
 
 
 
 
 
 
 

Special Meeting 
Feb. 26, 2015 

City Council consideration  
of Ordinance 8028 



Height Regulations in Boulder 

 55-foot height limit citywide approved by voters 
in 1971 
 

 Zoning establishes a “by-right” height of 35 feet 
in most parts of the city 
 

 Applicants can opt to propose development 
based on the by-right height, or through the 
city’s “Site Review” process 
 

 Site Review proposals are evaluated based on 
the code and applicable area plans or guidelines 

 



How Height Is Measured 

 Building height is measured from the lowest 
point 25-feet away from a structure based on 
the site’s “unaltered grade” 
 

 The methodology is prescribed in the City 
Charter (Section 84, passed by voters in 1971) 
 

 Application means that the city-measured height 
is typically more than the height if measured 
from the base of the building to the top 
 
 



Issues Related to Current Approach 
 The vision in the Comp Plan of a predominantly 

low density city punctuated by more intense 
activity centers and major corridors does not 
match the zoned “by right” height (35 feet 
everywhere) 
 

 The by-right height does not necessarily reflect 
the expected height; Site Review is anticipated… 
 

 Applicants who request height modifications—
even in areas where greater height may be 
expected--are seen as “breaking the rules” 
 



Issues Related to Current Approach 

 In current economic climate, requests for height 
modifications are occurring in areas where no 
community visioning has occurred in a long time 
 

 Decision makers do not always feel they have 
the right tools to evaluate Site Review proposals 
 

 Height has become a proxy for growth 
 
 

 



Intent of Ordinance 8028 

 Addresses community concern that height 
modifications can be considered on any property 
 

 Reinforces vision of an urban form that only 
allows higher intensity and taller buildings in 
select, transit-rich areas (with adopted area 
plans / design guidelines)  
 

 Based on recommendation from 2014 Design 
Excellence work (outlined in Victor Dover memo) 

 



Content of Ordinance 8028 

 Identifies areas as well as circumstances in 
which modifications to height through Site 
Review could continue to be considered 
 

 Modifications to height would continue to be 
considered through current processes 
 

 Applications submitted prior to Jan 21, 2015 
may proceed 
 

 Expires April 19, 2017 
 
 



2015 Work Plan Priorities 

 Develop and test Form Based Code in the 
Boulder Junction area (one of the areas in which 
we have a defined vision for more intensity) 
 

 Update the Downtown Design Guidelines 
 

 Adopt a commercial linkage fee and update our 
development fees 
 

 Update Site Review Criteria and define 
“Community Benefit”  
 
 



Updates Since Adoption of 1st Reading 

 Additional info on adopted areas plans and 
guidelines re: height 
 

 History and methodology on the measure of 
building height in Boulder  
 

 Response to 1st reading questions 
 

 Updated info on active Site Review applications 
with height modification requests 



Planning Board Hearing 
Recommended approval of ordinance with the following exceptions (with no 
other excepted areas or circumstances): 
  

o  A site review application submitted by Jan. 21, 2015 
o  A site review application that is for an upgrade of an emergency 

operations antennae 
o  A concept plan and site review application for Frasier Meadows 

  
Further recommended that before other exclusions are added to Ordinance 
8028 that the following take place: 
  

o City Council considers expanding the Affordable Housing Linkage fees, 
that are currently only applied in DT zones, to all commercial zones and 
the fees are at the same rate that are currently applied in the DT zones 
until a new study is complete and adopted.  In addition the Affordable 
Housing Linkage fees should be for the entire building’s square footage. 

 
o City Council considers adoption of site review criteria for height 

modifications that define community benefit. 



Areas for Potential Height Modification 



Downtown Zones Four and Five 
 Intended for higher intensity, 

regional business uses. 
 BVCP states intention of these 

areas to be vibrant and 
mixed-use: one of the city’s 
primary activity centers. 

 Proposals are reviewed 
against the Downtown Design 
Guidelines. 



Transit Village Area – Phase I 

 Proposed boundary reflects 
the Phase I area of the 2007 
Transit Village Area Plan. 

 Planned for high density 
transit oriented development. 

 May consider extending 
boundary to include all of the 
proposed “Reve” site review 
properties (boundary at left 
reflects inclusion of the site). 



Gunbarrel Community Area 
 Proposed boundary reflects 

the 2004 Gunbarrel 
Community Center Plan. 

 Plan encourages compact, 
pedestrian oriented 
development patterns with a 
mix of uses. 

 Plan includes its own 
supplemental height controls 
and sets forth a clear process 
for review of specific 
development proposals. 



North Boulder 

 Boundaries reflect the “future 
mixed-use growth” map in 
the NoBo Plan. 

 NoBo Plan’s intent is for 
development that is primarily 
up to three stories, but 
provides guidance to evaluate 
consideration of height 
modifications. 

 Concept plan for Armory site 
includes some buildings that 
would exceed base height 
allowed by zoning. 



University Hill Commercial Area 

 Proposed boundary is 
contiguous with that of the 
University Hill Business Main 
Street (BMS) zone. 

 The BVCP vision for the Hill 
encourages creation of a 
more diverse set of users. 

 Community priority to 
encourage investment and 
revitalization. 

 Past planning efforts provide 
guidance for review of site-
specific proposals. 



Industrial Zones 

 One and two story buildings 
located within industrial 
zones have been included to 
accommodate specific 
industrial uses. 

 Current regulations allow 
buildings up to a max of 45’  
if certain prescriptive 
standards are satisfied. 



Other Exemptions 
Areas with Topographic Challenges 
 The city’s method of measuring height can make it difficult to 

construct buildings on sites with extreme topography.   
 These circumstances currently arise once or twice a year, and 

are handled through administrative review, subject to 
Planning Board call-up 

 
Projects with a Minimum of 50% Affordable Housing 
 Exemption helps ensure that the proposed policy does not 

further limit opportunities for affordable housing. 
 The 50% trigger is based on the city’s adopted policies for 

annexation. 
 



Frasier Meadows 

 Property experienced 
significant flood impacts and 
continues to work on 
mitigation efforts 

 Master planning for potential 
facility redevelopment is 
underway; concern about 
ability to replace what is 
there 

 Including as an exempted site 
would preserve flexibility  

 Recommended for inclusion 
by Planning Board 



Boulder Valley Regional Center 
 One of the three major 

activity centers in the BVCP 
 29th Street (hatched area) was 

approved by voters in 1998 
for heights above 55’ 

 Recent approvals have 
allowed for 55’ in this area 

 Could consider inclusion of 
properties fronting major 
transit corridors (shown in 
blue) or properties at major 
intersections 

 Avoid Neighborhood Interface 
Areas 



Public Zones 

 Includes hospital sites 
(Foothills, Broadway and 
Mapleton) where facilities 
already exceed 35’ 

 Includes city facilities where 
structures sometimes exceed 
35’ 

 -  Parks and Civic Area 
 -  Emergency Equipment  

   (included in Planning Board’s  
   motion) 

 -  Civic Buildings / Rec. Centers 



 
 
 
 
 
 
 
 
 

Questions? 
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