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PEARL JUNCTION
Concept Plan Proposal

June 16, 2017



IF YOU PLAN CITIES FOR CARS AND TRAFFIC, 
YOU GET CARS AND TRAFFIC. 

IF YOU PLAN FOR PEOPLE AND PLACES, 
YOU GET PEOPLE AND PLACES.
 - Fred Kent, Project for Public Spaces
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OUR TEAM

Gorman & Company Inc.

Master Developer

Gorman & Company has extensive experience developing complicated projects. Our 
firm has successfully executed a broad range of project types including downtown 
revitalization, historic preservation, mixed-use and live-work configurations, workforce 
housing, neighborhood transformations, and preservation of affordable housing 
options.  Our corporate portfolio includes over 70 rent- and income-restricted and 
workforce housing properties. It represents 5,000 units of housing in six states. 
These numbers are climbing as we continue to impact our communities with high 
quality developments.

Gorman & Company’s ability to marshal the multitude of resources necessary to 
execute the most challenging development opportunities has made us an industry-
leader and a preferred community-partner. We thrive in circumstances defined 
by extremely complex financing structures, regulation and approval processes, 
unforgiving site conditions, and grand programmatic aspirations. 

We have the capacity to deliver projects from the earliest conceptual phases, into 
occupancy, and over long-term ownership and management.  Gorman & Company 
nimbly acts as a “vertically integrated” development firm using a collaborative 
team approach.  We assume every project is unique and our approach is adjusted 
accordingly. Our objective is always to satisfy the needs of our partners, clients, and 
the eventual residents.

Gorman & Company has the financial capacity and wo/manpower to execute your 
project, from beginning to end. We provide the complete spectrum of services 
under one roof.  Please check our references section to confirm our capability and 
successes. We are proud of our track record and the incredible relationships we 
have built along the way. 

We are eager to begin work as soon as you give us the Notice to Proceed.
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Trestle Strategy Group
Entitlement Consultant

Trestle Strategy Group is a community 
building consulting firm located in Boul-
der, Colorado that specializes in real es-
tate strategy and entitlements, communi-
ty engagement, owner’s representation, 
project management, needs assessment, 
and facilities planning. 

The firm oversees real estate development 
and construction projects from concept to 
completion, delivering impeccable proj-
ect management, intelligent strategy, and 
smart solutions. We understand the intri-
cacies of development and thrive in com-
plex situations.  Our goal is to help you 
feel the same way – smart, informed, and 
successful.

Shopworks Architecture
Lead Architect

Shopworks Architecture was formed in 
2012 by Chad Holtzinger, AIA, LEED AP. 
The primary focus of the firm is urban in-
fill development with a particular interest 
in affordable housing, transit oriented, 
mixed use, and community driven proj-
ects. Shopworks exists to impact our com-
munity through collaborative design.

We believe in the power of community 
engagement and participation and insist 
that great design is about people. Our 
community approach is inclusive and we 
invite everyone into the design process. 
The role of the architect is to synthesize 
a multitude of insights and programmatic 
needs into a built solution.   

Deneuve Construction 
General Contractor

Deneuve Construction Services has been 
a leader in the construction industry for 
forty-five years. Founded in Boulder, Col-
orado in 1971 and incorporated in 1973—
Deneuve has developed an outstanding 
reputation for quality workmanship, ex-
perienced personnel, productive working 
relationships, and a dedication to excel-
lence.

We are a leader in sustainable deign 
and construction practices.  In the last 
eight years, we have worked on twenty 
affordable housing projects. Three of 
these are LEED Platinum, one is LEED 
Gold, and one is net zero.  The knowledge 
gained from these projects will be crucial 
in achieving your goals, staying within 
your budget, and delivering a smooth 
project without surprises. 

YR & G
Sustainability Consultant

YR&G, a WSP company, is a sustainabili-
ty consulting firm of over 20 professionals 
comprised of engineers, architects, build-
ing scientists, ecologists, construction 
managers, and sustainable business spe-
cialists with presence in New York City, 
NY; Denver/Boulder, CO; Chicago, IL; and 
Portland, OR. We work with clients across 
the US and internationally, providing in-
dustry thought leadership, and striving to 
articulate a vision of implementable sus-
tainability for a broad spectrum of clients. 
Founded in 2006, we have maintained 
a reputation as one of the foremost for-
ward-thinking niche firms in our industry, 
having helped establish LEED and other 
rating systems in the market place, and 
providing a level of service characterized 
as thoughtful, capable, and technically 
rigorous.
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tres birds workshop
Urban Designer/Architect

tres birds workshop creates high design 
experiences and tailored environments 
that align with individual client lifestyles, 
workflows and needs. tres birds workshop 
considers lowering embodied energy, 
increasing natural day light and creating 
connections between humans and the 
environment top priorities in architecture. 
tres birds workshop’s approach is 
interdisciplinary, combining practice from 
art, science and architecture to seek 
collaborative solutions for today’s modern 
building challenges.

Sun Studio
Sustainable Urban Design 

Consultant

SUN Studio is a national award winning 
design firm specializing in sustainable 
urban neighborhoods. We provide full 
spectrum planning and design services. 
We pride ourselves on our ability to listen 
to our clients to achieve their sustainable 
project goals and work effectively with ju-
risdictional staff and consultants to gain 
entitlements, permitting, and coordinate 
detailing and construction.

Boulder Housing 
Partners 

LIHTC Developer

Founded in 1966, Boulder Housing 
Partners (BHP) is the housing authority for 
the City of Boulder. Our goal is to make 
living in Boulder possible and affordable, 
regardless of income. We are committed 
to fostering a healthy sense of community 
in every property we develop.

We build, own and manage 33% of the 
total inventory of affordable housing in 
Boulder, making a strong contribution to 
City Council’s goal that 10% of all housing 
is permanently affordable. We actively 
seek opportunities to grow our housing 
inventory. BHP provides assistance to 
nearly two thousand households through 
five housing programs. 

JVA
Civil Engineering

JVA, Incorporated is a locally owned civil 
and structural engineering consulting firm 
headquartered in Boulder, Colorado with 
Front Range offices in Fort Collins and 
Denver, and mountain offices in Winter 
Park and Glenwood Springs. JVA has a 
60 year history of engineering experience 
serving architects and owners on build-
ing projects, site development and water/
wastewater projects throughout the Rocky 
Mountain area and nationwide. Our cur-
rent staff size is 100. The principals are 
registered in Colorado and all 50 states 
across the country.

Having worked on City of Boulder projects 
for many years, JVA’s staff has a mastery 
of the City’s entitlement processes. Our 
staff assisted the City in the creation of 
the current entitlement process, and we 
currently serve on the Planning & Devel-
opment Services Advisors group.
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REgeneration
Transportation Demand 

Management Expert

REgeneration Development Strategies 
is a planning consultancy and boutique 
real estate development firm founded 
in 2014 by Jeremy Nelson. Our practice 
focuses on catalyzing revitalization and 
redevelopment through the integration 
of land use and transportation planning, 
community design/placemaking, and 
the strategic facilitation of stakeholder 
consensus. We advise or partner directly 
with public- and private-sector clients 
on community revitalization initiatives 
and redevelopment projects, with an 
emphasis on mixed-use, location-efficient 
development in urban settings and 
sustainably-designed, context-sensitive 
development in resort/rural settings.

Wenk Associates
Landscape Architect

Founded in 1982, Wenk Associates 
provides urban design and landscape 
architectural services to civic, institutional, 
and municipal clients. Throughout our 
history, we have taken pride in transforming 
under-used, under-valued urban spaces 
into community assets. Located in the 
Denver’s River North neighborhood, our 
staff of 16 focuses on award winning urban 
and facilities design, including public 
plazas, streetscapes, intimate public 
spaces, and parks. We are pioneers 
and leaders in the development and 
implementation of “green infrastructure” 
practices for managing urban storm runoff 
for infill and new developments.

Baker Tilly 
New Markets Tax Credit 

Financial Consultant

Baker Tilly Virchow Krause, LLP, (Baker 
Tilly) is one of the largest and most estab-
lished full-service accounting and con-
sulting firms. We serve clients nationwide 
from eleven offices located throughout the 
Midwest and in New York and Washington 
DC. 

Since 1931, we have built our firm around 
a central objective: to use our expertise to 
help our clients improve their businesses. 
Baker Tilly is one of the 20 largest certi-
fied public accounting firms in the United 
States according to Accounting Today’s 
2012 “Top 100 Firms.” 

Team Values
Collaborative

Partners
Innovative
Committed

Community Builders
Smart

Responsive



THE VISION
The Gorman Development Team proudly offers our proposal for Pearl Junction,  a bold 
redevelopment that will bring this site to life, weaving it into the rapidly transitioning 
tapestry of the neighborhood, and creating a legacy project for the City of Boulder. 

• Mixed-use project integrating 18,700 square feet of commercial space dedicated 
to community-benefiting tenants within the ground floors of four buildings.

• Integration of 23 live/work units offering an additional 6,900 square feet of 
commercial space

• Substantial amount of affordable housing including up to 20% of housing units 
reserved for those households earning 60% AMI or below including units at 30% 
AMI with flexibility to include PSH units.

• Full compliance with the City of Boulder regulatory requirements ensured by a 
dynamite design team.

• An innovative parking plan and TDM to advance the City’s long  range vision for a 
TOD. We propose to provide an array of transportation options  without sacrificing 
the number or affordability levels of the residential units. Mobility solutions include 
onsite car-share availability, a cargo bike fleet, and an a la carte underground 
parking option.

• A powerful development team with a proven track record of complicated financing 
structures, collaboration and successful project delivery.

• District scale sustainability to serve as a model for the City and future generations.

As the Boulder Junction neighborhood matures, our mission is to make sure that the 
Pearl Junction site is a place where livability, mobility, and connectivity are integrated 
in a district-scale sustainability approach. We are committed to provide below-market 
rents to residents so that they can afford to live in this neighborhood of choice, with 
multi-modal access to points throughout the City and the region. By accepting the 
generosity of the City of Boulder’s land contribution, this site will remain a community 
asset in perpetuity.
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FUNDAMENTAL ASPECTS OF OUR APPROACH

1.  Housing for All | Diverse, Affordable, & Robust 

2. Path to Net Zero | District Scale Sustainability

3. The FLEET & Parking a la Carte | Ultimate Mobility

4. Community Commercial | Activated & Affordable 

5. A Neighborhood, A Destination, A Home | Charming Chaos 
& Lovely Urban Spaces

WRITTEN STATEMENT
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381 TOTAL UNITS
80 LIHTC Units, at or below 60% AMI

228 Workforce Housing Units, rents between 80 - 150% AMI

12 Townhomes, for sale with prices starting at $650,000

23 Live/Work Units Between 80 - 150% AMI

38 “Co-Housing” Flex Units, micro units for sale or for rent between 80 - 150% AMI

25,600  square feet of Community Benefiting Commercial Space throughout the Project

207-381 Below-Grade SUMP Parking Spaces Offered a la Carte

The FLEET: 30 shared auto and 50 shared bike 
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A 
WEST

WORKFORCE 
HOUSING 
RENTALS

A 
EAST

WORKFORCE 
HOUSING 
RENTALS

B
LIHTC 

RENTALS

C
FOR SALE 

TOWNHOMES

D
“CO-HOUSING 

LIKE” RENTALS/
CONDOS

TOTAL UNITS

1-BEDROOM 63 36 40 0 33 144

2-BEDROOM 69 60 28 10 0 167

3-BEDROOM 5 0 12 2 0 19
LIVE/WORK

1-BEDROOM 7 9 0 0 5 23
LIVE/WORK 

2-BEDROOM 1 1 0 0 0 2

TOTAL UNITS 145 106 80 12 38 381

AMI 80% - 150% 80% - 150% 30% - 60% Market 80% - 150% -
COMMUNITY 

COMMERCIAL 18,700 0 0 18,700
OFFICE IN 
LIVE/WORK 2,400 3,000 - - 1,500 6,900

DEVELOPER Gorman & 
Company

Gorman & 
Company

Boulder Housing 
Partners Deneuve Gorman & 

Company

PROGRAM
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SITE PLAN
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SITE PLAN | LEVEL P1



SITE PLAN | LEVEL 3
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SITE PLAN | ROOF PLAN



SITE PLAN | SKETCH
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SITE PLAN | PERSPECTIVE



SITE PLAN | PERSPECTIVE
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SITE PLAN | CONCEPT DESIGN

Urban Playscape

Gathering spaces for 
Art, Programming, 

Socialization

Shared Spaces

Co-Living
Amenities

Integrated Solar

30th Street 
Architecture

Urban Edges & 
Corners

Townhomes 
For Sale

Pollinating Path Along 
Goose Creek

Leisure Canyon

Community 
KitchenLocal Food 

Cultivation

Food Hub Gathering

Active Streetscape
Porous Buildings
Live/Work + Retail



SITE PLAN

THOUGHTFUL AND SYMPATHETIC DESIGN

We believe the success of our team is determined by its ability to listen to and 
properly meet and exceed the expectations of stakeholders. We strive for success 
on every project. Every project is an opportunity to engage with and influence the 
community it serves. We believe this redevelopment can respond directly to the 
values and objectives of the larger Boulder Junction community, while also serving 
as a catalyst for development innovation. We believe this is sympathetic design.

Our built environments must be safe, healthy, and functional for our residents today 
AND for decades to come. Making them so can be unexpectedly challenging at times. 
We resolve complex problems with creative and practical solutions. Simultaneously, 
we strive to enhance each project with whimsical moments so that the result is a 
joyful experiences for everyone. This is thoughtful design.

FORM, FUNCTION, AND DURABILITY

We design and construct prudently, select material thoughtfully, and assemble those 
materials expertly. The quality of design and construction is our priority. Efficiency in 
building operation and maintenance informs the decisions we make during design 
and construction.

Products and materials are selected to be durable and environmentally friendly. We 
seek regionally-produced materials and look for opportunities to integrate recycled 
and reclaimed materials. These materials are responsible choices and add richness 
to rooms and spaces.
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HOUSING FOR ALL | DIVERSE, 
AFFORDABLE, & ROBUST
We believe that place matters. Collaboration among stakeholders, 
development partners, design professionals and the City are 
setting into motion an amazing pilot project to showcase how 
community development can become a Boulder community asset 
for decades to come. This began with a vision many years ago 
with the City.

The city acquired the property with the intention of maximizing the 
housing opportunities of this TOD site. Grounded in the city’s housing 
priorities, the Transit Village Area Plan and policies of the Boulder 
Valley Comprehensive Plan, several goals have been identified for 
this site. Based on the goals identified in these guiding documents, 
as well as the recent Middle Income Housing Strategy, we have 
developed a housing program that consists of nearly 100% deed 
restricted housing. Of the 381 units we are proposing for Pearl 
Junction, only 12 are not deed restricted. 

97% OF OUR PROJECT PROPOSAL WILL BE VOLUNTARILY 
DEED RESTRICTED, ALONG THE INCOME SPECTRUM, UP TO 

150% AMI.
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50% affordability

97% of the units are deed restricted for low and 
middle-income housing units. Our innovative parking 
strategy and diversity of housing allows this project 
to provide cross leverage and reduce rents and 
costs across the entire project.

Mix of housing tenure 
and affordability

Housing choices include micro/co-living units, live/
work units, townhomes for sale, and 1, 2 and 3 
bedroom apartments

Variety of household 
types and diversity in 
unit types. Micro to 
Townhomes

The proposed range of unit types, affordability levels 
and lifestyle choices will attract a wide range of 
residents, and will provide choice and opportunity for 
household types that have not been served by recent 
development. Unit sizes range from 500 sf to 1,540 
SF.

City Council Direction 
– “Creation of a 
Neighborhood”

Pearl Junction is designed as a holistic neighborhood 
to support not only the residents and workers 
associated with the development, but will plug into 
the planned or previously built Boulder Junction 
neighborhood seamlessly. The public spaces, 
connectivity, permeability, community commercial 
and amenities will replicate many of the elements 
that Boulder finds comfortable, recognizable and 
attractive to create a destination, a neighborhood 
and a home.

Permanent Affordability

97% of the units will be permanently deed restricted 
and will serve incomes up to 150% AMI. Through 
partnership with BHP, 80 units will be designated 
for families earning less than 60% AMI. LIHTC 
financed portions can include Permanent Supportive 
Housing units for households earning up to 30% 
AMI. Additional leverage will result in the creation of 
25,600 square feet of affordable community serving 
residential.

Create a new transit‐
oriented, mixed‐use 
neighborhood that 
is predominantly 
residential, with some 
retail and/or office space

Pearl Junction is a true mixed-use neighborhood with 
residential, community serving commercial, retail, 
office and fabulous public spaces.  This project 
supports the transit innovations already in place and 
expands them to push Boulder Junction to be a true 
TOD.
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PATH TO NET ZERO | DISTRICT 
SCALE SUSTAINABILITY
Our goal is to use this project to better the Boulder energy code and 
to create a replicable model for achieving Net Zero Energy (NZE) 
for all buildings in Boulder, regardless of density or solar access. 
Our Sustainability Model has the following components:

1. Achieve Cost Effective Best Practice Efficiency
• Our goal will be to reduce these EUIs even further to the 15-20 

range, or less, referencing PASSIVE HOUSE STANDARDS and 
metrics wherever possible.

• Explore ground source heat exchange for a district-wide 
geothermal scaled system that multiple buildings could tap 
into for efficiency.

• Include a variety of smart home and user engagement 
technologies and methodologies to measure and drive down 
occupant energy use. 

• Require tenants to sign “green” leases, in which they agree to 
sustainable practices such as energy conservation, composting 
and using our transportation options. 

2. Photovoltaic Systems
• With EUI targets on the order of 15, we anticipate that 60-80% 

of the annual energy use may be met from rooftop solar.
• Pursue creative options including C-Pace to create operating 

expenses that are comparable, if not better, than the non-
renewable base case.



PAGE 25

3. Explore options of Getting to 100% Onsite Renewable Energy
• We believe that to create a truly replicable NZE model that 

is cost effective, semi-exoctic applications may not make 
sense unless the price point is comparable to rooftop.

• Accommodate the balance of the energy load through solar 
gardens within or adjacent to Boulder County. 

4. Explore Storage Options with City of Boulder
• We understand that some level of storage is required to 

accommodate a path to a 100% renewable energy grid. 
However, we would like to explore conversations with the 
City to determine the appropriate amount to include onsite, 
behind the meter, and as part of the project costs. 

5. Integration of creative, interactive, and smart landscape and 
water management installations including raingardens, porous 
paving pollinator pathway along goose creek, interactive nature 
playscapes, and other innovation in sustainable site design.

Our project team has significant experience working together, on 
local projects, that have raised the expectation on building energy 
responsibility. We’ve not only incorporated geothermal systems, 
large-scale rooftop solar, in-unit energy feedback for tenants, 
grey water reuse systems, healthy storm detention and quality 
systems but we’ve also required buildings to produce less than 
8 pounds per square foot of carbon, even while exceeding the 
energy code using an electric baseline. We are the best team to 
discover new and innovative ways to meet and exceed Boulder’s 
Energy Code to implement the sustainability and climate goals 
of the City. 
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WILL OUR 
PROJECT 

IMPLEMENT?

TEAM 
EXPERIENCE 

IMPLEMENTING?
OVERALL DESIGN 
STANDARD LEED for Homes Platinum YES YES

FUEL SOURCE Minimize or exclude natural gas YES YES

ENERGY MONITORING End use sub-metering, real time energy monitoring systems for 
occupants, and a public online dashboard YES YES

ENERGY EFFICIENCY AND 
RENEWABLE ENERGY

New Zero Energy (on site)
(at a minimum, exceed code requirements) YES YES

ENERGY STORAGE AND 
RESILIENCE

Storage technologies to meet basic loads during times of 
extended outage (3+ days) YES NOT YET

WASTE MANAGEMENT Maximize the use of local, recycled content, recyclable, and/or 
reused (salvaged) materials YES YES

WATER USE Minimize water use (both indoor and outdoor) YES YES

CONNECTIVITY & MOBILITY Encourage and support public 
transportation YES YES

ON-SITE FOOD 
PRODUCTION Provide a dedicated portion of the site for onsite food production YES YES
Must comply with all building, land use and energy code requirements

SUSTAINABILITY OUTCOMES
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Appropriate Density Architecture Art Art in the 

City Auto Share Bicycles Charrette Community 
Culture Design Review Energy Events Food Form 
Based Codes Innovation Jobs Livability 
Middle Income Mixed Use Mobility New 
Urbanism Parking Placemaking Planning 

Public Art Public Spaces Smart Growth Street Trees 
Vision Walkable Community
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THE FLEET & PARKING A LA CARTE 
| ULTIMATE MOBILITY

Boulder Junction is a transit-oriented development that was 
designed to maximize multimodal access, manage parking and 
auto trips. Pearl Junction will offer a mobility approach that will not 
only support the long-term goals of the community, but will deepen 
the affordability of the housing on the site in perpetuity. 

Two Key Aspects
1. An Innovative FLEET of Shared Cars and Bikes
2. SUMP Provided a la carte

We see this as an opportunity to push the parameters of transit and 
mobility and provide an onsite laboratory for testing and innovation 
as we collectively strive to provide choices and deploy options for 
transit. Our hope is that this model will be replicated throughout 
Boulder Junction, the City of Boulder, the region, and hopefully the 
country.
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About the FLEET
• Centrally located on the site, facing the leisure canyon on the 

ground floor to encourage use and visibility. 

• Provides a conversion opportunity in the future if/when cars are 
no longer needed in this location due to advances in technology.

• Efficiently store and stack the cars and dispense them in a “pez 
dispenser” manner on demand.

• Provide designated spaces for driverless cars or other 
advancements in mobility as they become available. 

The onsite, on-demand car and bike share program will include:

• 30 shared cars including 12 zip cars, 8 sedans, 4 SUVs, 6 Subaru 
wagons and electrical vehicles and charging stations.

• 50 shared bicycles for residents including cargo bikes, electric 
bikes, bike trailers, and other options as identified by the residents.



PAGE 30

About a la Carte Parking
• Undergound a la carte parking structure, unbundled from the 

housing development on the site.

• No on-site reserved parking for tenants. Tenants with cars must 
pay for parking unbundled from their rent.

• We plan to attract 400 households in Boulder to live in Pearl 
Junction with fewer cars and more affordability. We are willing 
to take on this risk as the developer, owner, and operator of the 
site. 



PAGE 31

S HARED
All pArking is shAred. 30 on site shAred Autos 
And 50 shAred bicycles provided.

NBUNDLED

pArking is unundeled from rent And provided 
in underground pArking gArAge And 35 onsite 
spAces. U

M ANAGED

We Will mAnAge our fleet: 
1. operAted by quAlified stAff on site

2. viA A licensing Agreement With zip, hertz, or similAr 
commerciAl vendor

AID
users pAy for privAte cAr storAge, And use cAr-
shAring services provided on site. P
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COMMUNITY COMMERCIAL | 
ACTIVATED & AFFORDABLE

Our concept is to create a lively, stable, identifiable and affordable 
community which includes a mix of storefront commercial, live/work 
spaces and other retail units that serve the area’s needs. The key 
word is stable, and we propose deed and lease language designed 
to prevent commercial gentrification.

The site will include 18,700 square feet of commercial space deed 
restricted for community benefit. Rents will be tailored to remain at 
affordable levels in exchange for contributed “community benefits”. 
Users can “buy down” rent in exchange for providing a communi-
ty contribution, such as free concerts from a music studio, murals 
and art classes from a creative collective or social sponsorships for 
community block parties from a bakery or wine shop. 

Our concept for delivering commercial space will ensure that busi-
nesses focusing on delivering community benefits (in a wide vari-
ety of ways) can dedicate their limited time to their business: not to 
worrying about where they will move if their rent increases, or what
will happen if their space is sold. The deed restrictions we put in 
place will ensure long term dedicated affordable commercial spac-
es at Pearl Junction.

In addition, we will include 6,900 sf of creative work space within 
the 23 live/work units provided throughout the site. 
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Our Process for Defining Community 
Benefiting Commercial Spaces

FIRST: the Steering Committee will be created in conjunction with 
stakeholder guidance.

SECOND: the Steering Committee will identify possible types of 
commercial users (ex: food service, health/wellness, day care, 
bakery, commissary kitchen, etc.).

THIRD: we will then issue an RFP to identify interested tenants 
among those types identified by the Steering Committee.

FOURTH: The Steering Committee will help evaluate the respon-
dents and identify a rank order of tenants for each tenant-type 
identified. Lease negotiations will then begin and include lease 
rates and terms, community benefit derived and establish mini-
mum community contributions.

Potential Community Serving Uses
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A NEIGHBORHOOD, A DESTINATION, A 
HOME | CHARMING CHAOS & LOVELY 
URBAN SPACES

The site plan is designed to bring to life the forward thinking and bold vi-
sion outlined in the TVAP. The development is focusing on “livable density” 
with an emphasis on the pedestrian experience. This site represents a final 
redevelopment piece in Boulder Junction, and as such, will be expected 
to not only connect all of the separate parts, but represent the boldest vi-
sion with the highest community impact. At the heart of the development 
we are proposing a pop-up retail like a bakery / pizza kiosk, that can draw
energy to a public space in the heart of the community.

We think there is an opportunity to tap into the creative office and craft 
economy between A WEST and A EAST by creating a live-work pedestrian 
way from the Goose Creek Multi-Use Path to the Pearl Junction Plaza. Units 
are contemplated to be 2-story fronting this pedestrian street, with office / 
workshop / retail areas spilling into the space between the buildings.

A WEST and A EAST are designed to optimize density while also offering 
south facing courtyards, that will be an amenity not only to residents who 
live at Pearl Junction, but also create visual interest and texture to guests 
and retail patrons on the site. 
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The primary on-site parking occurs beneath these buildings, which we en-
vision to be an underground garage shared by all who visit Pearl Junction. 
Both residential buildings will have stair and elevator access to the ga-
rage, and a public elevator and stair kiosk will also be available to visitors 
and retail patrons. This feature will emerge in the plaza.

The B BUILDING is designed as a “leisure canyon”. It is our intention to 
create a mix of pedestrian scaled environments that offer retailers the op-
portunity to craft unique places, and offer patrons a variety of environments 
within an urban context. Every square inch of the ground level will be ac-
tive, and engaging – including FLEET – our car-sharing enterprise which is 
designed to reduce residential needs for car ownership, and give the site 
a natural opportunity to transition to self-navigating vehicles – which will be 
hitting assembly lines in 2021!

In the C and D BUILDINGS, we intend to create some home-ownership op-
portunities in the form of townhomes, and “co-housing” units that can flex 
as either for-sale or for rent. These buildings contribute to the texture of the 
neighborhood as well as create the opportunity for a community garden 
and pedestrian connections to Old Depot Park.

All ground floor units will have direct outside access to the public areas to 
create a lively pedestrian experience and connect people to the spaces. 
Two rooftop decks, a community garden and interactive nature play area 
will be installed in key central plaza locations. In addition, the project will 
be connected to the future City pocket park with stoops and integrated 
landscape.
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CITY OF BOULDER GUIDING DOCUMENTS
CITY GOALS WHEN PURCHASING POLLARD SITE

Goals How we Achieve these Goals
Advance Boulder’s long-range vision for a TOD that maximizes 
public investment in multi-modal transportation, infrastructure 
improvements, and affordable housing

This project supports the transit innovations already in place and 
expands them to push Boulder Junction to be a true TOD.

Create a mixed-use development with predominately residential 
uses and some supporting commercial uses as determined by a 
future market study

Pearl Junction will provide 381 units and 25,600 square feet of 
commercial space. 

Create a range of housing types Housing choices include micro/”co-housing” units, live/work units, 
townhomes for sale, and 1, 2 and 3 bedroom apartments

Create a substantial amount (up to 50%) of permanently affordable 
housing, with the remaining 50 percent of the housing sold or rented 
at market rates

97% of the units will be permanently deed restricted and will serve 
incomes up to 150% AMI. 

Create a mix of ownership and rental housing at a range of 220 to 
330 units

Pearl Junction will feature 12 for-sale townhomes out of 381 total 
units.

2016 SCENARIO ANALYSIS HAVE BEEN HONORED WITH OUR PROPOSAL
In 2016, the City developed and preliminary analyzed for feasibility a set of representative scenarios that would help refine and narrow the 
desired development outcomes on the site. Pearl Junction will honor all of the outcomes identified in the 2016 scenario analysis:
1. Meets the goals of TVAP as well as the site acquisition goals.
2. Complies with the recently adopted Form Based Code (FBC) for the site.
3. Takes into account existing market conditions.
4. Maximizes the value of the site where possible to facilitate achievement of policy goals.
5. Takes into consideration the recently adopted Middle Income Housing Strategy.
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BOULDER VALLEY COMPREHENSIVE PLAN
The site for the proposed development has a single land 
use designation on the BVCP map. As a whole, the site is 
designated Mixed-Use Business and is within the Crossroads 
subcommunity and further defined by the Transit Village Area 
Plan and the City’s Form Based Code (Appendix L). This 
concept aligns with many of the policies established within the 
BVCP and helps to define the City’s goal to evolve into a more 
urban form that supports sustainability and affordability.   

Residential
Due to the location within the Transit Village Area, the BVCP 
recognizes that residential will generally be of a high density 
in proximity to transit opportunities which aligns with this 
proposal. Additionally, the variety of unity types planned at 
different levels of affordability will contribute to the desired mix 
the BVCP encourages. 

Business
The BVCP identifies the Crossroads area as a major Regional 
Business area where there is a dominant focus for business 
activity. The commercial uses proposed will only reinforce this 
activity where it is already established, but will repurpose it 
into a new development to serve the needs of residents in the 
area. 

Site Location

Mixed-Use Business
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TRANSIT VILLAGE AREA PLAN
The entire site is located within the TVAP area. The vision adopted 
to guide the plan states the Transit Village has guided our design for 
Pearl Junction, and includes:

• A lively and engaging place with a diversity of uses, including 
employment, retail, arts and entertainment, with housing that serves 
a diversity of ages, incomes, and ethnicity.

• A place that is not overly planned, with a “charming chaos” that 
exhibits a variety of building sizes, styles, and densities where not 
everything looks the same.

• A place with both city-wide and neighborhood-scale public spaces.
• A place that attracts and engages a broad spectrum of the community, 

not just people who live and work here or come to access the transit 
in the area.

• A place that emphasizes and provides for alternative energy, 
sustainability, walking, biking, and possible car-free areas.

Additionally, the TVAP set forth 6 goals and objectives:
• Create a well-used and well-loved, pedestrian-oriented place
• Support diversity
• Enhance economic vitality
• Connect to the natural and built environment
• Maximize the community benefit of the transit investment
• Create a plan that will adopt to and be resilient for Boulder’s long-

term future

This proposal identifies well with the objectives of the TVAP and seeks 
to complement these important ideas that guide new development in 
this particular area. 
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FORM BASED CODE
The entire site is included within the City’s Form-Based Code pilot area. 
As apart of the Design Excellence Initiative, the proposed development 
addresses the design quality and development review issues that have been 
articulated through community, board, and council conversations. The form-
based objectives that Pearl Junction meets include:
• Preserves or enhances the character, context, and scale planned for the 

area while supporting a more sustainable future by accommodating future 
residents, reducing dependence on single occupant vehicles, increasing 
energy efficiency, and promoting safe transportation options for pedestrians 
and bicycles.

• Designs to a human scale and create a safe and vibrant pedestrian 
experience.

• Designs high-quality buildings that are compatible with the character of the 
area or the character established by adopted plans for the area through 
simple, proportional, and varied design, high quality and natural building 
materials that create a sense of permanence, and building detailing, 
materials and proportions.

• Produces a variety of housing types, such as multifamily, townhouses, and 
detached single family units, as well as a variety of lot sizes, number of 
bedrooms per unit, and sizes of units within the form-based code area.

• Builds adaptable buildings with flexible designs that allow changes in uses 
over time.

• Provides outdoor space that is accessible and close to buildings. Active and 
passive recreation areas will be designed to meet the needs of anticipated 
residents, occupants, employees, and visitors to the property.

• Provides safe and convenient multi-modal connections and promote 
alternatives to the single occupant vehicle. Connections shall be accessible 
to the public within the project and between the project and the existing 
and proposed transportation systems, including, without limitation, streets, 
bikeways, paseos, and multi-use paths.

Site Location
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