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Executive Summary 
 

The University of Colorado at Boulder proposes 
to redevelop the Graduate and Family housing 
stock in the area north of Boulder Creek.  
Affordable housing for students, faculty and 
staff is difficult to obtain in the Boulder area.  
Lack of affordable housing in the community 
forces many to other front range communities 
forcing long commuting times, adding to traffic 
congestion and reducing the productivity of the 
university.  This document outlines efforts to 
plan for redevelopment of the north of Boulder 
Creek site. 

The area along Boulder Creek is the core of the 
university’s Apartment Life and Child Services 
programs.  This housing program serves 
graduate and undergraduate students, faculty, 
staff, post doctoral candidates and visiting 
scholar/faculty.   

These family housing apartments are past their 
useful life and have become a maintenance 
problem, meaning that a replacement plan 
must be developed. 

 

 
Athens Court Housing 

 

Existing Conditions 
The area is located along the northern edge of 
the Main Campus of the University of Colorado 
at Boulder, separated by Boulder Creek and a 
rise of approximately 60 feet to the Main 
Campus.  The site, roughly 50 acres including 
the creek area, currently houses graduate and 
family housing apartments, athletic practice 
fields and parking areas.  The site is bounded on 
all sides with existing development ranging 
from Main campus to the south, Boulder High 
School to the West, mixed residential to the 
north and regional retail to the east. 

The site has fabulous view of the Front Range 
Mountains and Boulder Creek area.  The site is 
easily accessible with close proximity to varied 
community services.   
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Goals and Objectives 
The intent is to replace the existing housing 
stock with new affordable units and increasing 
the stock with market rate units possibly using a 
third-party developer(s).  Redevelopment 
would reduce the flood risks in the area, 
improve the Boulder Creek wetland corridor 
and be designed to create a sustainable 
community, with a mix of housing and other 
university support facilities.   

The goal of the framework Plan is to advocate a 
direction for development that provides a living 
and learning environment organized to foster 
direct exchange among students, staff and 
faculty. The idea is to create a community 
where students, staff and faculty live, learn, 
work and recreate together in a sustainable 
environment. 

Program Summary 
Specific program elements have not yet been 
defined.   General concepts have been reviewed 
and discussed at a series of work sessions with 
university students, staff, faculty, community 
planners and neighborhood representatives.  

The program for the area should include a 
diverse mix of uses and housing types to ensure 
a vibrant community and attract a diverse set of 
potential residents. In addition to the Graduate 
and Family Housing programs, it is desired that 
redevelopment include space for the Athletics 
Football Practice Facility, development of 
outdoor recreation fields and provide additional 
academic and community spaces to help 
integrate the housing with the campus and 
community.  Expanding the housing offerings to 
faculty, staff and alumni is intended to provide 
a stabilizing element to the community. 

Framework Plan 
The intent of the Framework Plan is to provide a 
context and identify issues with redevelopment 
of the area.  Establishing a rational organization, 
identifying potential uses and densities of 
individual parcels is a first step in understanding 
the issues related to redevelopment. 

Future planning for the parcel will look into 
these issues in greater detail and provide 
stronger definition of the program uses and 
needs for redevelopment of the parcel. 

Community Concerns 
Discussions with community and neighborhood 
leaders have shown that current concerns are 
focused on the unknown of what 
redevelopment will bring and how it will impact 
the community.  There is some fear that the 
University will develop the property without the 
controls and process typical of development in 
the City.  Key contextual influences that should 
be considered with redevelopment of the site 
include capacity of existing circulation systems, 
scale of structures, adjacent uses and sensitive 
environmental areas. 



 
North of Boulder Creek Framework Plan 
University of Colorado at Boulder 7 

Relation to the University Mission 
The redevelopment of this area north of 
Boulder Creek could provide a strong role in 
implementing the goals of Flagship 2030.  Three 
Core Initiatives and one Flagship Initiative could 
be addressed though this project. 

Central to the redevelopment framework is 
Flagship Initiative 7: Creating University 
Villages.    The intent of the framework is to 
integrate students, faculty, and staff with 
education related mixed-use include academic, 
retail, office and recreation activities to provide 
a rich relationship between the campus and the 
Boulder community. 

The University Village concept, including an 
affordable faculty & staff housing element in 
the development, will help attract and maintain 
a talented and creative staff essential to the 
administration of  and operation of the a major 
research institution. Providing attractive 
Graduate/Family housing along with 
Faculty/Staff housing supports Core Initiative 5: 
SUPPORTING THE MISSION, Core Initiative 6: 
INVESTING IN THE TOOLS FOR SUCCESS and 
Core Initiative 7: LEARNING FOR A DIVERSE 
WORLD by investing facilities in an environment 
attractive to a diversity of faculty, students and 
staff as well as foster an inclusive community 
for all. 

Next Steps 
Assuming that a consensus can be reached by 
the campus that redevelopment is an 
appropriate consideration for the parcel. The 
next steps would include information gathering 
on the existing site conditions, infrastructure 
capacities and housing market needs.  Based on 
this technical data, detailed Master Site 
Development Plans and Design guidelines can 
be developed, including some financial pro 
forma, to be used as criteria for redevelopment. 
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Introduction 
 

Purpose of the Framework Plan 

The area north of Boulder Creek that is being 
proposed for redevelopment comprises 
approximately 52 acres of land, of which 
approximately 28 acres are developable and 24 
acres are heavily inundated by flood waters of 
Boulder Creek.  The University maintains a total 
of 637,274 gross square feet (gsf) of building 
space on this site. This area is currently 
primarily used as Graduate/Family Housing 
(502,542 gsf) with the exception of Athens 
North and College Inn buildings (127,748 gsf) 
that are temporarily utilized as Residence Hall 
space for single undergraduates. Some parking 
is located at the south east corner of the parcel 
along the creek for general campus use and 
football practice fields.  In addition this site also 
includes the location of the CU Children’s 
Center (6,984 gsf).  

Open Space on south side of Boulder Creek 

 

 

There are seven (7) primary building groups of 
different character and quality constructed over 
a 33 year period between 1954 and 1987. Also, 
there are six (6) smaller buildings that together 
make up the family housing expansion 
residences. These family housing apartments 
are past their useful life and have become a 
maintenance problem, meaning that a 
replacement plan must be developed.  In 
addition to this, the campus is expecting growth 
in graduate students and international students 
over the next ten years, who are primary users 
of this type of housing.  The goal is to replace 
the existing housing stock with affordable units 
(80% of market) and increasing the stock with 
market rate units possibly using a third-party 
developer(s). 

The intent of the Framework Plan is to explore 
the potential for the redevelopment of the site 
and establish parameters for additional studies 
and planning for the area. 



 
North of Boulder Creek Framework Plan 
University of Colorado at Boulder 10 

Planning Process 

The need to address family housing within the 
next ten year planning period was identified by 
Housing and Dining Services (HDS) staff during 
preliminary discussions related to the master 
plan.  A Master Plan Task Force was formed in 
October 2009; their report is available on line.1  
Subsequent to the task force report, two 
stakeholder groups, one internally focused and 
one community focused, were formed to act as 
focus groups for development of a framework 
plan.  These groups met in early March 2010 to 
provide a list of issues to be addressed in any 
planning effort.  A workshop was held on March 
16, 2010 where three stakeholder concepts 
were developed. The group assessed the 
strengths and weaknesses of each plan and a 
single framework plan that addressed the best 
from the stakeholder plans was developed. This 
plan was reviewed with the stakeholder groups 
on April 19, 2010 and was well received.  

 

Participants discuss ideas at the community workshop 

 

                                                           
1 
http://www.colorado.edu/masterplan/history/Documents/N
orth%20of/North%20of%20Boulder%20Creek%20Final.pd
f 

 

The University administration has been briefed 
on the progress of the master planning effort 
for the area.   The plan was presented to DRB 
on May 7, 2010 and is to be presented to BCPC  
by the end of summer 2010 as a progress report 
and informational review not subject to their 
action.  On May 19, 2010 an Urban Land 
Institute panel was held to critique the plan and 
make recommendations regarding the 
development concept from the private sector 
perspective.  The final public input will come at 
a master plan open house that will be 
scheduled for June, 2010.   A final report will be 
issued shortly thereafter that will be 
incorporated into the master planning process 
for adoption with the rest of the campus master 
plan in 2011. 

Feedback from all groups has been positive.  All 
groups, including the adjacent neighborhood 
and City staff, have cautiously encouraged 
increasing the density of housing in the area, 
while ensuring that the adjacent transportation 
network is not overwhelmed. Their acceptance 
of the increased density is combined with a 
belief that additional housing provided by the 
university will reduce the pressures on adjacent 
neighborhoods associated with student demand 
for housing. 
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Existing Conditions 
 

The area along Boulder Creek is the core of the 
university’s Apartment Life and Child Services 
programs.  This housing program serves 
graduate and undergraduate students, faculty, 
staff, post doctoral candidates and visiting 
scholar/faculty.    Along Boulder Creek between 
17th and Folsom (about a 9-block stretch), 595 
units are available through the family housing 
program. An additional 228 apartment units are 
available at Smiley Court, in the East Campus 
area. Of the 810 total family housing units, 50 
(6%) are studio 299 (37%) are one-bedroom, 
433 (54%) are two-bedroom, 27 (3%) are three 
bedroom and 1 (<1%) is a four bedroom. While 
this housing is commonly referred as ‘family 
housing’, current records indicate 53% of the 
units are classified as family occupants, 27% are 
classified as families with children.  Rental rates 
are targeted to be around 80% of the typical 
market rate for the Boulder area. Residents of 
the units appreciate the low cost of the units, 
but find the convenience to campus and a 
strong community to be great advantages to 
living in what are otherwise somewhat sub-
standard apartment units.  

 

Location of Site 

The geographic area for redevelopment is 
generally north of Boulder Creek, between 17th 
Street and Folsom Street, with Marine Street 
and Arapahoe Avenue as the northern edges. 

 

 



 
North of Boulder Creek Framework Plan 
University of Colorado at Boulder 12 

Contextual Influences 

Arapahoe Avenue is a minor arterial roadway 
carrying traffic east and west along the 
northern edge of the site.  Arapahoe has a 
narrow right-of-way and maintains a diverse 
character of old-time Boulder with a mix of 
residences and small businesses.  North of 
Arapahoe is the Goss-Grove Neighborhood, a 
mix of homes from the late 1800’s and early 
1900’s mixed with apartment buildings from the 
1970’s and 1980’s. 

 

Arapahoe road and Folsom Street  

17th Street separates the western edge of the 
site from Boulder High School.  17th is a 
significant collector street that connects the 
Norlin Quadrangle area of campus with the 
heart of downtown Boulder. 

Folsom Street is also considered a minor arterial 
street.  The roadway has a wide ROW and is a 
significant connection between Folsom Stadium 
and campus to the regional shopping district 
located northeast of the site.   

 

17th Street and Arapahoe Road 17th Street and Arapahoe 
Road 

 

Arapahoe Road near 18th Street  

The site is separated from Main Campus by the 
natural area along Boulder Creek.  The 
architecture of the main campus is diverse 
along the bluff over the site ranging from 
Charles Klauder’s Sewell Hall to the Sky Boxes 
over Folsom Stadium. 
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Physical Site Conditions 

There are seven (7) primary building groups of 
different character and quality constructed over 
a 33 year period between 1954 and 1987, used 
to house students, faculty and staff. Also, there 
are six (6) smaller buildings that together make 
up the family housing expansion residences.  
The University maintains a total of 637,274 
gross square feet (gsf) of building space on this 
site. 

Topography of the site is generally flat, sloping 
slightly from west to east following the flow of 
Boulder Creek.  Views from the site range from 
close in view of the natural creek area to those 
of the Flatirons and Front Range foothills. 

 

 

 

 

Boulder Creek Multi-Use Path 

Access and Circulation 

Primary vehicle access for the western half of 
the site  is through an existing urban street grid 
with access to 17th Street and Arapahoe 
Avenue.  Within this portion of the site the 
street grid begins to break down, but is roughly 
maintained as a series of parking lots and 
driveways.  The eastern half of the site has 
access to Arapahoe Road and Folsom street.  
Interior circulation is more of an organic form 
with large parking areas around the perimeter 
of the Newton Court Complex; access to 
buildings is through a series of pedestrian 
walkways.  Currently there is limited connection 
between the east and west portions of the site. 

The Boulder Creek path is a major bikeway and 
pedestrian route for the Boulder community.  
This path acts as a major east-west arterial path 
for the Boulder Bikeway system and is heavily 
traveled by commuters and recreational users.  
This multi-use path has potential to be a 
significant connection to the East Campus these 
area develop. 

In the north-south direction, both 17th and 
Folsom Streets convey significant bicycle and 
pedestrian traffic between the Main Campus 
and the Goss-Grove community to the north.  
Heavy pedestrian flows are typical 
approximately every two blocks bisecting the 
site. 
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Public Transportation 

Public bus transportation is provided adjacent 
to the site along Arapahoe Road (Jump) and 
Folsom Street (Hop).   Broadway Avenue 
approx. 1/3 mile west of the site, offers a ten 
additional public bus routes include regional 
routes throughout the metro area and to DIA. 

Currently a shuttle bus is provided during the 
school year to undergraduate residents in the 
College Inn and Athens North buildings Sewell 
Hall where their dinning service is provided.   
This shuttle has limited service and is available 
only during prime hours for the dining service. 

 

HOP Bus on Folsom Street near Newton Court 

Parking 

Parking in the area is provided through surface 
lots throughout the site.  A majority of the 
spaces (919 spaces) are managed by HDS and 
dedicated to serving residents of the family 
housing units.  These lots provide 1.5 spaces per 
unit or 0.8 spaces per unit and are 
underutilized.   

Parking and Transportation Services (PTS) 
manages lots at the east and west end of the 
site (229 spaces) near the creek that serve 
parking needs of the Main Campus.  These lots 
have a higher utilization as parking is in high 
demand within walking distance to the campus.  

Surface Parking near Athens Court Apartments 

Density 

Current density of the 50-acre area is range of 
12 dwelling units per acre (DU/AC).  The floor-
area-ratio (FAR), or ratio of building area to land 
area, for the site in the range of 0.3.  These 
density figures are typical of suburban multi-
family communities. 
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Open Space, Recreation and Athletics 

The creek corridor is largely undeveloped and 
natural habitat.  This area extends from the bike 
path across the creek and up the hillside to the 
main campus.  Development in this area is 
limited to a few pedestrian trail connections 
between the campus and the north side of the 
creek. 

The western portion of the site is characterized 
by buildings surrounding semi-private 
courtyards.  Outdoor recreation courts, picnic 
areas and playground areas exist along the 
couth and eastern edge of this portion of the 
site.   The center section of the site is 
dominated by the athletic practice fields and a 
large open space area between the fields and 
the Naropa University properties.  The Newton 
Court area at the east end of the site is 
characterized by larger walk-up style apartment 
building surrounded by green spaces.  These 
open spaces tend to less used by the residents 
that those on the western side of the site. 

 Boulder Creek Floodway and Flood Plain 

The entire site is impacted by the Boulder Creek 
flood plain.  Currently new flood studies are 
being developed and planned for formal 
adoption in the next few years.  The zone along 
the creek is anticipated to remain a prime 
conveyance zone.  It is believed that other areas 
of the site can be modified to provide 
developable land. 

 

Vegetation 

The riparian corridor located along Boulder 
Creek from 17th street to Folsom includes a 
unique ecologically diverse habitat not found in 
many parts of Boulder.  It is home to many 
species of birds and animals making their 
homes in the mature canopies of trees and 
thick underbrush.  Plantings in this area range 
from plains cottonwood, crack willow, Russian 
hawthorn, green ash and Russian olive.  
Understory plantings include western 
snowberry, chokecherry and sumac among 
others.  Plantings include native species, along 
with species introduced by others and material 
that has “jumped” from other sites.  In 1986, 
the University joined the City of Boulder in the 
creation of the CU Boulder Creek Nature Area 
which constructed the multi use path on the 
north side of Boulder Creek, a natural running 
trail on the south side along with areas to be 
used for educational purposes.  Reports created 
for this project note the ecological sensitivity of 
the area and the need for preservation. 

The site north of Boulder creek is also home to 
a variety of mature trees creating shade and 
windbreak for the entire area. Species include 
native and non native varieties, some of which 
have adapted well to the climatic conditions 
and could be considered for special protective 
status.  Other areas include trees and plantings 
that have not acclimated well, or have not been 
maintained and should be considered for 
removal.  Development of the entire site will be 
done with sustainable goals and will include a 
site assessment in the planning stages detailing 
existing site conditions, including mature trees 
and understory material, micro climates and 
species habitat. 
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Goals and Objectives 
 

Project Goals… Minimum Requirements 

•  Floodway improvements 
• ~700 Graduate/Family Housing units 

(600 min.) 
• Athletics – Football Practice fields 
• Recreation / Intramural  

o sports fields 
o Tennis / Basketball / Volleyball 

courts 
 

Project Goals… Preferred Extras 

• Double the Housing density (1,300 + 
units) or greater 

o Affordable Faculty/Staff 
Apartments 

o Alumni/Community Apartments 
• Academic/Community services space 
• Campus/Event parking 
• Additional student recreation fields and 

facilities 

Density 

The urban location of the 50-acre area should 
accommodate increasing the density to at least 
24 dwelling units per acre (DU/AC) but should 
not exceed 35 DU/acre.  The floor-area-ratio 
(FAR) for the site could approach a FAR of 1.0 
by a blend of housing with other campus and 
community spaces.  These density figures are 
typical of urban communities and similar to the 
central area of Main Campus. 

 

 

Sustainability 

• Reduced automobile dependence 

• Restoration of habitat/wetlands and 
creek 

• Storm water management 
• Walk-able streets/Tree lined and 

shaded streets 
• Mixed income diversity 
• Transportation demand 

management/reduced parking footprint 
• Transit facilities 
• District Heating & Cooling 

[geothermal?] 
• On-Site renewable energy sources 
• Compact development 
• Access to recreational facilities 
• Visit-ability and Universal Design 
• Community outreach and involvement 
• Water efficient landscaping 
• Heat island reduction 
• Solar orientation 
• High performance buildings, Certified 

Gold+ 
• Light pollution reduction 
• Mixed-use neighborhood centers 
• Car sharing 
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Program Summary 
This well-positioned 50-acre site is currently 
home to outmoded low density multi-family 
housing surrounded by a large amount of 
surface parking configured for the automobile 
rather than the pedestrian.  As the core of the 
Graduate and Family Housing program, 
development of affordable appropriate housing 
facilities is core to the research mission of the 
university. 

North Boulder Creek redevelopment is viewed 
by UCB as a sustainable, smart growth 
neighborhood development project. The 
university is excited to look beyond individual 
buildings and underscore its commitment to 
reducing the impacts of automobile-dependent 
development through proximity to transit and a 
mix of uses.  This project has the potential to 
represent a valuable endorsement of the 
campus commitment to providing high-
performing buildings, preserving existing 
infrastructure and creating enduring places of 
lasting value. 

Surface Parking near Newton Court Apartments 

 

Housing-Graduate/Family 

A significant portion of the graduate and family 
student housing will need to be priced at the 
lower end or below market rates.  Finishes will 
need to be durable to withstand the potential 
turnover of occupants.  Unit sizes and amenities 
may be smaller than average market, but 
similar to other affordable housing stock in the 
Boulder community. 

Courtyard at Marine Court Apartments 

Housing-Faculty/Staff/Alumni 

This part of the program is intended to provide 
stability to the community as well as a potential 
economic generator for the redevelopment of 
the community.  This segment of the housing 
could be quite varied, ranging from below 
market rate housing similar to that developed 
for graduate student families for staff, to large 
higher end units that could developed as “for 
sale units” that takes advantage of cultural 
amenities that the campus and nearby Boulder 
community has to offer that would appeal to 
faculty, administrators and alumni. 
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Athletics 

Athletics currently has three football practice 
fields on the site; two natural grass and one 
synthetic field that the bubble is erected over 
during fall and winter.    Athletics would like to 
maintain this general location for football 
practice fields, due to the close proximity to the 
Dal Ward Center.  Development of a facility for 
storage of equipment, space for athletic 
trainers to work out of and other support 
functions adjacent to the practice fields is 
desired.

Entrance to Athletics Practice Fields 

Future needs may include a multi-use field with 
stadium seating (1,000?) that could be used for 
soccer, lacrosse, football and other events.  This 
stadium could be shared with intramural teams 
and serve recreation needs along with athletics.  
This stadium facility would require support 
facilities including locker rooms, storage and 
concessions.  These support facilities could be 
used to support other athletic and recreation 
fields in the area. 

Equipment Storage near Athletics Practice Fields 

Recreation 

Outdoor recreation fields are significantly 
lacking on the campus.  Recreation would like to 
develop fields in this area that is close to the 
main Student Recreation Center and has good 
access for the student residents.  Outdoor 
recreation fields may be smaller in size than 
those needed for athletics, but would be 
preferential if lighted to extend the hours of use 
into the evening hours.  Intramural sports do 
require regulation size fields and are needed for 
soccer and lacrosse; a stadium setup that could 
be shared with athletics could meet intramural 
needs. 

Other outdoor recreation needs include a 
minimum of four outdoor tennis courts, 
multiple sand volleyball courts, basketball 
courts and other non-programmed play fields. 

Recreation is currently looking at renovation 
and expansion of the current indoor recreation 
facilities.  The existing site has limited room for 
expansion and consideration is being given to 
finding a satellite location to replace the 
existing ice rink.  Ice rink operations have 
limited ties to other recreation activities, but 
could be a strong anchor for developing satellite 
facilities to serve students.  Rental income from 
the ice rink could be increased with a location 
that has better community access than the 
existing recreation center.  Sites near the corner 
of Arapahoe and Folsom could be considered 
for this type of facility. 
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Common Uses  

Common uses help to build and sustain the 
community.  They act as meeting places within 
the neighborhood and provide a sense of 
vibrancy for the community.   Common facilities 
will depend on the final mix of uses and housing 
types.  The following are potential options to be 
considered: 

• Student Commons 
• Fitness/Cardio workout areas 
• Recreation/Game rooms 
• Meeting rooms 
• Coffee shop/dining facility 

Academic Facilities 

Critical to the project are integration of the 
academic aspect of the university.  Providing 
some academic uses in the community will help 
to integrate the community with the campus.  
The intent of the Campus master plan is to 
concentrate the academic and research uses 
into the Main Campus and East Camus areas.  It 
is believed that some general use classroom 
and academic office facilities would be 
appropriate for the area and would provide a 
connection for the community to the academic 
mission of the university. 

Parking & Transportation 

Transportation and parking demand 
management for the development should be 
used to limit the need to develop parking lots to 
serve the community.  Some consideration 
should be given as to whether parking should 
be developed in the area to serve the special 
event needs of the Stadium and other campus 
events.   

It is believed that at full build-out, the goal for 
parking should be at one space per dwelling 
unit and that parking for other uses should be 
minimized.  By increasing the overall density 
and diversity of uses, the intent is to create 
demand, justify high levels of services for 
additional community bus transportation and 
development of campus transportation systems 
to serve the area.  It is suggested that 
development of these programs early in the 
redevelopment process is a better investment 
for the campus than investing in the 
development of parking structures or surface 
lots. 

Surface Parking near Athens Court 
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Civic & Public Spaces 

These community spaces are critical to creating 
a sense of community for the residents that 
improves physical and mental health and social 
interaction.  These spaces may include informal 
play area fields and court spaces for recreation, 
sidewalk café or plaza areas for community 
gatherings.  Indoor spaces might also be 
considered for central mail facilities, laundry, 
meeting rooms, recreation rooms and lounges. 

Larger scale facilities that are intended to serve 
the campus and Boulder community could also 
be considered as civic and public spaces.   These 
types of facilities help to integrate campus life 
with the surrounding community and could be 
considered for the area close to Folsom Street.  
The following are potential types of facilities 
that could be considered on the site: 

• Conference Center/Hotel 
• Ice rink/Field House 
• Community College/Continuing 

Education Center 
• Soccer/Rugby Stadium 

 Farrand Filed on Main Campus 
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Framework Plan 
The Framework Plan is a conceptual description 
of development goals with calculated, 
theoretical development densities.  It is a tool 
to communicate university’s desires to planners 
of subsequent phases.  

Framework concepts have focused on options 
for maximizing the density for housing on the 
site while understanding that flexibility needs to 
be maintained to allow for other campus needs 
to be addressed on this prime site adjacent to 
main campus.  

 Sustainable community 

Sustainability is a term that has grown rapidly in 
popularity in recent years. Sustainability is 
commonly defined as the ability to meet the 
needs of the present generation without 
compromising the ability of future generations 
to meet their own needs.  At an institution of 
higher education, the concept of sustainability 
can be applied to education, research, and 
learning as well as the physical imprint of the 
campus itself on the natural environment. 
Through green building and strategic planning 
and design of campus facilities and systems, a 
university can greatly reduce its impact on the 
natural environment while also serving as a 
living laboratory for the advancement and 
education of sustainability. 

As a large scale redevelopment of a significant 
parcel of land close to the main campus, the 
planning and implementation of this project can 
be used to solidify the campus commitment to 
sustainability and help define a path for future 
sustainable development on campus and the 
surrounding community.  

 

Open Space south of Athens Court Apartments 

Enhancement of the Urban Grid 

Utilizing the urban street grid of the 
surrounding community and extending this 
fabric onto the site as the organizing structure 
for the community is believed to be a tool that 
can help integrate the new development into 
the fabric of the adjacent neighborhood, 
provide human scale for the residential uses 
and create a strong hierarchy of circulation. 

The development of the grid should be 
reviewed to establish a hierarchy of circulation 
types that control traffic flows onto existing 
overcapacity transportation networks or attract 
thru traffic into the community. 

Some elements of the American Campus 
planning principles, with larger block structures 
and buildings centered on a central green may 
be appropriate on the eastern portion of the 
property should the uses become more civic or 
academic in nature. 
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Civic and Public Spaces 

The primary public space to be developed 
within the site is the Boulder Creek corridor 
including the Boulder creek multi use Path.  This 
zone is an important civic space not only for the 
university community, but for broader Boulder 
community.  This area will need to have points 
of interface with the natural areas of the Creek 
and allow for heavy pedestrian traffic related to 
events located at Folsom Stadium and the main 
campus.  

 The Village Green located south of the Naropa 
campus is indented to an additional informal 
gathering location for the community.  This 
public space should be designed for the use of 
the occupants of the area and allow for use by 
the adjacent neighborhood.   This could also 
have a Civic Plaza developed adjacent to it in 
conjunction with nearby athletic facilities or 
community transit hub.  

Open Space South of Naropa University, near Newton 
Court Housing 

The block located at the corner of Arapahoe 
and Folsom Streets is considered to be the best 
building site should a civic or public use be 
deemed appropriate such as a conference 
center, recreation facility or other use that 
might serve the broader Boulder community.  

Defensible spaces 

In contrast to the design of the public and civic 
spaces needed to create a vibrant 
neighborhood, it is believed that the 
development of ‘defensible space’ is a key to 
the success for housing that serves family needs 
of the campus.  These semi-private spaces help 
establish a pride of ownership, encourage 
interaction of neighbors and helps to develop 
an ‘extended family’ that can support the 
spouses and children of the graduate students, 
visiting scholars and new faculty. 

Defensible spaces balance encouraging use by 
the residents adjacent to the space with 
discouraging use by the larger community.  The 
key is the development of a communal area in 
which residents can “extend the realm of their 
homes and the zone of felt responsibility.”  
Outdoor play areas close to the dwelling unit 
entries for family access and surveillance of 
children are critical for students with families.  

Courtyard area at Athens Court Apartments 

 Circulation paths and common entry are 
important aspects of defensible design as well. 
Residents must feel a need to extend their 
protective attitudes to locations where property 
and urban streets and surroundings connect. 
The interfacing between private property and 
community space should be protected similarly. 
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Parking/Transportation Demand 
Management Strategy 

The site appears to be a perfect example of a 
site that can accept transportation demand 
management (TDM) strategies.  Close proximity 
to the campus, community shopping and 
entertainment limit the regular need for 
automotive access.  Strategies for TDM should 
include reduced availability of parking, creating 
a parking district and de-coupling the provision 
of a parking space from individual dwelling 
units, provision of car share programs and 
establishing campus or public transportation. 

One element for the TDM strategy may be 
setting density targets that will ensure there are 
enough potential customers for transit to justify 
frequent service. 

Service Access 

Service access should be provided to all building 
in the development.  Service levels to campus 
facilities are typically higher than many building 
types and this should be considered when 
looking at site circulation patterns.    

Varied Housing Types 

It is believed that providing a variety of housing 
unit sizes and price points is desirable within 
the community.  Affordable housing for 
students is a critical aspect for the 
redevelopment.  Providing housing for faculty, 
staff and alumni can help provide stability to 
the community and a student population that is 
transient in nature.  Providing varied unit sizes, 
in varied building types within the larger 
community should appeal to a broader market 
segment and be more adaptable to changing 
market conditions over time. 

Building Height and Mass 

Building height should be limited along the 
property edges to three stories (some fourth 
story lofting may be permissible) to match the 
character of the adjacent neighborhood and be 
respectful of the City height regulations.  
Interior to the site, taller buildings could be 
allowed to increase the site density. 

Campus building design has a long history of 
using building massing that step down at the 
edges to reduce the apparent mass and break 
the bulk of the large institutional structures.  
This strategy should be included in this 
community to help reduce the visual mass of 
larger buildings, connect the redevelopment of 
the area with the main campus thru building 
forms and provide for a better pedestrian scale 
for the community. 

Recreational and Athletic Facilities 

Development of outdoor recreation and athletic 
facilities is believed to be an appropriate use of 
the area within the overbank flood zones of the 
site.  Outdoor recreation space close to campus 
and student residents is limited and in high 
demand.  Existing athletic practice fields may 
remain or could be modified to help 
accommodate flood waters.  Potential exists to 
develop some joint facilities for intramural and 
athletic use.  Along with the outdoor field and 
court space, support facilities for dressing 
rooms, equipment storage and other support 
for the users should be considered.  Lighting of 
these outdoor facilities is highly desirable to 
meet the student demand during non-prime 
academic hours.  Methods for limiting the 
impact of lighting these facilities through buffer 
areas and screening should be reviewed closely 
during future planning efforts. 
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Phasing Strategy 

The first phase of redevelopment will be to 
provide units as replacement for a portion of 
the family housing units on the site.  A likely 
location for developing these units would be in 
the Williams Village area east of Bear Creek 
where 200 townhome style units are master 
planned for campus use. 

Once replacement housing units are available, 
existing buildings can be strategically removed 
to allow work to begin on the major 
infrastructure improvements of extending 
Athens Street through the site to Folsom and 
start earthwork required for flood mitigation. 

With completion of these initial phases of the 
infrastructure development, redevelopment is 
projected to take place generally from west to 
east, but could vary depending space needs. 

Community Concerns 

The largest and most consistent concern 
expressed by the community is the impact that 
redevelopment and increased densities might 
have on an existing overstressed transportation 
network in the area.  Several community 
members expressed concerns including a fear 
that the university could develop large scale 
buildings adjacent to the smaller scale existing 
community fabric and overwhelm the character 
of the neighborhood. 

Community Outreach 

The development of the framework plan to date 
has used several neighborhood and community 
forums to provide input into its development.  
The university has its own internal planning 
process that campus is familiar with, but the 
community is not.  As planning continues for 
the site, the process will require an even 
greater public outreach to build consensus and 
to inform the community of the project intent 
and receive feedback.   One can expect that 
there will be disorder at times and vocal 
constituencies expecting specific outcomes.   
The redevelopment process will require an 
ongoing outreach effort be made to minimize 
the distrust and misunderstanding of the 
Boulder community that has been the 
perception of some past projects. 
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Next Steps 
Background Data 

Site Surveys 

Establishing a survey of the site to identify the 
topography, significant vegetation, property 
boundaries, existing buildings and other 
infrastructures is crucial to moving forward with 
the planning and development of the site.   

Housing Market Studies 

While demand for housing adjacent to campus 
appears limitless, a detailed study of the 
community housing market should be pursued.  
The study should include needs based on 
campus demands along with other housing 
markets for the central Boulder community.  
Projections for market absorption, identification 
of housing development sites close to campus, 
appropriate unit types and market rates that 
could be developed in the area should be 
included. 

Transportation Studies 

Studies will be required to look at the capacity 
of adjacent transportation improvements and 
what impact the proposed development may 
have on existing networks.  Studies should look 
not only at vehicular traffic, but pedestrian and 
bicycle traffic as well.   

The study will be used to establish 
transportation demand management strategies 
for the community and potentially set density 
targets that will ensure there are enough 
prospective customers for transit to justify 
frequent service. 

Micro-Master Plan 

The Micro-Master Plan or Master Site 
Development Plan (MSDP) is intended to 
outline the vision for the area and establish 
desired social development outcomes by 
providing a strong framework for the 
development. The MSDP is used to determine 
where land uses are to be located, program 
requirements, building sizes, density and 
massing, circulation routes, drainage 
requirements, utility routes, easements, 
setbacks and build-to requirements.  

Beyond establishing the above technical 
parameters of land use as a typical municipal 
zoning code, the MSDP can provide graphic 
vignettes to describe the expectations and 
elements that might be used to create the 
character of the community.  Vignettes might 
include differing styles of: streetscapes, building 
massing types for varied building densities, 
courtyards, bicycle and pedestrian pathways, 
site entries and other elements that can be 
used to define the character of the community. 

As part of the clarification of social 
development goals, the MSDP would define 
priorities in developing this parcel as a 
sustainable community.   LEED for 
Neighborhood Development (LEED-ND) offers a 
means to integrate principles of environmental 
sustainability into a project such as this through 
a holistic approach to neighborhood planning.  
Adopting LEED-ND or similar rating system as a 
requirement for the development may be part 
of the MSDP and Design Guidelines.
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Design Guidelines 

Prior to moving to a development proposal it is 
strongly suggested that the university establish 
a series of Design Guidelines for the parcel.   
The mission of the Design Guidelines is to 
create a commonly understood set of 
expectations for the character and quality of 
the development.  The Guidelines should define 
a set of standards for the design of individual 
sites, buildings, roadways, landscaping, open 
space, parking, recreation facilities and other 
site improvements.  By providing a palette of 
materials, equipment, fixtures and other design 
elements, the Guidelines act as a tool along 
with the Master Site Development Plan, that 
establish a means to provide a cohesive visual 
character to the community and act as a 
yardstick for measuring appropriate 
development of individual parcels. 

Guideline topics should include: 

• Site Planning Design 
• Storm Water Management/Drainage 

Design 
• Vehicular Circulation Design 
• Pedestrian and Bicycle Circulation 

Design 
• Parking lot and Structure Design 
• Landscape Design 
• Architectural Design 
• Special Design Guidelines for individual 

building types 
• Exterior Lighting Design 
• Exterior Signage Design 
• Site Furnishings Design 
• Environmental Performance Standards 
• Special Design Guidelines for 

Construction Sites 

The format of each Guideline topic should 
include: 

• A Policy Statement, explaining the issue 
and establishes the design goal 

• A Guideline Statement establishing the 
design objective and sets a specific 
target or standard. 

• An illustration showing one or more 
appropriate design solutions 

• An Amplification Statement that 
suggests alternative solutions or covers 
miscellaneous considerations 
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Summary 

The development of a clear vision presented 
through the MSDP and Design Guidelines is 
critical to attracting outside development 
partners by providing a stable and predictable 
climate for investment.   These documents can 
act as a tool to inform the community and build 
acceptance for the project with the 
neighborhood and Boulder community. While 
these documents are flexible in nature to 
provide for adjustment to changing campus 
needs over time, they are to provide continuity 
and constancy to the redevelopment of the 
area. 

It is imperative that the design of the site 
infrastructure, landscaping, architecture and 
site details be of high quality and that these 
elements be visually and functionally 
coordinated with the Main Campus elements so 
that a sense of continuity with the University is 
established.  The goals of Guidelines and the 
MSDP are to create a commonly understood set 
of shared expectations for the character of the 
community. 
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Appendix 
Framework Plan Layout 
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City of Boulder Flood Mapping 
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City of Boulder Zoning of Area 
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Impact of the North of Boulder Creek Framework Plan on 
Boulder Creek Flood Plain 
 
 

Letter of Recommendation and Opinion 
Harris Kocher Smith Engineers 
March 3, 2011 
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