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BVCP-20-0001: BOULDER VALLEY COMPREHENSIVE PLAN MID-TERM 
UPDATE 
 
Description: Request for approval and adoption of the elements which require four-body 
review in the 2020 Boulder Valley Comprehensive Plan (BVCP) Mid-term Update.  
 
Staff: Alberto De Los Rios, Long Range Planner I; Hannah Hippely, Long Range Planning 
Manager; Jean Gatza, City of Boulder Senior Planner 
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BOULDER COUNTY PLANNING 

COMMISSION 
 

Wednesday, January 20 – 2:00 PM 
 

Due to COVID-19 Meeting to be Held 
Virtually 



DISCUSSION 
  
In 2020, City of Boulder staff in partnership with Boulder County staff, initiated the Boulder 
Valley Comprehensive Plan (BVCP) Mid-Term Update. “Major” updates take place every 
10 years and “minor” or mid-term updates occur sometime in between the 10-year period. 
According to the current BVCP, “the purposes of the mid-term update are to address 
objectives identified in the last major update and review progress made in meeting those 
objectives, provide an opportunity for the public to request changes to the plan that do not 
involve significant city and county resources to evaluate, and make minor additions or 
clarifications to the policy section.” Between May 2020 and July 2020, staff reviewed 
community- and staff-initiated amendments submitted for the mid-term update; all items in 
this report were determined adequate for the mid-term update scope and those items that did 
not receive further consideration will be reviewed in the next major update.  
 
The City of Boulder’s Council approved the BVCP’s Mid-term update on December 15, 
2020 preceded by the city’s Planning Board approval on December 3, 2020. The last step 
required for full approval involves the County’s Planning Commission and Board of County 
Commissioners (BOCC)’s approval of the proposed changes.    
 
The intergovernmental agreement (IGA) between the City of Boulder and Boulder County 
outlines the different types of review during major and mid-term updates and approval 
bodies required as follows:  
 

• Area I land use changes = city  
• Area II land use changes along the western edge of the service area below the blue 

line = city 
• Area III land use changes = city and county  
• Minor adjustments to the Service Area (Area III-Rural Preservation to Area II) = 

under 5 acres: city  
• Service area contractions (Area II to Area III Rural – Preservation) = city and county 
• Policy changes = city and/or county depending on the entity(ies) described in the 

policy  
• Text changes (plan and program summaries, subcommunity and area plan section) = 

city 
 
Currently, the IGA extends through December 31, 2037. As part of this update, the City of 
Boulder included the recommendation to approve the extension of the IGA’s term for five 
additional years. County staff also recommends the extension of the IGA. Attachment K 
provides more information about this request; this request only requires two-body approval 
from City Council and the Board of County Commissioners.  
 
Among the 11 items proposed (Items A through K), 3 require four-body review and 
approval. These items have already been approved by the two City bodies and are before 
Planning Commission for decision before they will proceed to the Board of County 
Commissioners. The items under review by Planning Commission at this time are described 
as follows:  
 
 
 

https://bouldercolorado.gov/pages/2020-mid-term-update
https://bouldercolorado.gov/pages/2020-mid-term-update


Area I, II and III changes 
H. Service Area Contraction to reflect the 2016 voter approved Blue Line including 
Area I, II, III Map changes from Area I to Area III–Annex and Area II to Area III–
Rural Preservation for city Open Space and Mountain Parks properties as described 
in Attachment H. 

 
I. Land Use changes for recently acquired city Open Space and Mountain Parks 
properties as described in Attachment I.  

 
Policy and Text changes 

J. Policy and Text changes to reflect adopted policies and plans since the last update 
as shown and described in Attachment J.  

 
Among the changes, the following require four-body approval:  
 
City and County Approval (4 Body)  
Chapter & Section Amendment Description Notes 
Chapter III Section 
6 Transportation 

Amend and add new policy 
language to reflect 2019 
Transportation Master Plan 
direction, add new policies 
for Transportation Equity and 
the Low-Stress Network, and 
updating other policies 

City of Boulder Transportation 
Master Plan (TMP) – Accepted Fall 
2019 
Vision Zero Goal  
Low-Stress Walk and Bike Network 
Plan  

Chapter III Section 
7 Housing 

Amend and add policy 
language to reflect the new 
affordable housing goal to 
secure 15 percent of all 
residential properties within 
Boulder as permanently 
affordable to low-, moderate-, 
and middle-income 
households by 2035 

Adopted by City Council in 2018  

Chapter III Section 
8 Community 
Well-Being & 
Safety 

Amend Human Services 
policies to reflect direction 
from the adopted 
Homelessness Strategy 

Adopted by City Council in 2017 

  
For a full list of these changes, please see Attachment J, which include the changes above 
along with all other items that only require city approval.   
 
RECOMMENDATION 
Staff recommends that Planning Commission consider this matter and act in the form of the 
following motion:  
Move to approve and adopt the Boulder Valley Comprehensive Plan mid-term update as 
shown and described in the Jan. 20, 2021 staff report. 
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https://www-static.bouldercolorado.gov/docs/Indigenous_Peoples_Day_Resolution_1190_-_no_seal-1-201608230837.pdf
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https://www-static.bouldercolorado.gov/docs/AB_Area_Plan_-_Final_-1-202001211144.pdf




https://www-static.bouldercolorado.gov/docs/PHASE_1,2,3,_4_Vision_Plan_+_Area_Plan_What_we_heard_summary-1-201908051529.pdf?_ga=2.117010625.615010696.1565021645-624417801.1559772513
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STAFF RECOMMENDATION  

Staff is recommending a land use change to Transitional Business (TB) for the following reasons:  

1. Transitional Business Land Use purposefully is shown at the intersection of and along certain 

major streets and areas that provide a transition to residential areas. The current development 

provides a buffer between the residential area to the east and Foothills Parkway.  

2. Transitional Business in this location aligns with the existing character and current uses on the 

site. It would also allow for housing in the future.  

 

 

COMMUNITY INPUT  

Written notice of the proposed change and update process was sent to property owners in the area. 

Staff received questions from several nearby property owners. No addition feedback was received.  

Feedback on BeHeardBoulder: 

 

I don't know why we don't just zone it medium density multi-use to allow it to be anything? I'm 

worried it will have large setbacks (ugly, encourages speeding) or large parking lots/ parking 



minimums (ugly, encourages driving). This minute lot by lot euclidean zoning is stupid. please 

switch to form based zoning. This lot should not be allowed to be industrial. that's the end of 

my requirements. 

 

ANALYSIS 

Criteria for Land Use Map Changes 

To be eligible for a Land Use Map change, the proposed change:  

a) On balance, is consistent with the policies and overall intent of the comprehensive plan;  

b) Would not have significant cross-jurisdictional impacts that may affect residents, properties or 

facilities outside the city;  

c) Would not materially affect the land use and growth projections that were the basis of the 

comprehensive plan;  

d) Does not materially affect eh adequacy or availability of urban facilities and services to the 

immediate area or to the overall service area of the City of Boulder; 
e) Would not materially affect the adopted Capital Improvements Program of the City of Boulder; 

and  

f) Would not affect the Area II/Area III boundaries in the comprehensive plan. 

Evaluation:  

a). On balance, is consistent with the policies and overall intent of the comprehensive plan;  

Transitional Business Land Use purposefully is shown at the intersection of and along certain major 

streets and areas that provide a transition to residential areas. The current development provides a 

buffer between the residential area to the east and Foothills Parkway. The existing uses on the site, 

including dental, administrative and professional offices, are inconsistent with the current Medium 

Density Residential land use designation.  

b) Would not have significant cross-jurisdictional impacts that may affect residents, properties or 

facilities outside the city;  

No cross-jurisdictional impacts are anticipated from this change. 

c) Would not materially affect the land use and growth projections that were the basis of the 

comprehensive plan;  

No effect on growth projections is anticipated from this change.  

d) Does not materially affect the adequacy or availability of urban facilities and services to the 

immediate area or to the overall service area of the City of Boulder; 

No effect on urban facilities and services is anticipated from this change.  

 

e) Would not materially affect the adopted Capital Improvements Program of the City of Boulder;  

No impact to the CIP is anticipated resulting from this change.   

 Would not affect the Area II/Area III boundaries in the comprehensive plan. 

The change would not affect the Area II/III boundaries.  

 



Rezoning  

Staff will initiate rezoning to implement land use changes in the BVCP Mid-term update in 2021. 

Analysis to determine the appropriate Transitional Business zoning would occur at that time.   

 



F. Hillside Road Properties   Public Request     

 

Request Summary for 1345 S. 

Broadway   

• Requester: Property Owner of 1590 

Hillside Road. Staff recommended 

including several other properties in 

the area with similar conditions 

• Type of Request:  Land use map 

change 

• Brief Description of Request:  

Land Use amendment from Public 

(PUB) to Low Density Residential 

(LR) on a portion of the parcels where 
applicable.  

• Approval Required:  Two body 

 

Existing Conditions  

• BVCP Designations: Public (PUB) and 

Low Density Residential (LR) 

• Zoning: RL-2  

 

Jobs and Housing Assumptions 

• The proposed change will have no 

effect on existing or future housing 

units or jobs.   

Site Description  

The area is a developed single-family 

neighborhood. The area is within the Hillside 

Historic District and this change will not affect any 

of the current regulations regarding historic 

preservation. 

Addresses included:  

• 1590 Hillside Rd. 

• 0 Hillside Rd. 

• 1610 Hillside Rd. 

• 1670 Hillside Rd. 

• 1810 Hillside Rd. 

• Also includes 2 small portions of parcels owned 

by the University of Colorado  

 

 



 

Entrance to Hillside Road     View from Hillside looking uphill toward CU buildings 

 

 

 



 

STAFF RECOMMENDATION  

Staff is recommending changes to remove the Public (PUB) designation on residential parcels and 
remove the residential land use on parcels owned by the University of Colorado (CU) and the Boulder 

Valley School District (BVSD) with public uses.   

• This change does not represent a change in policy or vision for Low Density Residential areas or 

the public uses.  

• Correcting this error does not signal a change the low-density residential character of the area. The 

Public Land Use designation is typically used for all CU and BVSD properties.  

• The area is within the Hillside Historic District and this change will not affect any of the current 

regulations regarding historic preservation.  

 

 

COMMUNITY INPUT  

Written notice of the proposed change and update process was sent to property owners in the area. 

Staff received questions from several nearby property owners. No addition feedback was received.  
 

One question was submitted on BeHeardBoulder: why is it low density residential? we shouldn't have that. 
no more euclidean zoning. if it needs to be low density for ecological reasons (preventing it sliding into the 
creek or something) then it should be low density mixed use. otherwise it should be medium density mixed 
use. 
 

ANALYSIS 

Criteria for Land Use Map Changes 

 

To be eligible for a Land Use Map change, the proposed change:  

a) On balance, is consistent with the policies and overall intent of the comprehensive plan;  

b) Would not have significant cross-jurisdictional impacts that may affect residents, properties or 

facilities outside the city;  

c) Would not materially affect the land use and growth projections that were the basis of the 

comprehensive plan;  

d) Does not materially affect eh adequacy or availability of urban facilities and services to the 
immediate area or to the overall service area of the City of Boulder; 

e) Would not materially affect the adopted Capital Improvements Program of the City of Boulder; 

and  

f) Would not affect the Area II/Area III boundaries in the comprehensive plan. 

 

Evaluation:  

 

a). On balance, is consistent with the policies and overall intent of the comprehensive plan;  

 

• It appears the Public (PUB) land use designation is an error as applied on several parcels in this 

area and should this request move forward for further consideration, nearby properties should 

be included to remove the Public (PUB) designation on residential parcels and remove the 



residential land use on parcels owned by the University of Colorado (CU) and the Boulder 

Valley School District (BVSD) with public uses.   

• This small area is non-controversial and can be done with existing staff resources during this 

update. 

• This change does not indicate a change in policy or vision for Low Density Residential areas. 

 

 

 

b) Would not have significant cross-jurisdictional impacts that may affect residents, properties or 

facilities outside the city;  

No cross-jurisdictional impacts are anticipated from this change. 

 
c) Would not materially affect the land use and growth projections that were the basis of the 

comprehensive plan;  

No effect on growth projections is anticipated from this change.  

 

d) Does not materially affect the adequacy or availability of urban facilities and services to the 

immediate area or to the overall service area of the City of Boulder; 

No effect on urban facilities and services is anticipated from this change.  

 

e) Would not materially affect the adopted Capital Improvements Program of the City of Boulder;  

No impact to the CIP is anticipated resulting from this change.   

  

f) Would not affect the Area II/Area III boundaries in the comprehensive plan. 

The change would not affect the Area II/III boundaries.  

 



G. Planning Area, Map I, II, III, and Land Use Changes 

Related to the 2016 Blue Line Amendments for Private 

Properties    
 

Background  

The Blue Line was created by voters in 1959 as part of the city Charter to prohibit city water from 

being provided above a certain location. The goal was to protect the foothills backdrop by discouraging 

new development in this natural area. The Blue Line was set along a specific elevation which did not 

recognize parcel lines. 
 

In 2016 Boulder voters approved the clarification and amendment of “blue line” water provision. The 

purpose of the ballot measure was to more accurately describe the location of the Blue Line in a 

manner that continues to prevent further development on the mountain backdrop but does not exclude 

existing developed areas. The amendments intended to recognize existing water service agreements, 

recognize existing development and not expand opportunities for additional or expanded development.  

 

Regarding properties divided by the line, the city will provide water service as follows:   

• The water service shall be to the entire building that is within the existing footprint and square 

footage on Nov. 8, 2016,  

• No additional water service shall be supplied west of the line for such property,  

• No portion of the building with water service west of the line shall be expanded beyond the 

existing building footprint or floor area.  

 

Area I, II, III Map Amendments to Reflect Voter-approved Blue Line Amendments 

 

Voter-approved changes to the location of the Blue Line resulted in several areas where changes should 

be made to Boulder Valley Comprehensive Plan planning areas (see BVCP Figure 1-1, Policy 1.12 

Definition of Comprehensive Planning Areas I, II, III, Policy 2.07 Delineation of Rural Lands). These 

changes are being proposed to ensure that the planning areas and their provision of city water services 

are in alignment with the new location of the Blue Line. The BVCP defines several “Planning Areas.” 

These indicate the location and extent of urban development and services provided in the Boulder 

Valley. The BVCP defines:   

• Area I as that area within the City of Boulder city limits where city services are provided. 

• Area II as the area now under county jurisdiction where annexation to the city can be 

considered consistent with plan policies.  

• Area III – Rural Preservation Area as under county jurisdiction where the city and county 

intend to preserve existing rural land uses and character.  

• Area III – Annex as areas within the city limits where the city and county intend to preserve 

existing rural land uses and character.  
 

 

 



 

Description of Location for Service Area Expansions  

Location  Recommendation  Description  

a. 200 Hawthorne 

b. 211 Hawthorne 

c. 3360 2nd Street 

Change from Area III 

Rural Preservation to Area 

II  

Change BVCP Land Use 

to Low Density 

Residential (see below for 

land use change criteria) 

 

These parcels are developed with single family 

homes and do not currently have city water or 

wastewater services. These parcels are now below 

the Blue Line. In alignment with the intent of the 

Blue Line amendments, staff is proposing this 

change to make these developed properties 

eligible for annexation and thereby city service 

provision. The intent is that they would not be 

eligible for additional development potential upon 

annexation.  

These parcels do not have a BVCP Land Use 

assigned and are recommended to be assigned 

Low Density Residential (see evaluation below).   
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      CITY OF BOULDER 
 
      _______________________________________ 
      Sam Weaver 
      Mayor 
ATTEST: 
 
_____________________________ 
City Clerk  
 
APPROVED AS TO FORM: 
 
______________________________ 
City Attorney’s Office 
 
 

BOARD OF COUNTY COMMISSIONERS OF 
BOULDER COUNTY 

 
      _______________________________________ 
       
      Chair 
 
 
      _______________________________________ 
       
      Vice Chair 
 
 
      _______________________________________ 
       
      Commissioner 
 
 
ATTEST: 
 
_____________________________ 
Clerk of the Board 
 
APPROVED AS TO FORM: 
 
______________________________ 
County Attorney’s Office 
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