary hotel 
services as primary uses. Civic uses (such as recreation center, museum, cultural center, City 

Attachment B:  Ordinance Modifying the 9th and Canyon Urban Renewal Plan
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office space, and transit facilities as specified under Section III, E.2.d of this plan), will occupy a 
minimum of up to 20% of the gross floor area developed in the project area pursuant to a plan , 
agreement, or other arrangement approved by the city. 

 
2.  If a viable project is not in the process of approval or development prior to April 18, 1998, the 

City Council shall consider reopening this urban renewal plan to permit alternative land uses. 
 . . . 
 
E. PUBLIC IMPROVEMENTS 
. . .  
 
2. Land Utilization 
 
The current floor area ratio (FAR) for the project area is approximately 0.03.  The City of Boulder  
Planning Department’s criteria for "significantly underutilized" land in the downtown is an FAR below 0.49.  
Implementation of this Plan will result in an FAR of approximately 1.50 that appropriately utilizes the land and does 
not exceed the amount permitted by the underlying zoning. 
 

 
Section 3. City Council has considered the proposed modifications set forth in this ordinance, and finds and 

determines that such modifications do not constitute modifications that will substantially change the urban renewal 

plan in land area, land use, design, building requirements, timing or procedure, as previously approved.   The city 

council finds that the changes proposed in this plan are not substantial modifications to the Urban Renewal Plan 

pursuant to the provisions of   Accordingly, such modifications to the Plan may be approved and incorporated into 

the Plan by adoption of this ordinance. 

Section 4.  This ordinance is necessary to protect the public health, safety, and welfare of the residents of the 

city, and covers matters of local concern.  For the purposes of complying with the requirements of the modification 

standards of  the Colorado Urban Renewal Law, the ordinance shall also be considered as a resolution of the 

Boulder City Council.  

Section 5.  The City Council deems it appropriate that this ordinance be published by title only and orders that 

copies of this ordinance be made available in the office of the city clerk for public inspection and acquisition. 

 
INTRODUCED, READ ON FIRST READING, AND ORDERED PUBLISHED BY TITLE ONLY this 

___day of __________, 2014. 

 
____________________________________ 
Mayor 
 

Attest: 
 
 
____________________________________ 

Field Code Changed

Attachment B:  Ordinance Modifying the 9th and Canyon Urban Renewal Plan
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City Clerk  
 

READ ON SECOND READING, PASSED, ADOPTED, AND ORDERED PUBLISHED BY TITLE 

ONLY this ___day of ____________, 2014. 

 
____________________________________ 
Mayor 
 

Attest: 
 
 
____________________________________ 
City Clerk  
  

Attachment B:  Ordinance Modifying the 9th and Canyon Urban Renewal Plan



Attachment C: BURA Urban Renewal Overview 

 

 Urban Renewal: An Overview 
July 16, 2014  

Prepared by City of Boulder Economic Vitality Staff 

 
 
Urban Renewal 
 
Urban renewal is a form of land redevelopment usually seen in urban areas.  The process of 
urban renewal involves taking urban land that has deteriorated, either physically or 
economically, and redeveloping it to renew the property and its surroundings’ value.   
 
An “Urban Renewal Project” is defined in State Statute 31-25-102 as: 

 
Undertaking activities for the elimination and for the prevention of the 
development or spread of slums and blight and may involve slum clearance and 
redevelopment, or rehabilitation, or conservation, or any combination or part 
thereof in accordance with and urban renewal plan. Such undertakings and 
activities may include  

a) Acquisition of slum or blighted area 
b) Demolition and removal of buildings and improvements  
c) Installation, construction, or reconstruction of streets, utilities, 

parks, playgrounds, and other necessary improvements need to carry 
out the “urban renewal plan”  

d) Disposition of any property acquired by the Authority including sale, 
initial leasing, or retention by the authority for fair value of such 
property as with its use in the urban renewal plan  

e) Repair, alteration, and rehabilitation of buildings or other 
improvements in accordance with the urban renewal plan. 

f) Acquisition of any other property where necessary to eliminate 
unhealthful, unsanitary, or unsafe conditions, lessen density, 
eliminate obsolete or other uses detrimental to the public welfare, or 
otherwise remove or prevent the spread of blight or deterioration or 
to provide land for needed public facilities. 

 
By Colorado State Statute 31-25-102 an urban authority may only proceed with an urban 
renewal plan, and designate and urban renewal area, if the area in question is determined to be 
blighted. The judgment is based on the results of a blight study. Colorado urban renewal law 
was updated this year with the passing of House Bill 10-1107.  The bill limits the use of 
agriculture lands in urban renewal projects.  

Blight Study  

A “blighted area” is a term defined in Colorado State Statute 31-25-103. There are 11 factors 
of blight identified in the law, and four of them must be found for an area to be declared an 
urban renewal area, unless there is no objection by the property owner(s) and tenants, in which 
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case only one factor of blight must be present. If eminent domain is used, five factors of blight 
must be found. The following factors are used to determine if an area is blighted: 

a) Slum, deteriorated, or deteriorating structures; 
b) Predominance of defective or inadequate street layout; 
c) Faulty lot layout in relation to size, adequacy, accessibility, or usefulness 
d) Unsanitary or unsafe conditions 
e) Deterioration of site or other improvements 
f) Unusual topography or inadequate public improvements or utilities 
g) Defective or unusual conditions of title rendering the title non-marketable 
h) The existence of conditions that endanger life or property by fire or other causes 
i) Buildings that are unsafe or unhealthy for persons to live or work in because of 

building code violations, dilapidation, deterioration, defective design, physical 
construction, or faulty or inadequate facilities 

j) Environmental contamination of buildings or property 
k) The existence of health, safety, or welfare factors requiring high levels of municipal 

services or substantial physical underutilization or vacancy of sites, buildings, or other 
improvements 

If the study finds the area in question to be blighted, the urban renewal authority may proceed 
with redevelopment planning under an urban renewal project.  A finding of blight also gives 
the city the right to condemn property using eminent domain.  
 
Tax Increment Financing (TIF) 
 
Tax Incremental Financing (TIF) is a tool utilized by urban renewal authorities (URAs) to fill 
the gap between the total cost of a redevelopment project and the level of private financing it 
can obtain. TIF utilizes the future sales tax and/or property tax revenue gains from 
redevelopment to fund the redevelopment itself. The URA estimates the expected tax value of 
the redeveloped site and subtracts the current tax value, known as the “base valuation.” The 
difference between the two is the “tax increment.” The city keeps the base valuation, while the 
tax increment is used to pay off any bonds or other financing used to fund the project. Under 
Colorado state law, the URA can capture the tax increment for up to 25 years after the approval 
of the plan to use TIF. 
 
History of the Boulder Urban Renewal Authority  
  
The Boulder Urban Renewal Authority (BURA) was created by the Boulder City Council in 
March 1979.  BURA consists of five commissioners who serve five year terms. BURA 
Commissioners are appointed by the Mayor of the City of Boulder. BURA is responsible for 
encouraging the redevelopment of property within City Council-established redevelopment 
districts. BURA also provides input regarding redevelopment issues and programs to the City 
Manager. The BURA Board of Commissioners meets as needed, rather than on a regular, 
monthly basis. 
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The current BURA commissioners are: Dan Cohen, George Karakehian, Chet Winter, and 
John Wyatt.  There is one vacant position that is scheduled to be appointed in August 2014. 

Historically, BURA has only used urban renewal for large commercial projects.  BURA has 
undertaken only two urban renewal projects: the redevelopment of Crossroads Mall in the early 
1980’s and the Ninth and Canyon redevelopment where the St. Julien Hotel and a public 
parking structure stand today. In both projects, the City partnered with a private developer.  
Each urban renewal proposal is evaluated on a project by project basis to ensure compliance 
with state statutes.  
 
In 2010 and 2011, the BURA Board met to discuss the potential redevelopment of the 
Diagonal Plaza area south the Diagonal Highway, between 28th and 30th Streets.  In September 
2010, the BURA Board reviewed and commented on a consultant’s economic analysis report 
on Diagonal Plaza redevelopment options and possible next steps.  On January 20, 2011, an 
Urban Land Institute (ULI) of Colorado’s Technical Advisory Panel (TAP) met to discuss the 
future of Diagonal Plaza.  After the full day panel, the TAP presented its initial findings and 
recommendations to an audience of about 50 people which included City Council, Planning 
Board, and BURA Board members, Diagonal Plaza property owners, developers, and 
community residents. In February 2011, the BURA Board reviewed and commented on the 
ULI TAP report on Diagonal Plaza and comments by the BURA Commissioners were 
forwarded to the City Council.  At its April 26, 2011 meeting, City Council reviewed the ULI 
TAP report and BURA comments.  City Council voted to proceed with next steps in evaluating 
redevelopment of the Diagonal Plaza shopping center and area, including continued 
communications and data gathering with property owners and soliciting feedback from 
potentially interested developers and tenants.  A blight study was not included by City Council 
in the approved next steps. 
 
 

Boulder Valley Regional Center (BVRC) and Crossroads Mall 
 

1979 

February     Boulder City Council votes unanimously to use “persuasive and legal powers” 
to expand shopping facilities between 28th and 30th, north of Arapahoe, and 
to improve transportation in the area. 

March         City Council creates the Boulder Urban Renewal Authority. 

April           City Council approves the Boulder Valley Regional Center (BVRC) Urban 
Renewal Plan. 

April           The Macerich Company purchases Crossroads Mall for $12 million. 

June             Boulder voters approve Tax Increment Financing (TIF) method to finance 
redevelopment. 

December    Macerich selected as developer and May D&F (now Macy’s) commits to 
build a store at Crossroads. 



 

 4

1981 Boulder voters reaffirm support for Crossroads’ expansion through a second 
election brought by a citizen petition. 

1982 BURA secures financing for a $20 million bond issue. 

1983 The expansion of Crossroads Mall opens in August with May D&F and new 
retail stores in the enclosed north end of the mall. The mall is approximately 
850,000 square feet. 

1987           The BVRC Urban Renewal Plan is revised to include more specific planning 
and development goals for the portion of the BVRC surrounding Crossroads 
Mall. 

 

9th and Canyon     
 

1994 

December 14 St. Julien Partners purchase parcel at 9th and Canyon 

1995 

July 11 City Council approves reviewed Urban Renewal Plan 

1996 

March 5 City Council, acting as the Central Area General Improvement District 
(CAGID) Board of Directors, denies inclusion of CAGID property in the St. 
Julien concept review for the Urban Renewal Plan 

May 7 St. Julien submittal of a hotel project only on Canyon (on St. Julien property 
only) 

December 5 Planning Board denies St. Julien project on Canyon 

1997 

January 21 City Council, acting as the CAGID Board of Directors, authorizes CAGID 
inclusion on the St. Julien concept plan in accordance with the Urban Renewal 
Plan 

1998 

July 21 City Council approval of Letter of Intent with St. Julien Partners 

 City Council approval of CAGID Bond election for the garage 

November 3 CAGID Election for garage is successful 

1999 

September 21 Civic Use Task Force recommendations endorsed by City Council 

November 18 BURA meeting and review of site review submittal 

2000 
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February 17 Planning Board approval of St. Julien/CAGID site (7-1) and VAC use review 

May 17 BURA approval of the BURA/City of Boulder Cooperation Agreement 

June 6 City Council approval of Civic Users Letter of Intent 

City Council approval of BURA/City of Boulder Cooperation Agreement 

2002 

May 21 St. Julien Hotel/ CAGID garage submit for building permit 

2003 

January 16 Request to BURA for loan for civic infrastructure 

April 2               BURA approval of the Cooperation Agreement 

April 7  Building Permit approval 

May 6  City Council approves the project agreements including Condominium 
Declaration, Joint Development Agreement, etc. 

 City Council approves the preliminary Official Statement for CAGID bond 
sale of $12,500,000 

May 21 Groundbreaking Ceremony 

June 19 CAGID Bond Sale 

2004 

November CAGID garage opens 

2005 

February Hotel opens 
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Memorandum 
 

STUDY SESSION MEETING DATE: January 28, 2014 
 
 
 

To:    Members of City Council 
 
From:  Jane S. Brautigam, City Manager 
  Paul J. Fetherston, Deputy City Manager 

David Driskell, Executive Director, Community Planning and 
Sustainability 
Molly Winter, Director, Downtown and University Hill Management 
Division and Parking Services 

  David Gehr, Deputy City Attorney 
Sam Assefa, Senior Urban Designer, Community Planning and 
Sustainability 
Elaine McLaughlin, Senior Planner, Community Planning and 
Sustainability 

 
RE: Civic Use Task Force IV Recommendation regarding the St. Julien Civic 

Use Pad 
 
Date:  January 16, 2014  
 

I. EXECUTIVE SUMMARY 
The Civic Use Task Force IV (CUTF IV) recommends to City Council a new vision for 
civic use at the pad adjacent to the St. Julien Hotel. Over the last 15 years multiple task 
forces have explored a myriad of different ideas and concepts; however, a viable plan 
with sustainable financing and management structure has been elusive. After extensive 
exploration, discussion and consideration, the CUTF IV envisions a facility developed as 
a public private partnership with the St. Julien Hotel within the context of the Civic Area 
Plan. St. Julien Partners supports the recommendation and, as a major partner in the 
project, will work towards an implementation framework.  Staff also supports the Task 
Force’s recommendation.  
 
The concept proposes a facility on the pad including 8,000 square feet of event space for 
shared hotel and “civic use” on the first floor, upper floors of hotel uses, and a multi-
purpose roof deck.  Incorporated in the vision is a potential pedestrian connection across 
Canyon Boulevard to a future cultural facility at the current Library location.  (See 
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ATTACHMENT A.)  In the opinion of the Task Force, after the exhaustive 15 year 
process, this collaborative partnership represents the most workable, exciting and viable 
path to achieving the requirement for civic use set out in the 9th and Canyon Urban 
Renewal Plan (see ATTACHMENT B) before it expires in 2020 when the site reverts to 
its owner, St. Julien Partners.   
 
The CUTF IV recommends formal exploration of the collaborative partnership to 
understand its constraints, challenges, opportunities, benefits and issues.  The areas for 
further analysis, study, potential change and negotiation include:  existing legal 
agreements associated with the site including the Urban Renewal Plan and Condominium 
Association; planning and zoning regulations; building design and compatibility with the 
hotel and garage; financing; lease and user options to support civic use of the event space 
and multi purpose roof deck for the community; and the negotiations with St. Julien to 
define the facility management and parameters of the public/private partnership.  Staff 
proposes a phased incremental work program with regular check-ins with the CUTF IV 
and City Council.    
 

II. QUESTIONS FOR CITY COUNCIL 
Does City Council support further exploration of this new vision for a civic use including 
a public/private partnership with the St. Julien Partners and coordination with the Civic 
Area Plan?  
 
Does City Council support further analysis regarding planning and zoning, design and 
management strategies and financial options to ensure a civic benefit?   
 
Does City Council support revisions to the 9th and Canyon Urban Renewal Plan and other 
legal documents in order to attain the CUTF IV’s vision of civic use? 
 
 

III. BACKGROUND 
An urban renewal plan adopted in 1988 for the 9th and Canyon site in downtown Boulder called 
for hotel and convention facilities, including retail, restaurants, entertainment, transportation 
facilities and underground parking.  In 1995, City Council modified the plan to include design 
guidelines for the site, as well as requiring that a minimum of 20 percent of the gross floor area 
be committed to civic uses.  As stipulated in the 9th and Canyon Condominium Declaration, the 
Condominium Association comprised of the property owners (the hotel owner, St. Julien 
Partners, and the Central Area General Improvement District - CAGID) has the right to lease the 
civic use pad at the southeast corner of the site in accordance with the civic use lease up until 
January 1, 2020. After such time, the civic use restriction will end and St. Julien Partners may 
develop the site as they see fit within existing zoning regulations.  The civic use lease must be 
approved by owner of the hotel unit (St. Julien Partners) and CAGID.  
 
The underground CAGID parking garage opened in November 2002 and the St. Julien Hotel 
opened in February 2003.  Incorporated in the mixed use project is an 11,000 square foot pad 
east of the hotel constructed with  a concrete structural deck capable of supporting a building 
(“the civic use pad”).   
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The civic use component of the project first came under consideration in 1998 when a citizen 
task force comprised of city board, downtown and community members was appointed to review 
submitted proposals and make a recommendation to City Council. The civic use criteria 
approved by the City Council in 1998, and currently applicable to the civic use pad, are: 

 Financial ability to construct and/or operate and maintain a use over time. 
 Acceptance as civic use defined by attraction/benefit to the cultural or scientific or 

educational or entertainment or artistic or humanistic or civic life of the community. 
 Compatibility to the other urban renewal site uses, i.e. the hotel, the parking garage and 

open space. 
 Enhancement to the vitality of the downtown by generating interest in coming downtown, 

diversifying the downtown experience for citizens, visitors and downtown users or 
complementing other downtown uses. 
 

Subsequently, three different task forces have sought solutions and approaches to achieve a civic 
use on the site, but without success. These first three task forces considered a wide variety of 
ideas and formal proposals including location for the Depot, a children’s museum and 
community dance facility, the Boulder History Museum, a 500 foot performance venue, a 
community dance facility with hotel meeting space, and the entry of a conference facility 
connected to buildings to the east. (See ATTACHMENT C.)  In 2009, City Manager Jane 
Brautigam appointed a 4th Civic Use Task Force with the charge to: 

1. Assess the challenges that have been identified through past efforts and make 
recommendations that would increase the likelihood of a successful endeavor; 

2. Review the civic use criteria to ensure they reflect the current city priorities and goals and 
needs of the community; and  

3. Assist in the development of a proposal solicitation strategy and process.   
 
The members of the CUTF IV are:  Boulder City Council Members Mary Young, George 
Karakehian and Lisa Morzel; Michael Smith, the Boulder Arts Commission; Susan Connelly, 
Boulder Convention and Visitors Bureau Advisory Board and the Boulder Urban Renewal 
Authority and vice chair of the task force; Fern O’Brien, Downtown Boulder Business 
Improvement District;  Matt McMullen, Downtown Management Commission and chair of the 
task force; Josie Heath representing non-profits; Wendy Reynolds representing the financial 
sector; and Cindy Carlisle representing the community sector.  Bruce Porcelli from the St. Julien 
was invited to join the task force in May 2012. City Council members KC Becker and Suzanne 
Jones served on the task force.  
 
The CUTF IV conducted a thorough and comprehensive investigation of the challenges, options 
and possibilities presented by the civic use requirement.  The following is a summary of their 
efforts and accomplishments.   

 Analyzed the opportunities and constraints of the site and its legal agreements which 
govern the outcome.  These include the 1988 Urban Renewal Plan (ATTACHMENT B) 
(amended in 1995) and documents associated with the Condominium Association.  

 Developed vision and performance criteria to evaluate reasonable and feasible 
opportunities for civic use based on the current realities. 
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 Communicated with dozens of Boulder-based organizations and thought leaders in the 
community about the opportunities for the civic use pad; conducted focus groups with 
non-profit organizations serving the Boulder Area; and discussed opportunities with 
UCAR, NCAR, the Climate Center, the Fort Collins Museum, CU Museum of Natural 
History and the Exploratorium.  

 Created a video promoting the site.  
 Determined that a 500 seat music/performance theatre is not a realistic fit for this site.  
 Commissioned a property valuation of the pad and associated constructed site 

improvements. 
 Explored the possibility of a mixed use, “layer cake” approach with both civic and 

commercial uses:  hotel functions, meeting space and an art house cinema. 
 Commissioned a market and financial feasibility analysis of the “layer cake” mixed use 

approach.  
 Enhanced the relationship with St. Julien Partners; Bruce Porcelli joined the task 

force in 2012.  

 Issued a Request for Information (RFI) to developers seeking the expertise and 
perspective of the local private development community to identify obstacles to 
financing and development of the site, and identifying incentives desirable for a 
successful project.  No responses to the RFI were received. 
 

Based on the accumulation of feedback, analysis and discussion, the CUTF IV concluded the 
following:  

 A single user concept is unrealistic given the size, character and financial resources of 
Boulder. 

 Based on the feedback from the community, the required building space - 20% of the 
existing building equates to 37,000 square feet - is too much for any one user to afford, 
the Task Force recommends the Urban Renewal Plan be modified to meet the realities 
and needs of the current proposal.  

 A redefinition of “civic use” as a specific building or portion of a building to “civic 
benefit” within the context of a public private partnership. As noted above, the 
expectation of a stand-along facility is not realistic for civic and non-profit entities within 
our community.  However, there is a periodic need for many organizations for sharing a 
venue; hence the concept of civic benefit rather than a single use.    

 Coordination with the Civic Area Planning effort provides a design synergy within the 
broader context of the area and opportunity for a viable and dynamic use for the site.  

 A public private partnership with the St. Julien will be necessary to achieve a successful 
result and achieve the civic use concept prior to the expiration date. 

  
After the Task Force’s comprehensive review of the options and thorough outreach to the 
community, a key breakthrough came with the realization that partnering with the St. 
Julien Partners offered the most viable, realistic and sustainable approach to achieving 
the goal of a civic benefit on the pad within the shrinking window of opportunity.  
Having Bruce Porcelli join the Task Force created the opportunity to jointly develop a 
mutual vision with shared benefits.  
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IV. ANALYSIS 
The New Vision of the Civic Use Pad 
 
The Civic Area Plan (CAP) generated a new and broader context for envisioning the civic 
use pad, and shifted the thinking of the Task Force.  The proximity of the pad to CAP 
area expands the possibilities for uses on the pad by creating connections with other sites 
such as re-envisioned Library Building as a performance center and the Municipal 
Building as a cultural facility.  The triangular relationship of the three locations indicates 
how the potential facilities could support each other and create the density to become the 
foundation for a cultural district.  The civic use is no longer a stand-alone opportunity to 
achieve city goals but part of a broader, move comprehensive plan.  (See 
ATTACHMENT D.) 
 
The proposed concept connects the pad facility with the hotel opening up the opportunity 
for additional hotel rooms. The first floor is proposed as an event/multi-use space of 
approximately 8,000 square feet divisible into smaller spaces and meeting rooms to 
maximize flexibility of use managed by the hotel for both hotel and civic users. The 
southern facade would take advantage of the views of the park and the mountains and be 
a wall of glass.  A proposal to maximize the first level for event use creates a mezzanine 
level storage space below, within the first level of the parking garage.  A roof deck could 
be a signature feature of the facility accommodating a variety of uses and public access 
with scenic views of the Flatirons.  (See ATTACHMENT A.)  
 
The new vision promotes multiple benefits. The community access and use of the first 
floor event space and roof deck embodies the civic benefit.  The ability for local non-
profits and civic groups to host their events in a large enough venue in Boulder would be 
a source of community pride, as well as a financial benefit to Boulder. Adding additional 
hotel rooms contributes to the enhanced economic vitality of the city and downtown.  The 
potential for a pedestrian bridge across Canyon Boulevard connecting the civic use to a 
re-imagined library facility enhances the connection with the Civic Area and addresses 
the barrier of the boulevard.  The pedestrian bridge has the potential to become an iconic 
feature of Boulder and a gateway into the city from the west.  
 
Preliminary Analysis 
To understand the feasibility of the new vision, staff undertook several preliminary steps: 
an event space utilization survey of local organizations (ATTACHMENT E); a design 
feasibility study the site (ATTACHMENT A); preliminary issue identification by staff of 
zoning and planning issues of the feasibility; and identification of the legal documents 
associated with the site which will need modification in order to achieve the vision 
(ATTACHMENT F).   
 
Community Survey 
With the assistance of the Boulder Convention and Visitors Bureau, staff developed a 
survey for community organizations to understand the local demand for a facility located 
at the civic use pad.  The Community Foundation provided the contacts.  The survey 
included a layout of the proposed event space with a variety of room arrangements and 
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potential types of uses.  40 non-profit and community organizations responded.  The 
feedback indicated an active interest in using the facility; however clarity about rental 
costs, as well as the operational management structure, would be needed prior to any 
definitive feedback.  Additional market demand information including price sensitivity 
will be part of the next steps.  Pricing of the rental rates in order to open up access to the 
space is a key component to determining the level of civic benefit and worthiness of this 
endeavor.   
 
Building Mass Feasibility Study 
The St Julien Partners and the city, through CAGID, jointly commissioned a conceptual 
feasibility study of a building based on the new vision conducted by 42/20 the original 
project architects.  The effort focused on how the proposed uses could fit on the site and 
how the facility could connect to the adjacent buildings – the CAGID garage and St. 
Julien hotel.  It is very important to note that the study is not intended to convey any 
building design intent, but merely a massing exercise. The task force feels strongly that 
the building’s design should be very special, expressing the Boulder ethos and values.   
As indicated in ATTACHMENT A the building program can be accommodated on the 
site, however, as is normal at this stage of consideration, the study did raise a number of 
issues and questions.   
 
Preliminary Planning and Zoning Issues 
While the preliminary plans are provided to convey massing and building relationship 
and not necessarily architectural style or finish materials, the plans will require some 
refinements and also a Site Review Amendment process to meet the land use code.  For 
example, when the Site Review for the overall St. Julien Hotel and Civic Use Pad site 
was approved, it was based on a maximum 1.5 FAR allowed through the 9th and Canyon 
Urban Renewal Plan that had been adopted for the area.  That maximum FAR essentially 
limited the size of the civic pad building to approximately 38,000 square feet.  Therefore, 
to add the additional floor area shown in the preliminary plans, up to a 1.7 FAR, both a 
Site Review Amendment as well as an amendment to the Urban Renewal Plan would be 
required.  The current proposal would be allowed under current zoning regulations.  
 
The plans also illustrate a roof top deck with a retractable awning which would likely 
require a structural system for the awning that would exceed the 55-foot height limit and 
not fall under a definition of appurtenances. Therefore, some refinements to the building 
height will be required to ensure that the roof deck, the covering for the roof deck and the 
elevator access to the deck don’t exceed 55 feet.  The civic pad building height would be 
measured separately from the St. Julien provided the building and the connection to the 
St. Julien hotel are built as separate buildings under the provisions of the building code. 
 
Legal Agreements 
The 9th and Canyon Urban Renewal Plan, created in 1988 and revised in 1995, governs 
many aspects of the site and shaped its physical development and uses.  The plan itself 
contains requirements created 19 years ago that will need to be modified in order to allow 
for the current CUTF IV vision for the pad, i.e. the specific civic space requirement.  In 
addition, because of the development requirements (i.e. building the hotel on the CAGID 
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property), the Renewal Plan created the need for special legal documents addressing the 
land ownerships - Condominium Declaration - which also will need to be modified to 
allow for the vision.    It is outlined in ATTACHMENT F. 
 
Public/Private Partnership 
St. Julien Partners supports the CUTF IV recommendation and, as a major partner in the 
project, will work towards an implementation framework. The partnership is envisioned 
to address project financing, define the civic benefit and mechanisms to ensure 
implementation, facility management and relationship with the city among other things.   
As a first step, staff recommends entering into a Memorandum of Understanding (MOU) 
between the city and St. Julien that will identify the parameters of the partnership, 
essential needs and roles of each entity, and a path to partnership.    
 

V. FEEDBACK 
The Downtown Management Commission (DMC) (as the advisory board for CAGID) 
reviewed the new vision and recommendations at their January 6th meeting.  DMC 
supports the proposal as a win/win for both the city, the downtown, St Julien Partners and 
CAGID.  The timing is an important consideration as the city will not receive any civic 
benefits if a mutual agreement is not reached by January 2020.  The DMC supports the 
coordination of the civic use pad with the Civic Area Plan; and believes the St Julien is a 
qualified operator and will be a worthy partner.   
 

VI. NEXT STEPS 
Should City Council support the recommendation of the CUTF IV, staff would proceed 
with additional work in a phased approach.  The first phase work would be an analysis of 
legal and planning and zoning issue;, exploration of financing options to create the civic 
benefit and the framework of a public private partnership with St. Julien.  The Phase I 
work items would include:  

 Detailed analysis to determine the methods, process  and schedule to amend and 
or change existing applicable legal documents (see ATTACHMENT E);  

 Additional study and analysis of the planning and zoning issues associated with 
the feasibility study;  

 Limited feasibility study regarding the connectivity of the concept proposal with 
the adjoining buildings – the hotel and garage.   

 Development of a Memorandum of Understanding (MOU) between the city of 
Boulder, St. Julien Partners and CAGID to outline the framework and parameters 
of the public/private partnership and facility management; 

 Exploration and identification of financing options for the civic use; 
 Continued coordination with the CAP process.    

 
Based on the result of  Phase I work, staff would present recommendations to the CUTF 
IV and then to City Council for review prior to further pursing the details and expending 
funds for Phase II work:  market demand studies for the civic use space, the next stage of 
building design, analysis of financing options and negotiations with St. Julien.   
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ATTACHMENTS  
Attachment A:  Civic Pad Feasibility Study 
Attachment B:  9th and Canyon Urban Renewal Plan 
Attachment C:  Past Development Proposals and Ideas 
Attachment D:  Illustration of Civic Area Plan  
Attachment E: Survey and Summary 
Attachment F:  Chart Outlining Modifications to Legal Documents 
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Opportunities:

	 i.	 Connection to West End Civic Plan
	 ii.	 Connection to Walnut St and Mall via Alley
	 iii.	 Connection to Civic Area (via Canyon Blvd crossing – street level or bridge)
	 iv.	 Connection to 9th and Walnut Parking Garage and potential mezzanine storage space
	 v.	 Large ground level multi-function public space with natural light
	 vi.	 Roof top activity terrace
	 vii.	 Facility sharing with St Julien Hotel
	 vii.	 Living Building Challenge Designation

Possible Constraints:

	 i.	 Building height limit of 55’ and roof top use
	 ii.	 Flood Conveyance zone
	 iii.	 Bridging Canyon Blvd – State Highway (14’ min clearance?)

02  Opportunities and Constraints
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page  21 Massing Model - view from southwest
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Attachment E:   Past development Proposals and Ideas for the Civic Use Pad 
 
 
1999:  
Collage Children’s Museum and Village Arts Coalition (VAC)  proposal was endorsed by City 
Council.   
 
2002: 
The Collage Children’s Museum withdrew from the civic use building project for financial 
reasons.  
 
The Boulder History Museum (BHM) considered stepping into Collage’s place as a joint partner 
with VAC and BHM was endorsed by Council as a civic user. However, BHM withdrew from 
consideration that same year.  
 
2003/2004: 
The City received the Boulder Odeum proposal to build and operate 20,000 square feet or two 
floors of meeting space in cooperation with the St. Julien Hotel and to complement the Village 
Arts Coalition.  The Village Arts Coalition also came forward with an expanded proposal for the 
entire building.  The City promoted a design process to investigate the possibility of both 
organizations sharing a 37,000 square foot facility.  That effort did not produce a collaborative 
result because neither party decided to move forward due to incompatibility of uses. 
 
In April 2004, a second 9th and Canyon Civic Use Task Force convened to review new proposals 
from Village Arts Coalition and the Boulder Odeum. The Task Force did not recommend either 
proposal because they did not meet the criteria for financial and management capability to 
construct, operate and maintain a facility of its size, nor did they meet the civic use criteria.   
 
2005: 
A third Civic Use Task Force met to provide input on the “hybrid” scenario combining the civic 
use pad with a conference center on the second floor of privately-owned adjacent properties.  
However, discussions ended when the adjacent private property owners withdrew their property 
from consideration as a conference center in November 2005.  
 
2008: 
The Boulder History Museum (BHM) expressed renewed interest in the civic use site for a new 
museum; however, they have located a site along Broadway.  
 
2011: 
Representatives from a group proposing a performing arts center in Boulder addressed the 
CUTFIV about using the civic use pad.  
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Civic Use Civic Use PadPadCivic Use Civic Use PadPad

Roof PlanRoof PlanRoof PlanRoof Plan
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Civic Use Civic Use PadPadCivic Use Civic Use PadPad

Ground Floor PlanGround Floor PlanGround Floor PlanGround Floor Plan
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Civic Use PadCivic Use PadCivic Use PadCivic Use Pad

E t d d 3rd & 4th 49 000Extended 3rd & 4th: 49,00044--levels, with potential connection to St levels, with potential connection to St JulienJulien aboveabove
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Civic Use PadCivic Use PadCivic Use PadCivic Use Pad

44--levels, with potential rooflevels, with potential roof--top accesstop access
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Civic Use PadCivic Use PadCivic Use PadCivic Use Pad

Example of roofExample of roof--top accesstop access
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Dear Community Organization,  
 
On behalf of the Civic Use Task Force, I would like to get your feedback about a potential new 
meeting/event space as part of the Civic Use Pad adjacent to the St. Julien Hotel and are asking you fill 
out the attached survey form and return to Ruth Weiss at weissr@bouldercolorado.gov by August 9th.   
 
The Civic Use Task Force is a group of citizens, representatives from city boards and organizations and 
city staff investigating feasible options for creating civic uses on the Civic Use Pad in partnership with the 
St. Julien Hotel.  A current proposal creates up to 7,000 square feet of event/meeting/conference space 
on the first floor of a building that also includes additional hotel rooms above.  Details of the proposal 
are included in the attached survey.  The proposal for larger event space which can also be divided into 
smaller options is in response from the community to have more options within Boulder for local events 
of all kinds.   
 
The options for the Civic Use Pad are being considered within the context of the Civic Area Plan, please 
see attached image. The north wing of the library has a potential to redevelop as a small to mid‐
sized performing arts facility. Its proximity to St Julien Hotel, the potential multi‐use event space on the 
first floor of the Civic Use Pad, and a potential arts/museum facility at a repurposed Municipal Building, 
would create a unique and vibrant mix of synergetic uses at the West End of the Civic Area. 
 
We would appreciate your feedback and comments on this potential new opportunity for more civic 
space.  If you have any questions please send them to me via email, winterm@bouldercolorado.gov.  
 
Sincerely,  
 
Molly Winter 
Director 
Downtown and University Hill Management Division/Parking Services 
City of Boulder 
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Preliminary concept for a Multi‐Use Event Space at the Civic Pad at the St. Julien Hotel 
July 11, 2013 

 
A citizen task force has been working with the St. Julien Hotel to develop ideas to incorporate an 
appropriate civic use into a potential building on the pad adjacent to the hotel along Canyon.    
 
A concept under consideration by the task force and the St. Julien is a building with a first floor multi‐use 
event space with views towards Canyon Boulevard and the Flatirons.  We are seeking input from local 
non‐profit and community organizations to ascertain their potential interest in and parameters for using 
such a multi‐use facility in downtown Boulder.  We would appreciate your participation in a short survey 
so that we can evaluate the demand for such a space and understand its financial feasibility. 
 
A diagram of the space is presented below. The space is envisioned with the following attributes: 

 7,000 square feet contiguous event space also divisible into a variety of smaller configurations of 
two spaces of 3,500, or three spaces of 1,750 square feet; the attached chart indicates the 
potential estimated occupancies based on different types of events;  

 Exterior pre‐function space; 

 The space will have a fee that is yet to be determined; 

 A catering kitchen with the option of using an approved list of caterers in addition to the food 
services of the St. Julien; 

 Potential access to roof top open‐air facilities; 

 Access to public parking available in the underground garage; 

 Alcohol service available by the St. Julien; donated alcohol allowed provided in compliance with 
state and local liquor licensing laws concerning donated alcohol to non‐profit and charitable 
organizations.   
 

 
Room     Sq Ft  dimensions Theatre

10/sqft 
Classroom
20/sqft 

Banquet
16/sqft 

Reception 
12/sqft 

#1  7,000  94’x75’  700 350 437 580 

#2  3,500  47’x75’  350 175 218 290 

#3  1,750  47’ x 37.5’ 175 88 109 145 
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SURVEY INFORMATION REQUESTED: 
  
Name of Organization:   
 
Space Demand: 
 
Please see survey information requested below about your organization’s space demand based on the 
proposed plan. 
   

7,000 sq ft 
Event Type: 

# of 
Events 

Frequency:  # of  
Participants Annual  Semi Annual  Quarterly  Monthly  Weekly 

Banquet/ 
Fundraising 

             

Reception   
 

   

Performance   
 

   

Meeting   
 

   

Other   
 

   

3,500 sq ft 
Event Type: 

# of 
Events 

Frequency:  # of  
Participants Annual  Semi Annual  Quarterly  Monthly  Weekly 

Banquet/ 
Fundraising 

             

Reception   
 

   

Performance   
 

   

Meeting   
 

   

Other   
 

   

1,750 sq ft 
Event Type: 

# of 
Events 

Frequency:  # of  
Participants Annual  Semi Annual  Quarterly  Monthly  Weekly 

Banquet/ 
Fundraising 

             

Reception   
 

   

Performance   
 

   

Meeting   
 

   

Other   
 

   

Comments: 
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SURVEY INFORMATION TALLY 
40 RESPONDENTS  

   

7,000 sq ft 

Event Type: 

# of 

Events 

Frequency:  # of  

Participants Annual  Semi Annual  Quarterly  Monthly  Weekly 

Banquet/ 
Fundraising 

8  X          2775  
(250‐450) 

Reception 2  X          150/600 

Performance 5 
 

x  x  x      1800 
(200‐700) 

Meeting  1 
4 

X 
X (4 days in 
Dec) 

        150 
500‐700 ea 

Other  
 

           

3,500 sq ft 

Event Type: 

# of 

Events 

Frequency:  # of  

Participants Annual  Semi Annual  Quarterly  Monthly  Weekly 

Banquet/ 
Fundraising 

2 x     350 
(150/200) 

Reception 2 
 

x     200 

Performance 4 – 6 
 

x     350 

Meeting 1 
 

1     75 

Other  
 

      

1,750 sq ft 

Event Type: 

# of 

Events 

Frequency:  # of  

Participants Annual  Semi Annual  Quarterly  Monthly  Weekly 

Banquet/ 
Fundraising 

4  x          290 
(30/60/100) 

Reception  3  x          180 
(30/50/100) 

Performance  2 
 

x          100 

Meeting  43 
 

  x  x  x    425 
(varies) 

Other  8 
 

      x    50 
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Comments:   

* Rehearsal Space: 20 ‐22’ ceilings – classroom/rehearsal – 6 days/week for 49 weeks, 6 – 8 

hours a day. 

* Acoustically excellent mid‐size concert space for 300’ish – 2 to 3 concerts/yr of 2 – 3 

performances 

* Cost will be a large determinant for ECCBC 

* Via Mobility Services – cost would be a huge factor 

* Imagine Foundation currently use the Plaza Conference Center in Longmont since Boulder 

lacks large enough space with convenient parking.  Would love to return to Boulder. 

* Greenwood Wildlife Rehabilitation Center – “very few options in Boulder for the type and size 

of fundraiser we have.  We would welcome having this new venue.” 

*”Boulder needs a venue that can host 450+ for a dinner and have additional space for 

entertainment.  We (There With Care) will need to move our events out of Boulder. In addition, 

it is important for non‐profit organizations to bring in donations from outside vendors i.e. food, 

alcohol.” 

* Boulder Shelter – more need for meeting space than event space. 

* Attention Homes –recommend there be a commercial kitchen limited to heating/holding/mini 

prep only.  I would not build a cooking kitchen.  Cost is prohibitive and its use by many would be 

problematical.  Also, 1750 configurations should be able to morph into smaller event rooms as 

well by half and half again.  Small meeting areas in town are at a premium. 

* “I would also like low‐cost lodging upstairs for visiting VIP’s.  – EcoCycle 

* “I also wonder if there could ba any potential to use the new site for a community emergency?  

I.e. an event such as the Four Mile Fire….” 

* I would like to request that Liquor Service have more than two options (donated or St. Julien).  If a 

nonprofit can receive a liquor license and purchase wholesale or in some other discounted way, that 

seems more than legitimate.  I realize the concerns of the St. J, and its desires to make revenue off 

the facility; however, as an example at Thorne's events, we purchase liquor at cost from both Vodka 

14 and Organic Vintners’ and they provide staff to serve.  In this instance, we would have to forgo 

these meaningful contributions, that are well within the intent of what I imagine the City and St. J are 

trying to negotiate  The difference between this and paying the St. J would be in the thousands of 

dollars for our event.  Also, I REALLY would like to see a final event space rental rate.  The St. J is 

benefiting tremendously by the opportunity to build additional hotel rooms.  I realize they have a 

little upper hand since the City and its nonprofit partners have not found a erasable and fundable 

use for the pad in the time allotted per the original agreements, however, this is a real boon for the 

St. J owners, and as such the space created should remain VERY affordable into the future and not be 

subject to the typical refits and staffing expenses of the St J in determining costs for nonrpfits to use. 

 The rates should be decided upon based on average best practices in other civic use spaces in other 

cities that are comparable and not managed by a for profit like the St. J.  The annual losses on 

managing the space shodul be commensurate to the aded value the St. J is receiving.  All this said, I 
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am highly in favor of this arrangement with the St. J.  I was against developing a civic use space not in 

partnership with the St. J, as I felt it would be better managed and of better value to the comity if it 

were done in partnership, now I just hope the partnership is one that actually allows organizations 

like mine to use the space. 

Respondents: 

 Rocky Mountain Revels 

 The Early Childhood Council of Boulder County 

 Boulder Valley Women’s Health Center 

 Tesseract Productions 

 Via Mobility Services 

 Imagine! Foundation 

 Catalyst High School 

 KGNU Community Radio 

 Greenwood Wildlife Rehabilitation Center 

 Independent Boulder Fund Raiser 

 There With Care 

 Boulder Shelter 

 Attention Homes 

 Knick O’Time Horse Rescue and Rehabilitation 

 Boulder Concert Band 

 Frequent Flyers Productions Inc. 

 BoldeReach 

 Eco‐Cycle 

 Boulder B‐cycle 

 Boulder History Museum 

 Wow! Children’s Museum 

 Partners Mentoring Youth Boulder County 

 Boulder County Public Health 

 “I Have a Dream” Foundation of Boulder County 

 The Community Foundation Serving Boulder County 

 BMoCA 

 Sound Circle and Resonance Women’s Chorus 

 Thorne Nature Experience 

 Partners Mentoring Youth 

 Kutandara Center 

 3rd Law Dance/Theater 

 Growe Foundation 

 Greater Boulder Youth Orchestras 
 

Respondents – Will not use. 

 Boulder Philharmonic Orchestra 

 Flatirons Community Church, Lafayette 

 Unreasonable Institute 

 Boulder Ensemble Theatre Company 

 Colorado Chautauqua  Association  

 Nederland Area Seniors 

 Longmont Senior Services 
 
815 emails sent, 40 replies, .049% response. 
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Civic Use Pad Constraints and Methods to Modify 
Prepared by Deputy City Attorney David Gehr and Molly Winter 

 
ISSUES GOVERNING 

DOCUMENT 
METHOD TO  

MODIFY 
COMMENTS 

1. Civic use required Boulder Urban Renewal 
Plan – Ninth & Canyon 

revised plan adopted 
1995.   Section III B. 1 

Modifications drafted and 
adopted by the Urban 

Renewal Authority, reviewed 
for comp plan compliance by 
Planning Board and adopted 

by City Council. 

Broaden definition of Civic 
use. 

 Condominium 
Declaration for Ninth 
and Canyon Hotel and 
Parking Condominium 

Article 6 

Governed by the 
Condominium Declaration.  
Amendments to the map are 

covered by §3.2. 
Amendments to the 

Declaration are required by 
Article 20.  It requires written 
approval of owners holding 

75% of the votes of the 
association and 75% of the 

first mortgagees.  

However, Article 6 permits the 
owner to reallocate the Civic 

use pad to the Hotel unit or the 
hotel garage unit without 

consent of the other party. § 
18.1 supports the notion that 
the St. Julien Partners may 

convert the Civic use pad to a 
unit at the times specified in 

the declaration. 

2.  20% Square footage 
requirement for civic 
use = 37,000 square 

feet 

Boulder Urban Renewal 
Plan – Ninth & Canyon 

revised plan adopted 
1995. Section III B. 1 

Modifications drafted and 
adopted by the Urban 

Renewal Authority, reviewed 
for comp plan compliance by 
Planning Board and adopted 

by City Council.  

37,000 s.f. may be too large 
and will be dependent upon the 
building program.  Height limit 

and building setbacks 
(affecting floor plate size) may 
come into play in final design. 

3. Civic Use Lease 
Terms 

   

a.  Types and amounts 
of auxiliary 

commercial uses 

Civic Use Operation 
Agreement, Exhibit A, 

Civic Use Form, 5/7/03: 
Section 4.2 

Changes to the Civic Use 
Lease need approval from 

CAGID, St. Julien,  

And the city? 

 Civic Use Operation 
Agreement, Exhibit A, 
dated 5/7/03; 4.2section  

Changes to the civic use lease 
need approval from Units G 
(CAGID) and H (St. Julien) 

Section 1 of the operation 
agreement states that any 

material provisions of the civic 
use lease cannot be modified 
by the landlord without the 

prior consent of the city 
attorney.  Also, § 16.12 of the 
lease provides in part that “any 
modifications or amendments . 

. . shall be binding only if 
evidenced in a writing signed 
by  . . . the city , CAGID and 
each of the parties hereto.”  

c.  Lease extension 
beyond 35 years 

Civic Use Lease Form, 
Section 2.4.c states 35 

years 

 There are not any lease term 
extension provisions in the 

Civic Use Lease Form. 
d. Change in civic use 

from museum and 
music and dance 

performing arts facility 

Civic Use Lease Form, 
Section 4.1 

Change in civic use needs 
written approval of the City 
of Boulder, St. Julien and 

CAGID 

The use needs to comply with 
the use restrictions that are 
described in Section  4.1 
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PROPOSAL AND SITE SUMMARY: 
 
Proposal: Modifications to the 9th and Canyon Urban Renewal Plan regarding the Civic Use 

Requirement to facilitate the plan’s civic use requirement through a vision to 
develop a public private partnership between the city and St Julien Hotel. The 
vision creates a facility with both civic and hotel uses on the civic use pad adjacent 
to the St Julien Hotel.  The concept proposes a facility on the civic use pad 
including 8,000 square feet of event space for shared hotel and “civic use” on the 
first floor, hotel uses on the upper 3 floors, and a multi-purpose roof deck.  
Incorporated in the vision is a potential pedestrian connection across Canyon 
Boulevard to a future cultural facility at the current main library location. 

 
Project Name:    9th and Canyon: Civic Use Pad 
Location:   Northeast corner of 9th Street and Canyon Boulevard 
Zoning:   Downtown – 5 (DT-5) 
Comprehensive Plan: Regional Business 

 
 
Key Issues: 
 
1)  Is proposed modifications to the 9th and Canyon Urban Renewal Plan (URP) in compliance with the 
Boulder Valley Comprehensive Plan, including consistency with the DT-5 zoning and the Regional 
Business land use designation of the BVCP along with policies of the BVCP? 
 
Background 
 
An urban renewal plan adopted in 1988 for the 9th and Canyon site in downtown Boulder called for hotel 
and convention facilities, including retail, restaurants, entertainment, transportation facilities and 
underground parking.  In 1995, City Council modified the plan to include design guidelines for the site, as 
well as requiring that a minimum of 20 percent of the gross floor area be committed to civic uses.  As 
stipulated in the 9th and Canyon Condominium Declaration, the Condominium Association comprised of 
the property owners (the hotel owner, St Julien Partners, and the Central Area General Improvement 
District – CAGID – the downtown parking district and a separate taxing entity) has the right to lease the 
civic use pad at the southeast corner of the site in accordance with the civic use lease up until January 1, 
2020. After such time, the civic use restriction will end and St. Julien Partners may develop the site as 
they see fit within existing zoning regulations.  The civic use lease must be approved by the owner of the 
hotel unit (St. Julien Partners) and CAGID.  
 
In February 2000, Planning Board approved a Site Review Amendment to approve a building on the civic 
use pad to house the Collage Children’s Museum and the Village Arts Coalition dance organization.  Due 
to financial challenges, this approved civic use building was not constructed. 
     
The civic use component of the project first came under consideration in 1998 when a citizen task force 
comprised of city board, downtown and community members was appointed to review submitted 
proposals and make a recommendation to City Council. The civic use criteria approved by the City 
Council in 1998, and currently applicable to the civic use pad, are: 
 Financial ability to construct and/or operate and maintain a use over time. 
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 Acceptance as civic use defined by attraction/benefit to the cultural or scientific or educational or 
entertainment or artistic or humanistic or civic life of the community. 

 Compatibility to the other urban renewal site uses, i.e. the hotel, the parking garage and open space. 
 Enhancement to the vitality of the downtown by generating interest in coming downtown, 

diversifying the downtown experience for citizens, visitors and downtown users or complementing 
other downtown uses. 
 

1)  Community policy considerations including likely conformity of the proposed modifications with the 
Boulder Valley Comprehensive Plan and relevant policies; 

 
BVCP Land Use Designation:  As shown in Figure 1, the land use map below, the site for the Civic Use 
Pad is located within the Regional Business land use designation. The intent of the Regional Business 
designation as described in the BVCP is as follows: 

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

 

 

 

The proposed use of the site to create a facility with both civic and hotel uses on the civic use pad adjacent 
to the St Julien Hotel is consistent with the “Regional Business” definition of the BVCP, in that the area is 
intended for “major” retail and offices “serving the entire Boulder Valley. The definition also indicates the 
city’s expectation that such areas will continue to be redeveloped and a dominant focus for major business 
activities in the region. 

 

Relevant BVCP Policies:  The proposed project is consistent with the following BVCP policies: 

Figure 1:    Boulder Valley Comprehensive Plan Land Use of Subject Site and Surroundings 

Project 
Site 

Attachment E:  CP&S Staff Analysis of URP Plan Changes to the Boulder Valley Comprehensive  Plan



 

 

1.04     Principles of Social Sustainability 
1.03     Principles of Economic Sustainability 
2.03    Compact Land Use Pattern 
2.18    Role of the Central Area 
2.30    Sensitive Infill and Redevelopment 
5.02    Regional Job Center 

5.05 Support for Local Business 
 

5.09  Role of Arts and Cultural Programs 
5.13  Responsive to Changes in the 
Marketplace 
8.05      Diversity 
8.17      Performing and Visual Arts 
8.18     The Arts 
8.20     Canyon Boulevard Cultural Corridor 

Zoning:  As shown in Figure 2, the zoning map below, the property is located within the Downtown – 5 
(DT-5) zoning district, surrounded by DT-5 to the north and east, and DT-2 to the south. Further to the south 
is RH-2 zoning and further west is public zoning. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The DT-5 zoning district is defined in the Land Use Code, section 9-5-2, B.R.C. 1981 as follows: 

 Downtown  – 5 (DT-5)  up to 2.7 FAR  Business Main Street (BMS) 

 Downtown – 4 (DT-4)  up to 2.2 FAR  Residential High – 2 (RH-2) 

 Downtown – 3 (DT-3) up to 2.7 FAR  Business Transition – 2 (BT-2) 

 Downtown – 2 (DT-2) up to 2.0 FAR  Public 

Figure 2:    Zoning on the Subject Site and Surroundings 

Project 
Site 
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“The business area within the downtown core that is in the process of changing to a higher 
intensity use where a wide range of office, retail, residential and public uses are permitted. This 
area has the greatest potential for new development and redevelopment within the downtown 
core.” 

From the intent statement for the DT-5 zoning district in the Land Use Code, it is evident that the area 
within downtown where the project site is located is intended for “higher intensity uses” and an area 
where the city has anticipated the highest potential for “redevelopment.”  

 
Central Area General Improvement District.  The site is located within CAGID and as such there is no 
parking requirement for non-residential uses.   
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