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The intent of this submittal is to amend the existing LUR: #LUR2001-00017. The proposed building is 
adjacent to the existing St. Julien Hotel and sited entirely over an existing underground CAGID parking 
garage. The building is approximately 56,900sf and contains a Civic Use Conference Facility on the main 
level and three levels of extended stay suites that connect to the existing hotel with a bridge connection. 
Below and to follow is the project review history and proposed modifications to the existing Site, LUR 
Amendment.   
 
OVERVIEW, PROJECT HISTORY 
 
An urban renewal plan (URP) was adopted for properties at 9th and Canyon in September  
1988. A revised URP was adopted by City Council in July 1995. This 1995 URP had included the St. 
Julien Partners properties, the CAGID site, and the 10th Street “corridor,” including a vacated portion near 
Canyon.  
 
In February of 2000, the Planning Board approved Phase 1 of the multi-phase project at 9th and Canyon. 
Phase 1 consisted of a 200 Room Hotel – The St. Julien Hotel (St. Julien Partners Properties), and a 
CAGID Parking Garage (Central Area General Improvement District). A Site Review Amendment for 
Phase 2 was a condition of approval for Phase 1 and included plans for a Civic Use Building. The Civic 
Use Building was to be developed in coordination with St. Julien Partners, CAGID and Civic Building 
Users. 
 
The phased site review application approved by the Planning Board on February 17, 2000 was the third 
step in a three-step Major Site Review Application. The project included the St. Julien properties (vacant 
northeast comer of Canyon and 9th and the site immediately to the east, formerly the Chamber of 
Commerce building), the CAGID (Central Area General Improvement District) parking lot at the southeast 
corner of 9th and Walnut Streets, and a Civic Use Building to the east of the St. Julien property. 
 
APPROVED SITE REVIEW (#SI- 1999-12), USE REVIEW (#UR-1999-15)  
HOTEL: 

- 149,950 square feet 
- 200 rooms  
- 55’-0” tall building  
- 8,600 square feet of conference center 
- Walnut Street drop off area 

PARKING GARAGE: 
- 656 total parking spaces: 556 CAGID spaces, 100 hotel spaces 
- 10th Street parking garage entry 
- 10th Street Corridor: 

• Separation of service functions, vehicles and pedestrians 
• Decorative paving 
• Pedestrian scale lighting 
• Connections to new Walnut Street and Canyon Boulevard pedestrian crossings 

CIVIC USE BUILDING ENVELOPE: 
- 11,700 square feet building envelope 
- Approximately 37,500 total building square feet 
- Canyon Boulevard school bus pull-out for Collage Children’s Museum 

 
Phase 2: 
APPROVED SITE REVIEW AMENDMENT: LUR: #LUR2001-00017 

- Construct a 38,068 sf, 55’ tall civic use building, Phase 2 – 9TH & Canyon Site Review.   
- Requested variations to the land use regulations:  

• Height Modification to 55 feet for Civic Use Building, 35 feet is the by- right height limit 
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• 33 feet accessory structure where 18 feet is the by-right height limit 
• Modification to the loading area requirements for the RB1-X zoning district. 
• Note: Code variation for a 63-foot major street setback from the Canyon Boulevard 
centerline where 78 feet is required was approved as part of Phase1. 

- Project has Vested Rights with Section 9-4-12, Boulder Revised Code (B.R.C.) 1981. 
 

Since the originally approved Site Review Amendment in 2001, the City of Boulder has created several 
Task Force Initiatives to accommodate a Civic Use that would be self-sustaining and has had an 
opportunity to review several design concepts for the proposed Civic Building. Each Task Force included 
at least one member of City Council.  In 2013, the City of Boulder, via the Downtown Management 
Commission, engaged 4240 Architecture, the initial designers behind the hotel and garage, to perform a 
feasibility study focused on meeting space with hotel uses above. Attached as Appendix B 
 
In January 2014, with the 2013 feasibility study as the basis, the Civic Use Task Force IV (CUTF IV) 
recommended to the City Council a new vision for the civic use at the pad adjacent to the St. Julien Hotel 
and in partnership with the hotel. After exhaustive efforts by the current and prior Task Force Committees, 
it was determined that a Civic Structure limited to 38,068sf was not viable and instead proposed a 
65,400sf, 4-Story - 55’ high Building with event space, roof deck and sky bridge. Shortly after, a 
partnership was created with the City, CAGID and St. Julien Partners. 
 
Letter of Intent, July 2015 Partnership Agreement with St. Julien Partners, CAGID (Central Area 
General Improvement District) and the City of Boulder for the development of the civic use pad. 

- The Project was developed in a manner that is generally consistent with the Boulder Urban 
Renewal: Ninth & Canyon - 1995 revised plan (the “Urban Renewal Plan”). 

- The Urban Renewal Plan envisioned a development to be built on property owned by CAGID at 
Ninth Ave and Walnut Street generally located in the northern portions of Block 45, of the West 
Boulder plat and property owned by St. Julien that is generally located on the southern portions of 
Blocks 44 and 45 of the West Boulder plats. The two properties were combined and a hotel was 
constructed that fronts on Walnut Ave and parking constructed below grade under both 
properties. 

- The Urban renewal plan anticipated that a minimum of 20% of the gross floor area developed in 
the project area would be civic uses. The civic use component envisioned under the Urban 
Renewal Plan has not been constructed yet. There have been numerous task force committees 
formed over the years with both citizen volunteers and city representatives to address the 
implementation of the civic use portion with the conclusion that the civic use component as 
envisioned by the Urban Renewal Plan is not commercially and/or financially feasible as defined. 
The Civic Use Task Force IV (“CUTF IV”) made the recommendation to the City Council (and 
such recommendation was accepted) to modify the concept to allow for civic uses in conjunction 
with commercial use.  

 
In November 2019, using the 2013 feasibility study as the basis, the MANAGEMENT AND 
OPERATING AGREEMENT BETWEEN THE CITY OF BOULDER, CENTRAL AREA GENERAL 
IMPROVEMENT DISTRICT, AND ST JULIEN PARTNERS LLC CONCERNING THE CIVIC USE PAD 
FACILITY was executed by all parties.  Attached as Appendix C 
 
SITE AMENDMENT REVIEW, LAND USE PRE-APPLICATION REVIEW:  PAR2022-00014 

- Proposed project includes approximately 60,000 sf with a First Floor Event Space and Three 
Floors of Extended Stay Guest Rooms connected to St. Julien Hotel over the 10th St. pedestrian 
easement. 

- Temporary Egress Stair is not allowed to encroach into the Pedestrian Easement. 
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- Boulder Revised Code (Section 8-6-3) does not allow private encroachments into public 
easements; 4240 to submit a request for vacation, modification of the easement to accommodate 
the structural column and provide 8’-0” min clear path. 

- New floor area of the proposed Civic Structure must not exceed 50% of floor area for the existing 
St. Julian structure.  

- If the cost to construct the proposed Civic Structure exceeds 50% of the existing structure value, 
the ‘ENTIRE’ structure (including the existing St Julian structure) will need to be floodproofed to 
two feet above the current regulatory base flood elevation. 
 

PROPOSED SITE AMENDMENT, LAND USE REVIEW: LUR2023-00046 25 September 2023 
In an effort to accommodate existing conditions, as well as the efforts of the Civic Use Task Force IV, the 
building is now approximately 56,900sf. Refer to Appendix D for square footage comparison(s) of the 
previously proposed Children’s Museum and the current Proposed Site Amendment.  

- The building contains a First Floor Event Space with Pre-Function, Prep Kitchen and support 
facilities with Three Floors of Extended Stay Guest Rooms connected to the St. Julien Hotel over 
the 10th Street Pedestrian Easement. There will be approximately 39 Guest Suites. 

- Cost to construct the proposed Civic Structure will not exceed 50% of the Existing Structure(s) 
Value. Refer to Appendix A. 

- The Floor Area for the proposed Civic Structure is 15,394 < 50% of 46,998sf 
 
SITE CONTEXT 
At the time of the original Site Review Application, the northeast corner of 9th and Canyon was the largest 
vacant piece of land in downtown Boulder. The project site was to serve as a gateway to downtown and a 
critical connection between the city’s civic center (the Main Library and Municipal Building are across 
Canyon), Boulder Creek and the Downtown Business District. Today, the Walnut Street side of the site 
has a mix of restaurants, shops, and offices. Along the alley and to both the east along Canyon, the site is 
bordered by tall office buildings, with restaurant and retail located at the first level. The property directly 
adjacent to the site on the east is a mix of retail, office space on the main floor and condominiums above. 
To the southwest, significant views of the Flatirons are visible from the site. 
 
BOULDER CREEK FLOODPLAIN 
Much of the project site is located in the Boulder Creek 100-year floodplain. Southern portions of the site 
are also located in the conveyance and high hazard zones. Flood restrictions have helped to shape the 
site design and general building layout. A key element of the original project was the relocation of the 
conveyance zone boundary to the south to allow full use of the civic use building site. In addition, 
floodplain restrictions have required that non-residential buildings (including the parking garage) be 
floodproofed without human intervention and hotel rooms be elevated above flood protection elevations. 
As proposed in this site review amendment, as those previously, the first floor of the civic use building 
would be located two feet above the flood protection elevation, as required. 
 
 

SITE DESIGN 
ACCESS, TRANSPORTATION AND MOBILITY  
Access to the Civic Building is available by pedestrians along 9th and 10th Streets, Walnut or Canyon. 
There is public parking below the site with elevator access to building entry with available bike and car 
parking and public transportation located nearby. Directional signage and the 10th Street site design are 
intended to separate people walking down 10th Street from cars entering and leaving the existing 
underground parking garage that sits directly below the Hotel and future Civic Use Building. As a 
condition of the original Site Review for the hotel, St. Julien provided a Pedestrian Easement to serve as 
the gateway into downtown and connect downtown to the City’s Civic Center, refer to R1.01. The 
buildings entry has been oriented such that it is adjacent to the elevator at the public parking as well as to 
pedestrians along the 10th Street Corridor.  
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The Garage has 656 parking spaces, of which 100 are for the sole use of the existing hotel, while the 
remaining 556 spaces are allocated for public parking. There are also 58 spaces for bicycles located both 
within the garage and on the adjacent sidewalk at grade. As outlined in LUR2001-00017, there are no 
additional parking requirements for the civic use building as it is located within CAGID. 
 
OPEN SPACE AND LANDSCAPE 
The existing landscape plan for the property shows a variety of plant and hard surface materials which  
accent streetscapes and enhance the projects buildings, including a Walnut Street entry court, 
approximately 50,000sf of publicly accessible open space on the southern side of the property, and the 
10th Street corridor. 
 
The Civic Use Building is located entirely over the existing CAGID Garage, which sits above grade to 
provide flood protection at proposed openings for the building. As the existing garage expands to the 
extent of the property line(s), we do not have an opportunity to provide landscape along the 10th Street 
alley on the north and east sides of the building. To soften the urban landscape along the north, we have 
provided planters along the balcony perimeters at levels two thru four and a green roof above the 
mezzanine where the building is able to step back.  
 
 
BUILDING DESIGN  
BUILDING SITING AND PUBLIC REALM 
The Civic Use Building is oriented towards the south with views of the City’s Civic Center, Park and Flat 
Irons. The existing landscaped gardens, trees and adjacent publicly accessible open space is to remain 
and serve both the hotel and Civic Building. The pedestrian easement is intended as a connection from 
downtown to the Civic Center, while drawing pedestrians thru the entry court of the Civic Use Building 
and down towards the park. The entry court is to have a warm, subtle glow with layers of transparent 
transitional areas and decorative paving. Refer to A3.04, L1.00 and LP200. 
 
FORM, MASSING, DESIGN AND MATERIALS  
The building height, mass, scale, orientation, and configuration are compatible with the existing character 
of the area and the 55’ building height aligns with the buildings in the immediate area. The intent for the 
massing of the Civic Use Building is to complement the adjacent materiality of both the Hotel and the 
neighboring structure, while expressing its own identity – refer to A2.03. In finding balance with the civic 
program on the main level and hotel above, the building has naturally evolved into a form with a solid, 
heavy base, a rhythmic middle and a lighter top. Paying homage to the neighboring flat irons, we would 
propose using red sandstone to form the base – as is used in institutions across Boulder, cut or modular 
buff stone and metal inter-locking panels, refer to A2.01 and A2.02. Each guest suite would have their 
own patio, which will provide relief within the perimeter planes and add depth to the elevations on the 
north and south sides of the building. As outlined on the original Site Review, our FAR is not to exceed 
1.5 (1.49 with 10th Street vocation included, 1.61 with 10th Street without). The proposed design has a 
calculated FAR of 1.61 without 10th Street vocation. 
 
One of the design challenges for this project was to accommodate the existing structure within the 
parking garage, without the need to reinforce or modify the structure and existing flood protection – while 
providing a clear span for the Banquet and Conference Facilities. To provide shoring, transfer beams, 
columns or new footings would have had significant impact on the parking garage and disrupt the 
buildings continuous waterproof membrane. To this effort, we have removed a planned mechanical 
mezzanine in the garage and aligned the columns directly above where they are currently located. We 
are utilizing post-tensioned concrete slabs to minimize the floor thickness and weight of the structure, 
while aligning the floor heights with the adjacent hotel. Without the ability to reinforce columns within the 
garage, the building form has less flexibility to step in plane or vary in height. Our post-tensioned slabs 
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have gained strength in their continuity and resting on the perimeter column line to avoid over-loading 
interior columns. 
 
To maximize southern exposure for the conference facilities and enliven the pedestrian corridor, we have 
located the main egress stair on the east side of the building, with the back of house, existing garage 
egress and kitchen along the north and northeast sides of the property. The exhaust from the existing 
parking garage is also located along the east side at the north and south corners. 
 
On April 12, 2007 the adjacent neighbor at 1095 Canyon Boulevard had a public hearing to discuss their 
proposed new development. One of the required terms for the project’s approval was to execute a 
Recorded Declaration of Use for the previously approved 55’-0” high Civic Use Structure. In an effort to 
soften the east side of the building, we have aligned a step directly across from the existing balconies. 
 
PROJECT SCHEDULE  
The anticipated Schedule has Construction Documents being submitted in the third quarter of 2024, with 
Construction completed in the third quarter of 2025.  
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VALUATION 

 

 

Note: The Assessor combined the values of St Julien Hotel and St Julien Garage in 2018 
whereby previously the components had individual assessments. The Assessor assigns a zero 
value to the CAGID garage, not being a taxable property. 
 
Following the logic below, using the 2017 St. Julien garage value applied on a percent basis to 
the CAGID garage at the 2017 to 2023 inflation factor, the combined gross property has a value 
of approximately $113 million. The combined gross structural value is approximately $100 
million.  

 

 

 Structure Only  Gross Value 

St Julien Hotel & Garage  
(5/22/2023 BC Assessor) 
 

$73,886,900  $87,100,000 

St Julien Garage - 
improvements only assuming 
land is not a factor for the 
CAGID garage  
(2016 assessment, paid in 
2017) 
 

 $3,378,900  

CAGID Garage (2016 
assessment based 84/16 split 
between St Julien and CAGID 
~$3,378,900/.16 less 
$3,378,900 
 

 $17,739,225  

CAGID garage in 2023 value at 
avg 5.79% 
annual increase based on 
($55,368,000 hotel+$3,378,900 
garage) to combined 
$87,100,000 over 7 years 
 

 
$26,300,732 

 $26,300,732 

Combined Value of Existing 
Land/Improvements - Hotel & 
Garage 
 

$100,187,632  $113,400,732 

 



Assessment Report for Account R0608066
Today's Date: 9/22/2023

Account
Account Number:  R0608066
Parcel Number: 146125497004
Tax Area:  000018
No. of Improvements:  1
Site Address:  900 WALNUT ST
Neighborhood:  CENTRAL BOULDER

Total Account Value
Actual Assessed

Total: 87100000 24300900
Structure: 73886900 20614445
Land: 13213100 3686455
X-Features: 0 0
MillLevy: 100.339

Improvements
Section: 1
Class: COMMERCIAL CONDOMINIUM
Built: 2004
Design: HOTEL, FULL SERVICE

Number of rooms:
Total: 201
Bedrooms: 0
Full Bath: 0
3/4 Bath: 0
Half Bath: 0

Areas of levels in sq. ft.
HOTEL, FULL SERVICE 158742

Section: 2
Class: COMMERCIAL CONDOMINIUM
Built: 2004
Design: UNDERGROUND PARKING STRUCTURE

Number of rooms:
Total: 0
Bedrooms: 0
Full Bath: 0
3/4 Bath: 0
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Section: 2
Class: COMMERCIAL CONDOMINIUM
Built: 2004
Design: UNDERGROUND PARKING STRUCTURE

Number of rooms:
Total: 0
Bedrooms: 0
Full Bath: 0
3/4 Bath: 0

Areas of levels in sq. ft.
UNDERGROUND PARKING STRUCTURE 37800
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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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