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PROJECT DATA 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
:mswers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, 
'.~ach answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided 
..:m the original form. i 

i 
Proiect Name Main Street North Location Boulder, Colorado 

Wolff Lyon Architects Owner 

Project Use(sl Mixed-Use: 26,685 SF Personal Service, Office and Restaurant Use; 11,538 SF Residential Use 

Proiect Size 38,521 SF Total Development Cost $7,550,000 

Annual Operating Budget (if appropriate) NIA 

Date Initiated 2000 Percent Completed by December 1, 200!1 100% 

Proiect Completion Date Of appropriate) September 2004 

Attach, if you wish, a list of relevant proiect dates Construction Start Date: August 2003, 100% Occupancy: September 2004 

Application submitted by: 

Name John Wolff litle Principal 

Organization Wolff Lyon Architects 

Address 777 Pearl Street, Suite 21 O City/State/Zip Boulder, Colorado 80302 

Telephone ( 303 ) 447-2786 Fax ( 303 ) 447-2968 

E-mail johnw@wlarch.com Weekend Contact Number (for notification): 303-443-2014 

1Key Participants (Attach an additional sheet if needed) 

Organization Key Participant Telephone/e-mail 

Mark Ruzzin, Mayor of the City of Boulder, 303-417-9798 / ruzzinm@ci.boulder.co.us Public Agencies 
City of Boulder Planning Board, 303-441-3090 / boulderplanningboard@ci.boulder.co.us 
Cindy Brown, Boulder Housing Partners, 720-564-4641 / brownc@ci boulder co 11s 

Architect/Designer John Wolff, Wolff Lyon Architects, 303-447-2786 / johnw@wlarch.com 

Developer John Wolff, Main Street North, LLC, 303-447-2786 / johnw@wlarch.com 

Professional Consultant David Wann, Sustainable Futures Society, 303-216-1281 / davewann@comcast.net 

Aaron Brockett, Wild Sage Cohousing, 303-545-0203 / aaronbrockett@charondevelopment.com Community Group 

Jim Logan, Jim Logan Architects, 303-444-1162 / jim@jlogan.com Other 

Jim Leach, Wonderland Hill Development Company, 303-449-3232 x 202 / jim@whdc.com 

Please indicate how you learned of the Rudy Bruner ~ward for Urban Excellence. (Check all that apply). 

_ pirect Mailing _ Magazine Advertisement 1 Previous RBA entrant _ Other (please specify) 
-\l'Professional Newsletter _ Previous Selection Committee member 

Organization _ Magazine Calendar _ Bruner/Loeb Forum 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, and to 
'post on the Bruner Foundation web sites, the materials submitted. The applicant warrants that the applicant has full power and authority 
to submit the appli ation and all attached materials and to grant these rights and permissions. 
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ABSTRACT 

Please answer questions in space provided. Applicants shoild feel free to use photocopies of the application forms if needed. If possible, answers to all 
questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, each answer must be 

,.,- ·\ preceded by the question to which it responds, and the len?th of each answer should be limited to the area provided on the original form. 

Project Name Main Street North 
Address Broadway and Yellow Pine Avenue City/State/ZIP Boulder. Colorado 80304 

1. Give a brief overview of the project, including major project goals. 

Main Street North is a Mixed-use Neighborhood Center serving the new Holiday Neighborhood and the North Boulder Subcommunity. 
The project consists of 38,000 square feet of personal service, office, and residential uses on two half-blocks that create the main entrance 
to the new 330-home Holiday Neighborhood. 

The project's major goal was to shape a new Neighborhood Center capable of promoting community among residents. To this end, one and 
two story buildings line the block frontages with transparent storefronts to create pedestrian interest. Four well-defined and inviting 
courtyards are accessible from the street to help create individual identity for each of the buildings that shape the new Main Street. 

Another goal of the project was to carefully orchestrate the mix of uses to ensure the success of the new Neighborhood Center. A 
bakery/cafe, an halian restaurant, a fitness center, a hair salon, an art and framing gallery, and an environmental dry cleaners are combined 
with professional offices for accountants, real estate and urban design professionals, and health practitioners to create a setting where local 
businesses can prosper. Fourteen residences, of which 30% are deed-restricted affordable units, are placed above and alongside the non
residential uses. 

Main Street North did not have an urban context to which it could be related. Surrounding uses were unsightly, disheveled and without 
much life. Our task as architects was to create an urban context that would stand on its own without the supporting influence of established 
adjacent uses. 

We felt that the project would succeed if a North Boulder resident could stand on the new Yellow Pine Avenue and feel good about being 
there, if a mom could feel good about walking her baby over to the cafe, and if an office worker could meet with friends for lunch in the 

, courtyard or for a glass of wine after work. 

The urban context is important in that it creates a setting for the experiences and events of our lives. As architects we often forget that our 
real mission is to help create places where meaningful community interaction can take place rather than to build monuments. We believe 
that this is what we set out to do and what we accomplished at Main Street North. 

2. Why does the project merit the Rudy Bruner Award for Urban Excellence? (You may wish to consider such factors as: effect on the 
urban environment; innovative or unique approaches to any aspect ofproject development; new and creative approaches to urban 
issues; design quality.) 

Main Street North demonstrates how new development can serve as a catalyst for creating community in areas that have been ravaged by 
the impact of single-use zoning and automobile dominant uses. It shows how a "real place" can be created out of "no place". It builds upon 
the historical Main Street traditions that have provided a focus and gathering place for local residents since the earliest settlements in the 
West 

Main Street North emphasizes the relationships of buildings to one another and the street in ways that show how the space in between can 
be more important than the buildings themselves. These spaces become the setting for neighborhood interaction, a gathering place, and the 
focus of identity for a previously under-utilized automobile dominated landscape. 

The architecture thoughtfully blends traditional and contemporary aesthetics without compromising the integrity and authenticity of either. 
Six individual buildings are employed to avoid the monolithic nature characteristic of many new developments. Ample on-site and on
street parking is provided but in ways that do not detract from the overall urban design character. 

Main Street North uses a business model that allows small local businesses to own shares in the development company and benefit 
financially over time through their participation as tenants. The landlord-tenant relationship is redefined in a way where each is motivated 
to strengthen the community rather than look only to their own self-interest. 

' Main Street North establishes a twenty-four hour place where residents and local businesses can live in harmony, while at the same time 
serving as the gathering place for a much larger neighborhood. It demonstrates how the careful orchestration of design and development 
components can be used to craft a real place where civilized urban life - with the potential for community- can flourish. 
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PROJECT DESCRIPTION 
I 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, 
- · ,Jnswers to all questions should be typed or written dirictly on the forms. If the forms are not used and answers are typed on a separate page, 

,:,ach answer must be preceded by the question to which it responds, and the length of each answer should be limited to the area provided 
on the original form. 

1. How has the project impacted the local community? 

Shortly after the project's completion in the late summer of 2004 residents of the new Holiday Neighborhood and 
surrounding areas began coming by for morning coffee and muffins. Friends were gathering at the Italian restaurant for 
dinner in the courtyard. Designers, accountants, and other office people were there everyday in their new work place. 
During the afternoon, the sounds of two cellos could be heard from one of the affordable ground floor residences along 
13th Street where a music lesson was taking place. Next door at the Eos studio, the owner was giving a therapeutic 
massage to a client. Workmen were putting the finishing touches on the new fitness center and the new exercise 
machines were being put into place. A couple of moms with strollers were moving down Yellow Pine Avenue, the new 
Main Street, on their way to the cafe. In short, the new place had come alive with activity. A new Neighborhood Center 
had been born. 

In the current local real estate market with extremely high commercial and office vacancy rates, the project has 
demonstrated that a thoughtful design and development program can be successful. All 27,500 square feet of the non
residential space is leased and all 14 residential units have been sold. Developers within and outside of Boulder are 
coming by to look at the project and analyze its success, exploring how the project's scale, composition, and values can 
be incorporated into their own projects. 

Main Street North is a thoughtful mixed-use, mixed-income project that has also achieved economic success. It has 
done so partly by allowing the merchants and office tenants who bring their energy and commitment to the project to 
also share in its financial benefits. It incorporates two underground parking garages that are typically not provided by 
developers due to their additional cost. By doing so, it has succeeded in creating a real place where the needs of 
pedestrians are given greater importance than those of their automobiles. As the North Boulder area continues to 

, redevelop, Main Street North will set the standard for how new projects can establish a desirable human scale and 
create the type of setting where meaningful neighborhood interaction can take place. 

2. Describe the underlying values of the project. What, if any, signifcant trade-offs were required to implement the project? 

Main Street North embodies the traditional values of thoughtful design and good place making. It creates a real place by 
emphasizing that the spaces that buildings create are more important than the buildings themselves. It seeks to create a 
humanly-scaled place where the buildings do not intimidate or overwhelm, a place where residents and neighbors feel 
comfortable moving through or gathering in sun-filled courtyards or private porches. It employs substantial and timeless 
building materials in authentic ways that reflect the traditions of the city and region, but also express the modern tastes 
and aspirations of its residents. 

With any mixed-use project trade-offs are necessary between competing uses. Businesses need individual identity, want 
people to know where they are, and demand convenient and visible parking. Residential uses need more quiet and 
privacy and are adversely impacted by surface parking lots and excessive noise. Balancing these competing objectives 
involve trade-offs and compromises. In addition to traditional on-street parallel parking, cars are stored under buildings 
or behind buildings in small parking pockets between one-car garages. The most active businesses are placed along the 
busy arterial street with offices above. Additional offices line the new Main Street with residential uses above or along 
the quieter secondary street. 

One of our greatest challenges was how to maintain the design elements necessary to ensure a signature of quality for 
the project. We wanted to use substantial and ,long lasting materials and details but because these items can often be 
more expensive than project economics warrant, careful juggling between competing objectives was necessary. We 
believe that the results, even with the compromises we had to make, show that high quality and memorable projects can 

(. · be created in difficult locations without the use of government subsidies, 
\ 



PROJECT DESCRIPTION (CONT'D) 

~- Desuibe the key clemenh of the de, elopment pr<Jles~ indudi11g lOmrnunitr particip,,lion \\here appmpriJlt'. 

fhe development review process was long and tedious. The site is part of the larger Holiday Neighborhood whose master 
jeveloper was our City Housing Authority (aka Boulder Housing Partners). The overall neighborhood plan provides for 
mixed-density and mixed-income as well as mixed-use and includes 330 residences of which 40% are deed-restricted 
affordable units. The overall density is 20 units per net acre. Five different developers were chosen and assigned specific 
blocks within the neighborhood. 

Main Street North participated in approximately four years of development review and neighborhood related meetings. As 
a result of these meetings significant changes were made to the original development concept, including the relocation 
and/or elimination of some streets as well as the exchanging of specific blocks between developers. Infrastructure issues 
including street design, storm water retention and water quality all had to be addressed through multiple reviews with city 
departments. 

One key issue was assuring that the responsibility for the main arterial street that had a state highway designation be 
transferred from the Colorado Department of Transportation to the City of Boulder. Because this was done, the street 
section was rebuilt to allow for parallel parking, a bike lane, and a generous sidewalk. Without this shift in function and 
character the project's success would have been heavily impacted. 

4 Desc.ribe the financing of the project Please include all funding sourc.e~ and ~quare toot cosb \\here applicable 

Equity was provided by the developer/architect and many of the tenants who elected to be a part of the Lessee-Investor 
program. Nine out of 14 tenants participated. Additional financing was provided through conventional banking sources. No 
subsidies or grants were used for Main Street North. 

Wells Fargo provided the construction loan along with a five-year permanent loan commitment that went into effect after 
the residential units were sold and sufficient commercial space was occupied. The development model is structured so that 
the proceeds from the sale of the residential units are used to lower project debt prior to the permanent loan being put into 
olace. 

rotal square foot costs for the project including land and all soft costs were $196 per square foot. 

r;, Is the project unique ancVor does it address signiiicant urban issues? Is the model acl.Jptable to other urban settings? 

Main Street North addresses the significant urban issue of how under-developed and blighted areas of cities can be 
revitalized and the potential for community encouraged with good place making. Main Street North creates a place worth 
going to in spite of its surroundings which include the abutting U-Haul rental facility and National Guard Armory where 
tanks and vehicles are stored, as well as a U-Store It facility across the street. 

Buildings relate to one another in meaningful ways shaping the space in between and the outdoor room of the street. 
Parking needs are well accommodated but without compromising the human scale and vitality of the place. Because Main 
Street North employs the design strategy of placing appropriately scaled buildings along the street frontage with parking 
concealed from view it is particularly adaptable to urban infill situations in many cities. 

Regrettably, Main Street North is unusual because conventional zoning and other engineering standards make this type of 
the project the exception rather than the rule. Many obstacles in regard to building placement, density, and parking 
~ccommodation must be overcome for success to be achieved. 

Ne believe that the human scale and vitality of Main Street North will serve as a model for similar mixed-use projects and 
Neighborhood centers in other small and medium size cities throughout the West. Because it deliberately avoids the typical 
strip center design formulas that appeal to national chains and the monolithic character of so much of our contemporary 
commercial developments, it creates a new model where mixed-use and a celebration of people-based values are 
championed. 
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COMMUNITY REPRESENTATIVE PERSPECTIVE 

· ~ase answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If 
ssible, answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a 

separate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to 
the area provided on the original form. 

This sheet is to be filled out by someone who was involved, or represents an organization that was involved, in helping the project 
respond to neighborhood issues. 

Name Aaron Brockett Title Treasurer 

Organization Wild Sage Cohousing Telephone ( 303) 545-0203 

Address 1601 Yellow Pine Ave. City/State/ZIP Boulder, CO 80304 

Fax (303 ) 362-5899 E-mail aaronbrockett@charondevelopment.com 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materi and to grant these rights and permissions. 

Signature,_ _f.~~~:=:__~~~~::::::~::::::::::::===------------------------
1. How did you, or the organization you represent, become involved in this project? What role did you play? 

Wild Sage Cohousing is one of the developments in the larger Holiday Neighborhood that Main Street North is located in. When Wild 
Sage was forming and looking for a place to build, the Holiday Neighborhood was clearly the right place for us. The emphasis on 
creating a pedestrian friendly, community-focused urban neighborhood was the perfect complement to the sustainable community that 
we were planning to create. Along with our development company, Wonderland Hill Development, we were involved from the early 
planning stages. Main Street North represented a community focal point that was key to the development plans. I personally entered 
··., l process somewhat later, but I've taken an active role in the ongoing development of the neighborhood as people move in and actual 

mmunity begins to form. 

2. From the community's point of view, what were the major issues concerning this project? 

Getting through the city planning and review process was a major challenge. While Boulder has made many steps towards becoming 
friendly to mixed-use developments, it can still be quite difficult to get a project approved. So designing a project that met the needs of 
residents and businesses as well as the requirements of the city was difficult. Also, balancing the needs and prices of the affordable 
units with the desires and requirements of market-rate units required a lot of effort. Fortunately, the existing residents of the area were 
generally supportive of the development. 

3. What trade-offs and compromises were required during the development of the project? How did your organization participate in 
iking them? 

The project's mixed-use nature required constant balancing. Businesses want visibility and parking, while the future residents were 
looking for a quiet, walkable neighborhood. The desire for a pedestrian oriented development made adding sufficient parking a 
challenge. Wild Sage advocated for a pedestrian/bike orientation for the larger neighborhood while working through the parking 
challenges in our own community. 

mailto:aaronbrockett@charondevelopment.com


~OMMUNITY REPRESENTATIVE PERSPECTIVE (cont'd) 
4. Has this project made the community a better place to live or work? If so, how? 

Main Street North is an enormous addition to the neighborhood. It is currently the catalyst for the community that's forming. I have a two 
year old son, and we will find our way to the cafe or Italian restaurant 3-4 times a week. The courtyards there are wonderful gathering 
spaces. If we spend an hour in one of them in the morning, we'll be likely to see 5-1 Oof our neighbors stopping by or passing through. 
We've gotten to know most of the local business owners and will often run into them while they get their morning coffee. Many of the 
businesses, as well as the residents, have an emphasis on environmental and sustainable practices, and it is creating a critical mass of 
interested, passionate people who are interested in making the neighborhood, city and world a better place. We also now have a group 
of involved people who care about shaping the future of the neighborhood. When the Uhaul rental business or Armory become 
redevelopment possibilities, we will advocate strongly for developments in keeping with the community-focused urban space that we 
have at Main Street North. 

5. Would you change anything about this project or the development process you went through? 

I would love a shorter development cycle. II took more than 7 years from the beginning of the planning process to the time that the first 
residents and businesses moved in. We're very happy with the result of that process, but I hope that when other areas of the 
neighborhood develop, they can accomplish similar results in a shorter time frame. 
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PUBLIC AGENCY PERSRECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If 
nossible, answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a 

aparate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to 
,e area provided on the original form. 

This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved in the financing, design review, or 
public approvals that affected this project. 

Name: Mark Ruzzin 
Title: Mayor 
Organization: City of Boulder 
Telephone: 303-417-9798 
Address: P.O. Box 791 
Boulder, CO 80306 
Fax: 303-441-4478 E-mail: ruzzinm@ci.boulder.co.us 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attached materials and to grant these rights and permissions. 

Signature ttfavt~77n 
1. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project? 

How did your agency participate in making them? 

As Mayor, and former member and Chair of the City of Boulder's Planning Board, I have watched the 
Holiday Neighborhood take shape and evolve over the past five years. If one were to take a "before 
and after'' photo of this site, it would immediately be clear that this neighborhood is now a vital 
-omponent not only to that specific area, but to our City as well. 

The Holiday Neighborhood has and will benefit Boulder in many ways. Main Street North is one of 
the central components that literally has revitalized an area of Boulder that has been under-utilized for 
decades. Now that Main Street North is 100% occupied and all the residences are sold, it is evident 
that new businesses are flourishing and residents are quickly becoming a close-knit community. As a 
City, we are quite proud with the success of this development, not only for its community benefits, but 
also because it proves that a project with affordability, sustainability, quality design, mixed use, and a 
some-what higher density can be built in the City of Boulder. The neighborhood is already serving as 
a model for new development projects within the City. 

One tradeoff for this project was the time involved in getting approvals. This development was 
special because of the involvement of both private and public sectors, a type of partnership that often 
takes more time to accomplish its goals. Understandably, the process can at times be frustrating, but 
the cooperation of the participants made it possible. The result was the creation of a cohesively 
designed and well-planned mixed use development which sets a high standard for others. 

2. Describe the Project's impact on your community. Please be as specific as possible. 

Main Street North demonstrates many of the new and emerging land use approaches that will be the 
hallmark of development and redevelopment in Boulder for years to come. The project is served by a 
high frequency bus line, and builds on Boulder's support for multi-modal, transit-oriented 
development; it demonstrates mixed use at a time that Boulder looks to create neighborhoods that 
1tegrate live, work, and play; and it provides a significant amount of permanently affordable housing, 

_J long-held goal and value of the Boulder community. 

mailto:ruzzinm@ci.boulder.co.us


I 

! 
_ · 3. Did this project result in new models of public/private partnerships? Are there aspects of this project that would be instructive 

to agencies like yours in other cities? 

..-he collaborative effort undertaken to c.reate this development could be instructive to other agencies. 
iood projects require a high level of interaction on many levels - including community involvement. 

believe that other cities would find many instructive lessons to be learned by studying the 
relationships of Main Street North to its surrounding community and the involvement of community 
stakeholders in its development. 

4. What do you consider to be the most and least successful aspects of this project? 

The developers of Main Street North participated in a North Boulder sub-community planning process 
that involved area stakeholders in a process to define the future of North Boulder. This project turns 
many of those early dreams into reality and demonstrates the power of community planning, which I 
consider one of the most successful aspects of the project. As a large and complicated public/private 
partnership, the intricacies of these relationships certainly added additional time to completing the 
project, a likely reality of these efforts. 



PUBLIC AGENCY PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If 

,ssible, answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a 
?parate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to 

the area provided on the original form. 

This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved in the financing, design review, or 
public approvals that affected this project. 

Name Planning Board Title Seven member board appointed by the City Council 

Organization City of Boulder Telephone 303-441 -3090 

Address 1777 Broadway 

City/Slate/Zip Boulder, CO 80302 

E-mail boulderplanningboard@cl.boulder.co.us 

The city of Boulder Planning Board consists of seven members appointed by the City Council. The 
board deals with "current planning" issues such as reviewing the Main Street North Development. It 
,as the consensus of the board to submit this public agency perspective. 

The Main Street North Project is a part of the Holiday Neighborhood, which is one of the most 
significant developments to be considered in Boulder. Main Street North is a vital component to the 
area, which is a public - private collaboration that resulted in a high-quality mixed use development 
that includes 330 homes and a variety of businesses to serve the neighborhood. 

One of the most positive components of the project is the high level of community consensus around 
the mixed use elements. The collaboration worked together to create a community that provides a 
number of public benefits. The Main Street North Project, itself, deed restricted 30 percent of its 
homes as permanently affordable. Once approved, the Main Street North was built and occupied 
within a year. 

2. How was this project intended to benefit your city? What trade-offs and compromises were required to implement the project? 
How did your agency participate In making them? 

The city of Boulder is committed to compact development and optimum travel demand management 
strategies. The Main Street North Project is very walkable and provides a variety of services for the 
immediate neighborhood as well as the surrounding Holiday Neighborhood. It is served by the 
frequent mass transit service. 

The high level of collaboration among the city of Boulder, private developers, Boulder Housing 
Partners to create a truly multi-faceted, mixed use development made this project unique. Even 
"1ough the project took four years to finally be approved there ultimately were few impediments to 
1eeting the desired goals, few conflicts on the road to approval of the project. The overall result was 

a higher quality development that maximized the use of the site and improved traffic patterns. 



PUBLIC AGENCY PERSPECTIVE (cont'd) 

3. Describe the Project's impact on your community. Please be as specific as possible. 

(-~\e Main Street North Project has had a:very positive effect on the immediate Holiday Neighborhood 
'and on the city of Boulder as a whole. In the neighborhood, each of the local businesses provide 

necessary services, such as a dry cleaner, fitness club, and a variety of professional services. There is a 
unique coffee and pastry shop and a very popular restaurant serving lunch and dinner fare. 

Main Street North is a gathering place for the community to meet old friends and to make new 
acquaintances. Main Street North is the venue for community meetings and the location of the 
community bulletin board. There is talk that Main Street North will be the site for art show, bake sales 
and other neighborhood events. 

The project is of benefit to the city of Boulder, at large. As mentioned, Main Street North is a mixed use 
development that includes 30 percent affordable homes, which meets an important goal of the city to 
provide diverse housing for all residents. 

The project is located within walking distance of the Holiday Neighborhood, which lessens traffic and 
the need for expansive parking areas. It is hoped that the Main Street North Project will help "raise the 
bar" for other landowners in the area who may be planning to redevelop their properties. 

The Main Street North component of the Holiday Neighborhood was approved in 2003, completed in 
2004 and is basically built and sold out. That is a huge benefit! 

4. Did this project result in new models of publidprivate partnerships? Are there aspects of this project that would be instructive to 
agencies like yours in other cities? 

The public .process is sometimes viewed as an impediment to development. In the case of the Main 
Street North Project, the public process was one in which new decision-making paradigms were 
necessary. Throughout the project, there was a high level of community involvement. By the time the 
project arrived for review in the public arena, many potential conflicts were resolved. 

Decisions based on consensus, rather than those based on "winning or losing" take a little more time, 
but in the end, the outcome is better and less contentious because communication channels are more 
open among diverse partners in the collaboration. 

Consensus decision builds upon jointly identified community and neighborhood assets. 

The project was one of community building which brought together partners who wouldn't normally be 
sitting at the table. As a result of the syn~rgy, as an example, is a park development project that will 
leverage limited city resources with fundraising by a local non-profit service club - including other 
private sector partners - and neighborhood volunteerism. 

i 
5. What do you consider to be the most and least successful aspects of this project? 

' 

The most successful aspect of the p!oject is how the public/private partnership came together to 
· :reate a quality project that when completed will continue to involve the neighborhood as Main Street 

1.Jorth evolves as a part of the entire Holiday Neighborhood. The least successful aspect is also a 
positive aspect. The amount of time itl took to bring the entire project to fruition resulted in a better 
project with high levels of public and community consensus. 



PUBLIC AGENCY PERSRECTIVE 
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This sheet is to be filled out by staff representative(s) of public agency(ies) who were directly involved 
in the financing, design review, or public approvals that affected this project. 

Name: Cindy Brown Title: . Co-Executive Director, Development 

Organization: Boulder Housing Partners Telephone: (720) 564-4641 

Address: 4800 Broadway City/State/ZIP: Boulder CO 80304 

Fax: (303} 544-9553 E-mail: brownc@ci.boulder.co.us 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for 
reproduction or use by others, for any purpose whatsoever, the materials submitted. The applicant 
warrants that the applicant has full power and authority to submit the application and all attached 

m_aterials and~ 9i:a~~;)permissions. 

Signature ~---==,,,·---------------------

1. What role did your agency play in the development of this project? Describe any requirements 
made of this project by your agency (e.g., zoning, public participation, public benefits, impact 
statements). 

Boulder Housing Partners (BHP) purchased the land for the overall Holiday Neighborhood 
development. We acted as master site planners, along with Barrett Studio Architects. We led the 
City approval process for the site and constructed the infrastructure, including streets, sidewalks, 
utilities, and drainage improvements. We also constructed community gardens and the basic 
elements of the public park. 

The core of the Boulder Housing Partners mission is to provide affordable housing to low income 
people. Across the site, 40% of the units were required to be affordable. Here 4 of 14 units were 
required to be affordable. 

2. How was this project intended to benefit your city? What trade-offs and compromises were 
required to implement the project? How did your agency participate in making them? 

The project was intended to benefit the city of Boulder by creating a new mixed use, mixed income 
neighborhood in North Boulder. This area of town is rapidly redeveloping and the Main Street North 
area of Holiday has set a new standard for the area in using high quality design and materials to 

I 

create a vital mixed use area. One important trade-off was the management of parking. In order to 
, create inviting pedestrian spaces, loncl term parking and employee parking needed to be hidden in a 
"'. , parking structure. : 

mailto:brownc@ci.boulder.co.us


PUBLIC AGENCY PERSPECTIVE cont'd 

3. Describe the Project's impact on your community. Please be as specific as possible. 

Main Street North has changed the face of North Boulder. Now there are local businesses within 
walking distance of the many new homes in the area. Main Street North has set a high standard for 
redevelopment in the area. It acts as the "front door'' to the overall Holiday Neighborhood, introducing 
the values of the development to those who enter here. Main Street North embodies many of the 
urban design, transportation, and affordable housing goals set by the City of Boulder; it provides a 
model for vertically integrating uses and for mixing market and affordable housing in a seamless way. 

4. Did this project result in new models of public/private partnerships? Are there aspects of this 
project that would be instructive to agencies like yours in other cities? 

The Holiday Neighborhood is an unusual model of public/private partnership. In the Holiday model, 
the public entity (Boulder Housing Partners), took the lead in acquiring the land, pursuing the City 
entitlements, and providing the infrastructure. By taking the lead and setting the goal of 40% of all of 
the housing as affordable, BHP was able to ensure that public goals were achieved on the site. BHP 
,olicited partners in the development and was able to select partners who brought a reputation for 

· • .. igh quality design and a willingness to work together to achieve community goals. 

I think the idea of having a public entity lead a development process is a promising one for other 
communities looking for ways to achieve public goals in private development. 

5. What do you consider to be the most and least successful aspects of this project? 

Main Street North is the gathering spot for the whole neighborhood. Many people are able to walk 
and bike to the coffee shop and pizza restaurant. These businesses have attractive outside spaces 
which are well-used throughout the year. The building design and materials are very successful, 
conveying a sense of substance, while retaining human scale. 

The only source for concern is that the businesses are already so successful that there is a parking 
shortage emerging, especially as construction employees still working on the site compete for spaces 
with those stopping by the bakery for coffee and pastry. 
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DEVELOPER PERSPECTIVE 
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Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If possible, answers to all questions should 
be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, each answer must be preceded by the question to which it 
responds, and the length of each answer should be limited to the1 area provided on the original form. 

,.,- -'1 This sheet is to be filled out by a professional who worked as a !nsultant on the project, providing design, planning, legal, or other seivlces. Copies may be given to other 
professionals if desired. I 

IName: John Wolff Title: Principal 
Organization: Main Street North, LLC Telephone: (303) 447-2786 
Address: 777 Pearl Street, Suite 210 City/State/ZIP: Boulder, CO 80302 
Fax: (303) 447-2968 E-mail: johnw@wlarch.com 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for any purpose whatsoever, the 
materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all attached materials and to grant these rights and 

p~rmissions. ~'/;:-;-lf/E;
S1gnature,_F---l-------'-/+--//+;-1+---------------------------

1. What ro~your org,zaUonplay in the development of this project? Describe the scope of involvement. 
Main Street North was developed by a limited liability company set up expressly for that purpose. Ninety percent of the 
development company is owned by architects John Wolff and Tom Lyon. In addition to being the project's architects, we were 
involved in every aspect of the project. These responsibilities began with the acquisition of the property from Boulder Housing 
Partners (BHP), our local public housing authority. The property is a part of the re-development of a 27-acre former drive-in movie 
theater. The City of Boulder acquired the property after the previous owners began moving forward with plans to put a big-box 
retail facility on the site. 

Boulder Housing Partners, as master developers for the overall Holiday Neighborhood re-development, entered into individual 
contracts for sale of portions of the property to well-respected design and development firms in the Boulder community. Wolff Lyon 
was chosen as one of five development partners by BHP. Our interest in the creation of mixed-use, mixed-income projects sparked 
our interest in embarking on this project. 

As developers we were involved in all of the following activities: 

• ·Property acquisition and negotiation 
• Creation of the project's vision 
• LLC creation and input into legal documents in regard to mixed-use 
• Financial feasibility and creation of proformas 
• Technical document review with the City 
• Marketing strategies and materials 
• Creation of Lessee-Investor legal documents 
• Tenant identification, selection, and negotiation 
■ Construction Loan acquisition and negotiation 
• Contractor selection and project management through construction 
• Permanent Loan acquisition and negotiation 
■ Review and acceptance of affordable unit deed restrictions 
■ Creation of sales contracts and in-house sales of residential units 
■ Creation of residential Condominium Association documents 
• Set-up, initiation, and management of the Condominium association and on-going property management 

2. What trade-offs or compromises were required during the development of the project? 
The zoning designation on the property allowed for some commercial uses such as small restaurant and personal service uses but did 

' not allow for retail uses. This limited the types of ,eligible tenants and made the leasing of the commercial space far more difficult 
and potentially narrows its long-term viability and versatility. 

I 

Ultimately we were able to create a great mix of tilnants that are built around the memorable anchors of a small but lively Italian 
restaurant and a bakery and cafe. Other tenants al9ng the busy arterial street include a hair salon, environmental dry cleaners, a 
framing studio/art gallery, and a•fitness center. Quieter locations are provided for professional uses including accountants, a real 

' estate office, a chiropractor, a massage therapist, ~nd several landscape architecture and urban design firms. 

( One of our greatest challenges was how to maintain the design elements necessary to ensure a signature of quality for the project. 
We wanted to use substantial and long lasting materials and details but because these items can often be more expensive than 
project economics warrant, careful juggling betwJen competing objectives was necessary. We believe that the results, even with the 
compromises we had to make, show that high quality and memorable projects can be created in difficult locations without the use of 
government subsidies. 

mailto:johnw@wlarch.com


I 

' 

I 

3. How was the project financed? What, if any, innovative means of financing were used? 
The development model for the mixed-use project! was to sell the 14 residential units and use the proceeds from the sale to lower the 
Jong-term debt on the project. This makes sense il our local area because residential for-sale pricing is far higher than the potential 

,,,- _) rental value on a per square foot basis. 

We created a new type of Lessee-Investor develo11ment model that allowed Tenants to own shares in the LLC that will continue to 
own the commercial real estate. Tenants had the opportunity to invest $20 for every square foot that they leased. Tenant equity 
investments ranged from $15,000 to $90,000. Nine of fourteen tenants elected to participate. A total of $1,080,000 in equity was 
raised through Lessee-Investor and Developer contributions for the approximately $7,500,000 project cost. Cash investors are given 
an 8% preferred return along with additional profit sharing. 

In addition to the equity cash contributions, Wells Fargo provided construction financing along with the guarantee of a permanent 
loan takeout if certain sales and leasing milestones were met. Negotiating an attractive permanent interest rate fixed for five years at 
5.25% was instrumental in ensuring the project's success. 

4. How did the economic impacts of this project on the community compare with or differ from other projects you have 
been involved in? 
Both Main Street North and the Holiday Neighborhood are unique in the City of Boulder with regard to the amount of affordable 
residential units that are provided for income certified low-income Boulder residents. Four permanently affordable deed restricted 
residences (30% of the total number) were provided at Main Street North. In the Holiday Neighborhood in general 40% of the 330 
residential units are permanently affordable, deed-restricted units. 

Unlike other projects we have been involved with that already have a well-respected and established urban context, Main Street 
North is a re-development project located in an under-developed part of the City. Already, it has been a catalyst for and has 
encouraged other mixed-use and residential projects. The economic impacts in terms of creating opportunities for small local 
businesses as well as affordable residential units should continue well into the future. 

5. What about this project would be instructive to other developers? 
The following attributes of the Main Street North project would be valuable for other developers to study and consider: 

• Adoption of a mixed-use, mixed-income development model 
• The careful selection of compatible tenants that create a vibrant neighborhood center 
• A model that provides a proper balance between vehicle accommodation and pedestrian qualities at an affordable cost 
• Use of a Lessee-Investor model to attract and empower tenants 
• Ways in which traditional and contemporary design elements may be combined together without compromising either 
• Ways in which well-defined public open space can be used to create a memorable identity and promote the potential for 
community interaction. 

6. What do you consider to be the most and least successful aspects of this project? 
Main Street North's greatest success is creating a real place out of"no place". Most mixed-use projects of this type already have an 
established context with which to work, but Main Street North had to create its own. In addition, the architecture thoughtfully 
blends traditional with contemporary design, creating a human scale where opportunities for gathering, neighborly interaction, and 
chance encounters are encouraged. 

Main Street North emphasizes the relationships of buildings to one another and the street in ways that show how the space in 
between can be more important than the buildings themselves. 

In allowing local businesses to share in the succes~ and financial rewards of the development it promotes a sustainable business 
model that could have significant application to other communities. 

Main Street North establishes a twenty-four hour ~lace where residents, office workers, and merchants can live harmoniously and at 
the same time; serves as a gathering place for the \arger neighborhood. Its success can be measured by how the careful orchestration 
of design and development components can be used to shape a real place where civilized urban life and the potential for community 
can flourish. 
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PROFESSIONAL CONSULTANT PERSPECTIVE 

Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if 
"~-ided. If possible, answers to all questions should be typed or written directly on the forms. If the forms are not used and 

;wers are typed on a separate page, each answer must be preceded by the question to which it responds, and the 
,.,, ,gth of each answer should be limited to the area provided on the original form. 

This sheet is to be filled out by a professional who worked as a consultant on the project, providing design, planning, 
legal, or other services. Copies may be given to other professionals if desired. 

Name: David Wann 
Title President, Sustainable Futures Society 
Organization: SFS, a non-profit 51 O (C) 3 organization 
Telephone: (303) 216-1281 
Address: 1015 Cottonwood Circle, Golden, CO 80401 

E-mail davewann@comcast.net 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use 
by others, for any purpose whatsoever, the materials submitted. The applicant warrants that the applicant has full power 
and authority to submit the application and all attached materials and to grant these rights and permissions. 

Signature~£~1vv1~_'/_-'---/y;--"'----,.e:...:_.4-_·/r-_A-+"1__L_/_re._r_i~___c::__:_f+--__'.'.'.J._._F...:::._.,r___
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1. What role did you or your organization play in the development of this project? 

The Sustainable Futures Society was awarded an EPA Sustainable Development Challenge Grant ($182,000} to 
encourage and support sustainable design at the Holiday Neighborhood project, and to document the results with 
written and video materials. 
Main Street North was one of the components in the larger Holiday project, and SFS observed the emergence of the 
design and its implementation over a three-year period. We then produced an hour-long documentary DVD that is 
now being scheduled for airing on community access, PBS, and cable TV. 

Various members of the SFS staff have produced other books and TV programs on sustainable building, including the 
following books: "The Solar House," "The New Ecological Home," "The Natural House," "Biologic," "Deep Design," 
and "Superbia!" and the following films and TV programs: Placemakers: Bringing Back Our Neighborhoods (PBS}; 
Creating Communities That Work (Department of Energy}, Smart Growth (EPA/Smart Growth Network}; Building 
Connections (American Institute of Architects}; Building Livable Communities (then.Vice President Gore's Office}. 

One of the missions of SFS is to provide networking, information, and outreach services to professionals in the 
building industry as well as the general public about creating sustainable homes, neighborhoods and communities. 

2. From your perspective, how was the project intended to benefit the urban environment? 

The principle architect/developers and designers at Wolff Lyon have a profound sense of what it takes to create 
sustainable places for living and working. Main Street North is an excellent example of how a neighborhood can be 
designed to meet human needs and reduce environmental and social impacts. For example, John Wolff's use of 
clustered, mixed-use buildings reduces the need for infrastructure like piping, pavement, and building materials.· Each 
store and residential unit uses less energy than a conventional design, and also creates "outdoor rooms" at the 
human scale that enhance quality of life. 

With smaller footprints due to intelligent use of interior space, these buildings and landscapes demonstrate that small 
can indeed be beautiful. Because of careful attention to every detail, including stormwater runoff, multiple-use 
parking, sidewalk width, solar orientation, Main Street North provides a lively and very efficient built environment -
truly a model for new-Millennium, post-petroleum development. 

mailto:davewann@comcast.net


' 3. Describe the project's impact on its community. Please be as specific as possible.
i 
' Main Street North is a fundamental building block in the transformation of North Boulder from a warehouse and 

military district into a mixed-use, a!fordabl~, diverse, and resource-efficient urban district. By converting a parcel of 
land that was previously used for other purposes, the Holiday project serves as a great model for infill development 
tl)roughout the country. I 

I 

Main Street North and the Holiday project in general take advantage of existing and emerging infrastructure such as 
well-maintained bus transit and bike trails as well as pedestrian-friendly walkways and parks. These amenities offer 
transportation alternatives to residents, businesses, and retail customers. People from surrounding neighborhoods 
come to MSN and Holiday Neighborhood as a walking and bicycling destination. 

The economic and social impacts of the project are also extremely valuable. The project's affordable aspects and 
innovative financial elements are much needed in Boulder and other similar urban areas where real estate values 
have escalated. 

4. What trade-offs and compromises were required during the development of the project? How did your 
organization participate in making them? 

Main Street North balances affordability and sustainability - a difficult challenge since many aspects of sustainable 
design are expensive to implement. Wolff Lyon, however, is committed to meeting both human and environmental 
needs, and used information-rich design approaches to create a project that achieves a noteworthy balance between 
the project's two predominant goals. 

The results are plain to see: in the use of space; architectural tradition; design and placement of streets, sidewalks, 
and courtyards; management of stormwater; use of solar income; relationship of the new project with existing streets 
and buildings; water-conservative landscaping and other aspects of design, Main Street North is a resounding 
success. 

A good example of a trade-off during the project's development was a gradual reduction in the size of the "park at the 
heart" at Holiday which is adjacent to Main Street North. SFS was a strong proponent of stormwater retention, yet the 
bioswales that made this innovation possible reduced the park's surface area because they are trenches. Wolff Lyon, 
also a proponent of innovative stormwater management, encourages a new way of thinking about open space. If 
bioswales are thought of as a public amenity that confers a shared sense of community, several objectives can be 
achieved simultaneously. 

5. How might this project be instructive to others in your profession? 

This project is instructive because it challenges conventional thinking about density, multiple uses, and the inherent 
advantages of building with smaller, better-designed footprints. The project points the way toward reductions in 
environmental impacts by requiring less of its inhabitants in time, wealth and maintenance, and demanding less of the 
environment in land, soil, water, and fuel. 

6. What do you consider to be the most and feast successful aspects of this project? 

The most successful aspect of the project is that it meets specific needs that were well identified before the project 
began. As a result, a stronger sense of community has been created at Main Street North than would be created in a 
conventional development. Sustainability begins with the bonds and loyalties created by this sense of community; if 
inhabitants are connected with their place and with each other, they will maintain the neighborhood and even improve 
it as time goes by. Main Street North has the bones as well as the heart of a successful, sustainable neighborhood. 

When SFS first began promoting sustainable design at the Holiday project, we proposed hard-to-implement goals 
such as photovoltaic energy, fuel cells, "living machines" (on-site wastewater treatment) and other state-of-the-art 
technologies. These proved to be impossible to incorporate for both economic and regulatory reasons. However, the 
use of efficient electrical and water fixtures' and window glazings; shared walls; solar orientation and high-performance 
insulation provides many of the benefits of next-generation technologies, by design. Therefore, SFS's original goals 
were well met despite the lack of subsidies, grants and demonstration projects that might have resulted in more of the 
"bells and whistles" of next-generation technology. 
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Please answer questions in space provided. Applicant~ should feel free to use photocopies of the application forms if needed. If possible, answers 
to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a separate page, each answer 
must be preceded by the question to which it responds1

, and the length of each answer should be limited to the area provided on the original form. 
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This sheet is to be filled out by a professional who Worked as a consultant on the project, providing design, planning, legal, or other services. 
Copies may be given to other professionals if desired. : 

Name: John Wolff Title: Principal 
Organization: Wolff Lyon Architects Telephone: (303) 447-2786 
Address: 777 Pearl Street, Suite 210 City/State/ZIP: Boulder, CO 80302 
Fax: (303) 447-2968 E-mail: johnw@wlarch.com 

The undersigned grants the Bruner Foundation pennission to use, reproduce, or make available for reproduction or use by others, for any purpose 
whatsoever, the materials submitted. The applicant warrants that the applicant has full power and authority to submit the application and all-m-&--••-~•~ 
Signature '/i::" ~ 
1. Describe the design concept of this project, including urban design considerations, choice ofmaterials, scale, etc. 

It was the kind of fall day best suited for a fireplace and some hot cocoa. We sat silently in the car on the site wondering if there 
was any point in getting out. In front of us in the gray light, a train wreck of CT-Haul trailers filled the view. Behind us a row of 
camouflage colored army tanks had their muzzles pointing at us. Across the street a phalanx of banal and lifeless storage 
buildings looked over the scene. To the east as far as the eye could see were the abandoned metal posts that once provided the 
soundtrack to fifty years of midsummer dreams - the site of a former outdoor theater. 

Next to the car, poking out from behind a tangle of tumbleweeds was an old mattress and the red flannel lining of what was left of 
a sleeping bag. What were we doing here in this wilderness on the edge of town? What possible alchemy could bring this place to 
life? Could a civilized place spring from this neglect? If we built it, would anyone come? 

That cold November morning we began to haminer out the beginning of the urban design considerations that would shape Main 
Street North. 

Solid buildings with enough tie to the past to recall the best of Boulder's and the West's Main Street traditions .... Simple 
buildings but with some contemporary edge .... Buildings close to the street and to one another, shaping the space in between and 
creating outdoor rooms .... Intimate courtyards for caf6 tables and chairs, with one facing southeast to make sure the sun would 
fill the space during the early morning .... Exciting but affordable residential lofts with covered terraces facing south and onto the 
street. ... Two-story buildings with a scale that won't overwhelm .... Places to sit .... Covered entries and arcades .... Timeless 
building materials, tumbled brick, local red and buff sandstone .... Street trees, awnings, and big storefronts at street level. 

2. Describe the most important social and programmatic functions of the design. 

We have included an annotated site plan in the binder that best describes how Main Street North is organized. 

Buildings are stretched out and anchor all the street frontages. The maximum allowed floor area ratio of .68 to I even required 
that some portions of the project be no more than one story in height. The non-residential buildings are placed along Broadway 
and built over underground parking garages that contain half of the required on-site parking spaces. Additional parking is placed 
behind the buildings and split into small parking pockets between individual single car garages. Parking needs are adequately 
addressed without compromising other goals. 

The larger building masses that anchor the corners contain offices located over personal service uses. Yellow Pine Avenue that 
serves as the main entry to the Holiday Neighborhood bisects the project and creates the setting for the new main street. Fifteen
foot sidewalks with street trees frame a 36-foot wide street with parallel parking on each side. Two bedroom lofts with high 
ceilings over the south facing living rooms are located over quieter office uses. These buildings are 38-feet deep allowing for the 
office suites to be as small as 850 square feet while still maintaining an individual identity and strong street presence. This is

( important because of our desire to serve small local professional offices that often cannot afford larger spaces. 

mailto:johnw@wlarch.com


3. Describe the major challenges of designing this project and any design trade-offs or compromises required to complete 
the project. 

i 

When we first began designing this project, we found that many people were skeptical about its potential for success. Those 
r familiar with the area couldn't imagine how we would find people for the types of uses we were proposing. The area was a kind 

of sub-urban wilderness with none of the appeal of the established areas of the City such as Downtown Boulder. 

Our greatest challenge as architects was to create a significant enough sense of place that the impacts of the surrounding 
automobile dominated landscape would be diminished or eliminated. We did this to a great extent by concentrating on the spaces 
created by the buildings rather than by trying to create monumental architecture or precious objects set down on the land. 

Through the relationships of building to building and building to street, we established a believable context where civilized urban 
life could take place, much in the same way as the earliest pioneers built their main street buildings in the towns they settled as 
they moved West. 

Most of the compromises that we made had to do with cost concerns due to our need to keep non-residential lease rates as low as 
possible and residential sales prices reasonable. In a world without cost issues we might have used more masonry to create a 
feeling of greater permanence. 

We also had to meet the design challenge of staying below the floor area ratio required by zoning while still anchoring all the 
street frontages with buildings with enough stature to shape the outdoor rooms in between. 

4. Describe the way in which the project relates to its urban context. 

Main Street North did not have an urban context to which it could be related. Surrounding uses were unsightly, disheveled and 
without much life. Our task as architects was to create an urban context that would stand on its own without the supporting 
influence of established adjacent uses. 

We felt that the project would succeed if a North Boulder resident could stand on the new Yellow Pine Avenue and feel good 
-- -, about being there, if a mom could feel good about walking her baby over to the cafe, and if an office worker could meet with 

friends for lunch in the courtyard or for a glass of wine after work. 

The urban context is important in that it creates a setting for the experiences and events of our lives. As architects we often forget 
that our real mission is to help create,places where meaningful community interaction can take place rather than to build 
monuments. We believe that this is what we set out to do and what we accomplished at Main Street North. 

5. Describe the strengths and weaknesses of the project's design and architecture. 

The greatest strength of Main Street North's design lies in the spaces that are shaped by the buildings. The architecture is 
thoughtfully designed to ensure that a comfortable human scale is established along the street and in between the courtyards. The 
courtyards not only provide more intimate places to encourage people to linger? they also increase the number of building comers. 
These extra corners help create better exposure and identity for the businesses along the street while at the same time ensuring 
that the buildings do not have a monolithic scale. 

The architecture combines traditional and contemporary design elements and weaves them together without compromising either. 
The predominantly flat-roofed building forms are a tie to traditional Main Streets as are the brick and stone materials used on two 
of the six buildings. The masonry details are simple and straightforward, with substance but without extra embellishment. Large 
storefront windows provide transparency into the shops and bright but varied colorful awnings create additional pedestrian 
interest at street level. Other window openings are "punched" individually into the building facades in a traditional way and 
surrounded with enough trim structure to make each feel substantial. Main level entries are recessed into alcoves or placed under 
arcades to protect them from the elements, giving them greater identity. 

In response to our climate with abundant winter sunshine, all the upper level residential units have a covered terrace with most of 
them facing south. Addressing this concern results in the facades of the two mixed-use buildings along Yellow Pine Avenue being 
very different in character. Many of the residences have dramatic high ceilings over their living rooms that open to the sun and 

( view. Contemporary metal sunshades help contribute to the building's character and protect their windows. 

In summary, we like to think of Main Street North as providing a memorable setting within which some of the events and 
experiences of North Boulder residents can unfold. We want it to be a place where substantial and thoughtful architecture does its 
part to shape something more important, that of a place where real community can flourish. 
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Name: James W. Leach, President 
Organization: Wonderland Hill Development Company 
Telephone (303) 449 3232 X202 
Address: 4676 Broadway, Boulder, Colorado 80304 
Fax (303) 449-3275 
E-mail: jim@whdc.com 

The undersigned grants the u ,Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, t rials s itted. The applicant warrants that the applicant has full power and authority to submit the 
application and all attach -1als to grant these rights and permissions. 

1. What role id you play in the development of this project? 

I worked with Wol Lyon to create an ownership structure that encourages community by allowing key tenants to own a share in the 
commercial real estate and contribute to the betterment of the project over the long run. I am an investor and a tenant in Main Street 
North and my company, Wonderland, occupies the entire second floor of the South building at Broadway and Yellow Pine. 

2. Describe the impact that this project has had on the community. Please be as specific as possible. 

Our company specializes in developing community-based residential developments using the cohousing model. Wonderland uses a 
"Streamlined Process" for developing small-scale neighborhoods allowing future resident participation with an emphasis on community 
building. The Main Street project has a profound impact on our business in several ways. It is a high quality environment designed to 
promote community. It acts as a commercial core for the Holiday Neighborhood where neighbors gather to use the services of 

usinesses and enjoy the restaurants and shops. Wonderland has a strong interest in promoting community in the Holiday 
leighborhood and has initiated a class-room program at our Main Street office to facilitate neighborhood connections and capture the 

synergy in this diverse community. The Holiday Neighborhood includes 40% affordable housing, as well as mixed uses, ranging from 
restaurants, offices, artist studios and other small businesses. This allows residents who live in the neighborhood, to walk to work, 
restaurants or cafe's, and support each other's businesses, ensuring the vitality of their own neighborhood while at the same time, 
minimizing driving, traffic and trips into town. Recently, we completed an intergenerational cohousing community in the Holiday 
Neighborhood called Wild Sage. We are now working on a sister community, Silver Sage, specifically designed for senior residents. 

Main Street is the perfect place to demonstrate our commitment to community building. Its character is an inspiration to our employees 
and our clients. Neighbors and others are attracted to Main Street North both because of its design, which places considerable 
emphasis on community, and the unique mix of businesses that support and help build character and a sense of place. 

3. What trade-offs and compromises were required during the development of the project? Did you participate in making them? 

To participate successfully in a project like Main Street requires an attitude of cooperation and compromise with other commercial 
community members, an approach that fits well with our company's vision and mission. This involved some trade offs and minor 
inconveniences. For instance, Wonderland gave up store front space we had intended to lease in order to provide sufficient space for 
the health club below us. Although I sometimes hear faint sounds from neighbors working out on the treadmills, it reminds me to get 
down there myself and work off my Thanksgiving dinner. It also promotes a healthy way to deal with stress and is a convenience to our 
employees. We are also above a restaurant, which sometimes emits a mild essence of good Italian cooking, also not a bad thing. If we 
were in a more typically structured suburban office environment we wouldn't have to put up with some of these little annoyances or 
pleasures depending on your attitude. 

4. What do you consider to be the most and least successful aspects of this project? 

I feel that the most successful aspects of this attractive development are the commercial environment due to both the design quality 
and the careful selection of the tenant mix. Its immediate success is due in part to the enthusiastic support of the project and the 
businesses within the neighborhood and the larger community of Boulder. 

crom my perspective the least successful aspect of the project has arisen from noise issues related to the adjacent restaurant's sound 
;ystem. We are working with them and Wolff Lyon to correct this problem and I expect it will mostly go away soon. I think this type of 

,Jroblem is typical in a vibrant mixed use community and one that can be dealt with successfully through good community process 
among reasonable people. 

mailto:jim@whdc.com


OTHER PERSPECTIVE 
Please answer questions in space provided. Applicants should feel free to use photocopies of the application forms if needed. If 
"ossible, answers to all questions should be typed or written directly on the forms. If the forms are not used and answers are typed on a 

eparate page, each answer must be preceded by the question to which it responds, and the length of each answer should be limited to 
1e area provided on the original form. 

Name: Jim Logan, Principal 

Organization: Jim Logan Architects 

Telephone: 303-444-1162 

Address: 1455 Yarmouth Ave., Suite 114 
City/State/ZIP: Boulder, CO 80304 
Fax (303-417-1781) 
E-mail: jim@jlogan.com 

The undersigned grants the Bruner Foundation permission to use, reproduce, or make available for reproduction or use by others, for 
any purpose whatsoever, he materials submitted. The applicant warrants that the applicant has full power and authority to submit the 
application and ail attac d materials and to grant these rights and permissions . ... 

1. hat role did you play in the development of this project? 

I was the architect and developer of an adjacent block and the architect of a residential cohousing block within the Holiday project. 

2. Describe the impact that this project has had on your community. Please be as specific as possible. 

i~y offices are located in a mixed use project two blocks away from the new neighborhood center. We walk to the bakery and restaurant 
,nee or twice a day for coffee or lunch. This project is saving me two to four car trips a day. In addition I see friends and clients in the 
eighborhood so this little urban area enriches my social life. I have also brought planning officials from other areas where we are 

working so they can see how mixed use can work. This is a great model for other developers and City officials. 

3. What trade-offs and compromises were required during the development of the project? Did you participate in making them? 

As a member of the local community I feel that compromises were minimal. I would have preferred to see more density, but the city of 
Boulder is still scared of the density required for true mass transit centers. 

4. What do you consider to be the most and least successful aspects of this project? 

The most successful aspects are the sense of community that is created and the design of outside spaces that create 
very nice places to be in. I believe that from applying these principles, this thoughtfully designed mixed use development 
plays a part in building a sustainable future and influences not only the neighborhood, but this region. I am concerned that 
the historicism of many New Urban projects is a rejection of the present and the future, although a good historical building 
is far preferable to the overscaled development under construction two blocks south by another developer. 

mailto:jim@jlogan.com




MAIN STREET NORTH 
MIXED USE NEIGHBORHOOD CENTER 

0 ROJECT D ATA 

Jwner/Client 
Main Street North , LLC 

Site 
Former Ho liday Drive-In Theater 

Project Cost 
$ 7.55 million 

Project Size 
38,500 square feet 

Completion Date 
September 2004 

PROJECT DESCRIPTION 

MAIN STREET NORTH is a mixed-use 
development at the principal entrance to 
The Holiday Neighborhood, at the si te 
of a former Drive-In Theater in Nonh 
Boulder. 

Buildings and uses are arranged to cre
ate a lively setting along Broadway and 

e llow Pine Avenue. Tenants include a 
_ akery/cafe, restaurant, fitness center, 
small retai I shops, and offices. Well
defined common areas provide places 
for cafe seating and outdoor gathering. 
The architecture blends a traditional 
Main Street two-story scale with dra
matic residential volumes that creates 
an exciting streetscape. 

Office and retail spaces range in size 
from as small as 630 sq. ft. to as large as 
4000 sq. ft. There are founeen for sale 
residential units, with eight 2-bedroom 
and six I-bedroom units. Four uni ts are 
for homeowners earning less than 
67.8% of the area median income 
(AMI) and are deed-restricted. 

All feature an exci ting contemporary 
design with adjacent outdoor terraces or 
yards. Ample parking is provided with 
spaces underground, behind buildings, 
and in single-car garages. 

Towers 11exr to terraces 
repear along rhe 
mixed-use building 's 
south elevation, taking 
advanra$e of the solar 
orienrar1011, views, and 
life along the streer. 

BOULDER, COLORADO 

Aerial view ofMain Street North 

The development was 
designed ro create a rradi
tional Main Srreet scale 
infused wirh 2/sr centur)' 
vitality and imagination. 
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the corner buildings with the 1talian restaurant and offices above. 



.• 

A view along Broadway. an arterial s treet that formerly had a state highway designaLion. ote that there is now parallel parking 
and a wide sidewalk with storefronts. 



"' 
~ 

s..., 
V. -
-6 

"!:: 
~ 

~ 

~ 
~ -.:::-
:i:i -
C, 
C 

~ 
.::-t: 
. ~ ... .:::: 
.__, ~ 

.... --:: c 
r.::: 
C s:: ~ 

~ -'<
Cl>: 

-
~ 

-t:: 
~ -::: 

;:.i
-t:: s::
'::: §-~ 
-t:: 
'i:: --~ 
C ~ 
s::: "' 

!::~ I.. 
Ci :--

C ~-;:.i 
'::: ~ ..., .,. 
;:.i ~ 

~~-0 'c-
;:... 

::! ::: 
;:. ;:. 

-., '· 



A view of the northern Commercial Building that contains the bakerytcafe. an environmental dry cleaners. 
a framing studio1art gallery. a hair salon. and professional offices. 







A view along the new Yellow Pine Avenue. Offices are located 0 11 the main level with residence above. ore the parallel parking 
on both sides ofthe 36' wide street. 



A \'iewfrom one ofthe courtyards looking north to the A-freed-Use Building on rhe other side Yellow Pine Avenue 
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The southern Commercial Building at the corner ofYellow Pine Avenue and Broadway. An underground parking garage is 
located under the entire frontage. 





A detail ofdie sidewalks along Yellow Pine Avenue looking wesr. 
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MAIN STREET NORTH 
BOULDER, COLORADO 

GUESTS CAN ENTER THE SECOND 
STORY RESIDENCES FROM THIS POINT 

ALONG 13TH STREET. 

A 15 ' WIDE AREA BETWEEN CURB AND STORE 
FRONT PROVIDES A MAIN STREET FEELING AND 

AMPLE ROOM FOR PEDESTRIANS . 

TWO ONE-BEDROOM, ONE-STORY ACCESSIBLE UNITS 
ARE PLACED ALONG 13TH STREET. 

TOWERS NEXT TO TERRACES REPEAT ALONG 
THE MIXED-USE BUILDING'S SOUTH ELEVATION, 

TAKING ADVANTAGE OF THE SOLAR ORIENTATION, 
VIEWS, AND LIFE ALONG THE STREET. 

THE ADJACENT PROPERTY'S MILITARY USES 
WILL BE SCREENED BY A SIX-FOOT-HIGH FENCE ~ 1-,:,,, ,...---c 

COMBINED WITH SOME SMALL SHRUBS . f,·• 

THIS OUTDOOR ROOM IS SHAPED 
BY THE BUILDINGS WHICH SURROUND 

IT, PRO VIDING CONVENIENT ACCESS FROM ---+.,c;::~i,,1----__!,,!~=:::!=..--'=:':=:::mm 
PARKING AREAS TO THE STREET AS WELL AS 

A PLACE FOR MEETING WITH FRIENDS . 

THE ENTRANCE TO THE UNDERGROUND 
PARKING GARAGE IS LOCATED AT THE 

END OF THE PARKING LOT. 

THIS SOUTHEAST-FACING CORNER ADJACENT 
TO THE INTIMATE PLAZA IS PERFECT FOR A 

CAFE/RESTAURANT USE. 

PERSONAL SERVICE AND OFFICE USES WITH 
ENTRANCES FACING THE STR EET ARE PLACED IN 

THE TWO BUILDINGS ALONG BROADWAY. 

PARALLEL PARKING ALONG BROADWAY WILL 
PROVIDE CONVENIENT ACCESS TO PERSONAL 

B R 0SERVICE US ES ALONG BROADWAY. 

FEBRUARY 2004 

OFFICE ENTRIES ARE RECESSED AND LOCATED 
BELOW THE RESIDENTIAL TERRACE WITH DIRECT 
ACCESS FROM "MAIN STR EET." 

THE OFFICE SUITES CAN BE AS SMALL AS 940 SF, 
OR COMBINED TO SERVE LARGER TENANTS . 

ONE-STORY ACCESSIBLE UNITS WITH 
SMALL FRONT YARDS. 

SINGLE CAR GARAGES ARE AVAILABLE FOR 
RESIDENTS TO PURCHASE, IF DESIRED. 

STAIRWAYS ALONG THE SOUTH SIDE OF THE 
BUILDING PROVIDE ACCESS TO RESIDENTIAL 
UNITS ABOVE. 

THE TOWER/TERRACE PATTERN IS REVERSED FOR 
THIS MIXED-USE BUILDING TO TAKE ADVANTAGE 
OF SOUTHERN EXPOSURE. 

A SIX-FOOT HIGH FENCE SCREENS THE 
INDUSTRIAL/STORAGE USE TO THE SOUTH. 

AMPLE OUTDOOR SEATING FOR THE CORNER 
RESTAURANT IS LOCATED UNDER THE ARCADE 
AND IN THE COURTYARD . 

AN ARCADE ALONG THE SIDE OF THE BUILDING 
PROVIDES CONVENIENT ACCESS TO OFFICES AND 
SHOPS FROM BOTH THE PARKING GARAGE AND 
THE COURTYARD. 

40 SPACES IN THE TWO PARKING GARAGES HELP 
CREATE A TOTAL OF 83 ON-SITE SPACES. APPROX. 38 
ADDITIONAL ON-STREET SPACES ARE LOCATED 
ALONG THE PERIMETER OF THE BLOCK AT BROAD
WAY, YELLOW PINE AND THE EAST SIDE OF 13TH ST. 

THIS PORTION OF THE BUILDING STEPS DOWN 
TO ONE STORY IN HEIGHT, BUT A SUBSTANTIAL 
PARAPET AND STOR EFRONT DESIGN WILL CREATE 
A STRONG STREET- EDGE ALONG BOUNDARY. 

THE BRICK COURTYARDS ALONG BROADWAY 
PROVIDE FOUR ADDITIONAL STOREFRONT 
CORNERS AS WELL AS APPEALING OUTDOOR AR EAS . 

THE ENTRANCE TO TH E NEIGHBORHOOD IS FRAMED yA D w A BY TWO-STORY BUILDING MASSES . THE SECOND 
FLOOR OFFICES HAV E GOOD VI EWS TO THE SOUTH 
AND WEST. 

ILLUSTRATIVE SITE PLANWOLFF LYON ARCHITECTS 777 PEARL ST. SUITE 210 BOULDER, co 80302 TEL 303.447.2786 FAX 303.447.2968 
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